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SECTION 1: STRATEGIC CONTEXT AND BACKGROUND
1.1 Introduction

The City of Canada Bay Affordable Housing Contributions Scheme {the AHCS), sets out how, where,
and at what rate development contributions are collected by the Council for affordable housing.

The AHCS has been prepared in accordance with the requirements of Section 7.32(1)(c) of the
Environmental Planning and Assessment Act and State Environmental Planning Policy 70 - Affordable
Housing (Revised Schemes) (SEPP 70).

It is consistent with the Eastern City District Plan which identifies opportunities to support affordable
rental housing, particularly for key workers and skilled workers in targeted employment areas.

1.2 Context

In Sydney over the last 20 years, a growing population combined with a decrease in average household
size has led to an increase in the demand for housing. This demand has exceeded the supply of new
dwellings and has contributed to increased housing costs, which affects the ability of very low to
moderate income households to live in large parts of the Eastern City District, including desirable
locations such as the City of Canada Bay.

Within Canada Bay, the redevelopment of land at Rhodes East and in the Parramatta Road Corridor is
likely to place further pressure on housing affordability. Unless there is intervention to support the
provision of designated affordable housing, urban renewal is likely to push prices and rents that are
already beyond the capacity of many households even further out of reach.

Council is committed to enabling affordable housing in the City of Canada Bay to maintain a diverse,
vibrant and healthy community and to alleviate housing stress experienced by some individuals and
families in the private rental housing market. This commitment is set out in the Canada Bay
Community Strategic Plan - Your Future 2030 which identifies housing affordability as a challenge, and
recognises the need to supply housing for purchase and rental across a range of income levels to
ensure a broad cross-section of the community can enjoy living and working in the City. This approach
is reinforced in the City of Canada Bay Local Strategic Planning Statement (the LSPS) which sets out a
land-use vision that includes housing affordability and includes actions requiring Council to address
affordable housing.

The City of Canada Bay Housing Strategy (the Housing Strategy, provided at Appendix A) supports the
LSPS, providing an evidence base and the following vision for Affordable Housing in Canada Bay:

Affordability of housing will be addressed through the requirement for major redevelopment
sites to provide affordable housing that can be managed by community housing providers.
This will allow key workers and households on low-moderate incomes to live within the City
of Canada Bay, and retain social and economic diversity. (SGS 2019: p 12).

This Affordable Housing Contribution Scheme is a key step towards meeting that vision.

Owner: Planning and Environment — Strategic Planning Page 1 of 34
Last revised: March 2022
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1.3 Objectives of the AHCS
The objectives of the City of Canada Bay AHCS are to:

* recognise the provision of affordable rental housing as critical infrastructure to support
sustainable growth

» contribute to meeting the needs of very low to moderate income households for affordable
housing in the City of Canada Bay

+ provide certainty around the requirements for affordable housing in the City of Canada Bay,
including the rate for contributions and how contributions will be collected

= ensure that contribution rates for affordable housing are viable and are evidence- based.

1.4 Where does the AHCS apply?
The AHCS applies to the following land within the City of Canada Bay Local Government Area:

1} Rhodes West and Rhodes East as shown in Figure 1.1, below; and

2) The Parramatta Road Corridor Urban Transformation Strategy Precinct Areas of Burwood,
Homebush and Kings Bay as shown in Figure 1.2, below; and

3) 160 Burwood Rd, Concord (Bushell ’s site) at Figure 1.3, below; and

4) 1-7 Ramsay Road and 5 & 7 Harrabrook Avenue, Five Dock at Figure 1.4 below,

5) Other areas within the City of Canada Bay where a Planning Proposal is approved for
residential or mixed-use development and an uplift of land value is created, and where Council
resolves to include the area in this AHCS scheme and the Canada Bay LEP,

These lands to which the AHCS apply are collectively referred to as “the affordable housing
contribution areas”.

Additional land may be added to the AHCS by amendment of this document via Council resolution and
amendment of the Canada Bay LEP.

Owner: Planning and Environment — Strategic Planning Page 2 of 34
Last revised: March 2022
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Figure 1.1b: Rhodes West Affordable Housing Contribution Area

Owner: Planning and Environment — Stralegic Planning
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Figure 1.2b: Burwood Affordable Housing Contribution Area
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Figure 1.3: 160 Burwood Road, Concord Affordable Housing Contribution Area
Owner: Planning and Environment — Strategic Planning Page 5 of 34
Last revised: March 2022
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Figure 1.4: 1- 7 Ramsay Street and 5 & 7 Harrabrook Avenue, Five Dock Affordable Housing
Contribution Area
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1.5 What type of development does the AHCS apply to?

The AHCS applies to all new development in the areas defined by the maps in section 1.2 of this AHCS,
except for:

* Development for non-residential floorspace (unless identified as adaptable floor space)

e Exempt development

« Adwelling house that results in the creation of less than 200sqm of residential floor space

» Refurbishment or repair of a building that results in additional residential floorspace less
than 100 sgm
Development for the purposes of affordable housing or social housing
Development of community facilities, public roads or public utility undertakings.

1.6 Overview- Affordable Housing Need in City of Canada Bay

Evidence

Council has assembled a comprehensive evidence base that considers both the need for and viahility
of requiring affordable housing provision as part of development in the LGA. This has supported the
development of the AHCS and is referenced in this section and throughout the document, with details
provided in the appendices. The evidence base includes LGA-wide information such as its Housing
Strategy, and locality-based affordable housing reports for the Rhodes Planned Precinct, Parramatta
Road Corridor precincts and the former Bushell's site at 160 Burwood Road, Concord.
The evidence base includes the following documents:
* Council's Affordable Housing Policy (2007, revised August 2017)
e City of Canada Bay Housing Strategy (SGS Economics and Planning) 2019
= Draft Affordable Housing Program Rhodes East {Hill PDA) 2017
Affordable Rental Housing -Evidence report Rhodes East (Hill PDA) 2017
Draft Affordable Housing Program- Parramatta Road Corridor {AEC Consulting 2019)
Affordable Housing Program- Parramatta Road Corridor Background Analysis (AEC
Consulting 2018)
160 Burwood Road Concord, Affordable Housing Feasibility Analysis (AEC Consulting 2019)
Feasibility analysis undertaken by the Department of Planning, Industry and Environment for
Rhodes Gateway West {Jones Lang LaSalle 2020)
+ 1 Ramsay Road, Five Dock — Affordable Housing Feasibility Analysis (Atlas Urban Economics
2021)

Overview

As for many Councils within the Greater Sydney Region, the decline in the affordability of housing is a
key issue for the City of Canada Bay. Over the last 20 years there has been an ongoing decline in the
proportion of housing stock available for very low to moderate income households in particular. The
desirable location and proximity of the LGA, together with the upward pressure on property prices
from urban renewal and stagnation of wages is expected to cause further declines in affordability over
future decades. This will lead to increased demand for Affordable and Social Housing. *?

1 SGS Economics and Planning for City of Canada Bay Council (2019} Canada Bay Housing Strategy.
Owner: Planning and Environment — Strategic Planning Page 7 of 34
Last revised: March 2022
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2 AEC for City of Canada Bay Council (2019] Affordable Heusing Program Parramatta Road Corridor.

Owner: Planning and Environment — Slrategic Planning Page 8 of 34
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The lack of affordable rental housing will have the effect of displacement within the City of Canada
Bay, with very low-moderate income earners at risk of being forced away from the area. This would
lead to a less diverse community, the migration of young people to other areas and a reduced labour
force of key workers available to support the local economy. *

One of the key findings of The City of Canada Bay's Housing Strategy is that housing in the LGA is
becoming less affordable- particularly for young families moving into larger dwellings with more than
two bedrooms.*

Affordable and Social Housing Demand?®

The Housing Strategy describes households who are in need of affordable housing as those who, due
to financial stress (and potentially other reasons), are either:

* Unable to access market housing (including homeless persons)
¢ Have low household incomes and spend a high proportion of this income on rent (i.e. are
experiencing rental stress)®

Research undertaken by SGS Economics and Planning for the Housing Strategy found that at the time
of the last Census, 42% of households renting in the City of Canada Bay LGA experienced rental stress
(paying more than 30% of household income on rent). Of the 3,780 households currently experiencing
rental stress, 2,224 are experiencing severe rental stress (paying more than 50% of household income
on rent). This has a significant impact on lower income households, including key workers, sole
parents, older persons and students.

This level of rental stress translated to a demand for 5,058 social and affordable housing dwellings
within Canada Bay, illustrated in Figure 1.4 below: The current 1,016 Canada Bay households living in
social housing also contributes to this demand.

* Affordable Housing Discussion Paper and Action Plan- Warringah Council (2015) in Hill PDA {2017 Affordable Housing Program Rhodes
East)

#5GS Economics and Planning for City of Canada Bay Council (20139) Canada Bay Housing Strategy.

*Information in this section from 5G5S Economics and Planning for City of Canada Bay Council (2019) Canada Bay Housing Strategy

£ This definition excludes those who are homeowners and are experiencing mortgage stress. This cohart is typically excluded, as these
households have the option of hiquidating their asset and entering the rental market. (source: SGS Economics and Planning 2013}

Owner: Planning and Environment — Strategic Planning Page 9 of 34
Last revised: March 2022
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Figure 1.4: Current Demand (by number of households) for Social and Affordable Housing
Source; ABS Census 2016, ABS Homelessness Estimate (Cat. 2049.0), SGS Economics & Planning 2018

Over the 20-year period spanning from 2016 to 2036, the City of Canada Bay is expected to
accommodate a high level of population growth, with the population predicted to increase from
approximately 88,000 in 2016 to 120,000 in 2036.

Demand for social and affordable housing is expected to grow by approximately 770 dwellings to 2026
and up to 1,997 additional dwellings between 2016 and 2036. When added to current demand, this
results in a total demand of 7,056 dwellings (i.e. 14% of all dwellings in Canada Bay). This represents
an average annual growth rate of 1.7%, compared to an annual growth of 1.5% across NSW.”

In addition to population growth pressures, the redevelopment of land in urban renewal precincts
such as Rhodes Planned Precinct and the Parramatta Road Corridor is likely to place upward pressure
on property values. Unless there is intervention to support the provision of designated affordable
housing, urban renewal is likely to push already high purchase prices and rents further out of reach of
very low to moderate income households.

Current supply of affordable housing®

In 2016, Canada Bay had a stock of 1,187 social and affordable housing dwellings. Of these, the
majority (816) were public housing dwellings, 331 were community housing dwellings and 40 were
National Rental Affordability Scheme (NRAS) dwellings (SGS Economics and Planning). It is noted that
NRAS is currently being phased out by the Australian Government.

When considering this supply against current demand, SGS found that in 2016, there was
consequently a shortfall of 3,871 affordable and social dwellings in the Canada Bay LGA.

*1bid
Information sourced from 5SGS Economics and Planning for City of Canada Bay Council {2019} Canada Bay Housing Strategy

Owner: Planning and Environment — Strategic Planning Page 10 of 34
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1.7 Legislative basis for Affordable Housing Contributions

Section 7.32 of the Environmental Planning and Assessment Act (EP& A Act) allows Council to levy
contributions for affordable housing if a State Environmental Planning Policy (SEPP) identifies a need
for affordable housing in the LGA.

In April 2018, State Environmental Planning Policy No 70 = Affordable Housing (Revised Schemes)
(SEPP 70) was amended to apply to the City of Canada Bay. The SEPP provides a mechanism for
Councils to develop schemes and levy developer contributions for affordable housing via conditions
of consent. The SEPP now applies to all Councils in the Greater Sydney Region.

Under Section 7.32(3)(b) of the EP&A Act, any condition imposed on a development consent must be
authorised by a Local Environmental Plan (LEP) and be in accordance with an affordable housing
contribution scheme for dedications or contributions set out in, or adopted by, the LEP.

Clause 6.12 of the City of Canada Bay LEP 2013 authorises this AHCS, as follows:

Part 6 Local Provisions

6.12 Affordable housing
(1) This clause applies to development on land in an affordable housing contribution area that
involves—
{a) the erection of a new building with a gross floor area of more than 200 square metres, or
(b) alterations to an existing building that will result in the creation of more than 200 square
metres of gross floor area that is intended to be used for residential purposes, or
(c) the demolition of existing floor area and the subsequent creation, whether for the same ora
different purpose, of more than 100 square metres of gross floor area.

(2) The consent authority may, when granting development consent to development to which this
clause applies, impose a condition requiring a contribution equivalent to the applicable affordable
housing levy contribution for the development specified in subclauses (2A)—(6A).

(2A) The affordable housing levy contribution for development in Area 4 is 3.5% of the relevant floor
area that exceeds the floor space achieved by applying a floor space ratio of 1.76:1.

(3) The affordable housing levy contribution for development in the following affordable housing
contribution areas is 4% of the relevant floor area—
(a) the Burwood affordable housing contribution area,
(b) the Homebush affordable housing contribution area, except for 3 King Street, Concord West
and 176-184 George Street, Concord West,
(c) the Kings Bay affordable housing contribution area.

(4) The affordable housing levy contribution for development on land at 3 King Street, within the
Homebush affordable housing contribution area, is 5% of the relevant floor area that exceeds the floor
space achieved by applying a floor space ratio of 0.5:1.

(5) The affordable housing levy contribution for development on land at 176-184 George Street,
Concord West, within the Homebush affordable housing contribution area, is 5% of the relevant floor
area that exceeds the floor space achieved by applying a floor space ratio of 1.0:1.

Owner: Planning and Environment — Strategic Planning Page 11 of 34
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(6) The affordable housing levy contribution for development in the following affordable housing
contribution areas is 5% of the relevant floor area—
{ab-the-160-Burwood Road Cancord aHerdable-housing contributienarea;
(ka) -the Rhodes East affordable housing contribution area,
{be) the 1 —7 Ramsay Road and 5 & 7 Harrabrook Avenue, Five Dock.

(6A) The affordable housing levy contribution for development on land in the Rhodes West affordable
housing contribution area, except for Area 4, is 5% of the relevant floor area that exceeds the floor
space achieved by applying the maximum floor space ratio that was shown for the land on the Floor
Space Ratio Map immediately before the commencement of this subclause.

affordable housing contribution area is 7% of the relevant floor area.

{7) A condition imposed under this clause must provide for the affordable housing levy contribution
to be satisfied—
(a) by dedication in favour of the Council of land comprising—
(i) 1 or more dwellings, each having a gross floor area of not less than 50 square metres, with any
remainder paid as a monetary contribution to the Council, or
(ii) other land approved by the Council in accordance with the Affordable Housing Contributions
Scheme, with any remainder paid as a monetary contribution to the Council, or
(b) if the person chooses, by monetary contribution paid to the Council.

(8) The rate at which a dedication of land or monetary contribution is taken to be equivalent to the
relevant floor area for the purposes of the affordable housing levy contribution is to be calculated in
accordance with the Affordable Housing Contributions Scheme.

(9) To avoid doubt—
(a) it does not matter whether the floor area, to which a condition under this clause relates, was in
existence before, or is created after, the commencement of this clause, or whether the floor area
concerned replaces an existing area, and
(b) the demolition of a building, or a change in the use of land, does not give rise to a claim for a
refund of an affordable housing contribution.

(10) Inthis clause—
affordable housing contribution area means the following areas shown on the Affordable Housing
Contribution Scheme Map—

(a) Burwood affordable housing contribution area,

(b) 160 Burwood Road Concord affordable housing contribution area,

(c) Homebush affordable housing contribution area,

(d) Kings Bay affordable housing contribution area,

(e) Rhodes East affordable housing contribution area,

(f} Rhodes West affordable housing contribution area,

(g) 1 -7 Ramsay Street and 5 & 7 Harrabrook Avenue affordable housing contribution area.

Affordable Housing Contributions Scheme means the Affordable Housing Contributions Scheme
adopted by the Council on 18 August 2020.
Area 4 means the land identified as “Area 4” on the Additional Local Provisions Map,

Owner: Planning and Environment — Strategic Planning Page 12 of 34
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relevant floor area of a building means the gross floor area of the building that is to be used for
residential purposes excluding the floor area that is—
{a) to be used to provide affordable housing or public housing, or
(b) to be used for community facilities, schools, public roads or public utility undertakings, or
(c) on land in Zone IN1 General Industrial.

1.8 Relationship to other affordable housing provisions in the LGA
City of Canada Bay Local Environmental Plan 2013

The Affordable Housing Contributions Scheme is affected by the inclusionary zoning provisions in the
City of Canada Bay Local Environmental Plan 2013 which are authorised under the Environmental
Planning and Assessment Act 1979 and State Environmental Planning Policy No. 70 Affordable Housing
(Revised Schemes).

Under these provisions all residential development in the nominated locations {unless excluded) is
required to provide affordable housing contributions. This can be achieved by dedicating affordable
housing dwellings an-site or by a monetary contribution or by land dedication of suitable land to
Council.

City of Canada Bay Local Strategic Planning Statement

The City of Canada Bay Local Strategic Planning Statement sets out the following affordable housing
provisions:

= Action 2.1 includes Council’s intention for 5% of new housing to be provided as affordable
housing in the Rhodes Peninsula.

* Action 5.1 states that an Affordable Housing Contributions Scheme will be prepared for the
Parramatta Road Corridor.

® Action 5.5 requires a minimum of 5% of the Gross Floor Area of new development to be
dedicated as affordable housing for: Planned Precincts; Parramatta Road Corridor precincts;
and where there is an increase in density arising from a planning proposal. It also states that
‘an affordable housing contribution plan is required before the rezoning of above
precincts/sites,

Owner: Planning and Environment — Strategic Planning Page 13 of 34
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The targets outlined in the Local Strategic Planning Statement are subject to detailed viability testing.
Viability testing undertaken to inform the Affordable Housing Contributions Scheme has shown that
it is not viable to require the 5% target contribution within the Parramatta Road Corridor, therefore a
4% contribution requirement will be applied, to be reviewed and amended in future, if conditions
change and the 5% target is found to be viable.

Voluntary Planning Agreements

Council has a Planning Agreements Policy which sets out its policy, principles and proceduresrelating
to planning agreements under secticn 7.4 of the Environmental Planning and Assessment Act 1979,

The minimum requirements for affordable housing as set out in this AHCS will apply to applicable
development regardless whether a Voluntary Planning Agreement is negotiated with Council. In some
instances, contributions additional to Affordable Housing will be negotiated and required in a
Voluntary Planning Agreement.

Where Council is negotiating the terms of a proposed planning agreement that includes provision for
affordable housing in connection with a development application or proposed development
application, it will follow the requirements set out in Environmental Planning and Assessment
(Planning Agreements) Ministerial Direction 2019.

City of Canada Bay Affordable Housing Policy

The City of Canada Bay Affordable Housing Policy provides a set of principles and clarifies the intent
of Council’s involvement in affordable housing. The principles are:

e Council supports the production of affordable housing stock; whether through inclusionary
zoning, voluntary planning agreements or working with developers to encourage
appropriately designed affordable housing

e Council aims to provide increased flexibility for a diverse range of housing types and sizes for
varying stages of life. Council may achieve this by updating the LEP and DCP following detailed
community engagement and analysis in order to understand needs

* Council undertakes the role of advocacy, and where possible, undertake mitigation to reduce
further loss to affordable housing stock

It also provides management guidelines for the ongoing operation of affordable housing units owned
by Council.

1.9 Affordable housing principles

In addition to those principles provided in the City of Canada Bay Affordable Housing Policy, the AHCS
will be managed in accordance with the following principles set out in SEPP 70:

1. Where any of the circumstances described in section 7.32 (1) (a), (b), (c) or {d) of the Act occur,
and a State Environmental Planning Policy or Local Environmental Plan authorises an
affordable housing condition to be imposed, such a condition should be imposed so that
mixed and balanced communities are created.

Owner: Planning and Environment — Strategic Planning Page 14 of 34
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2. Affordable housing is to be created and managed so that a socially diverse residential
population representative of all income groups is developed and maintained in a locality.

3. Affordable housing is to be made available to very low, low or moderate income households,
or any combination of these,

4. Affordable housing is to be rented to appropriately qualified tenants and at an appropriate
rate of gross household income.

5. land provided for affordable housing is to be used for the purpose of the provision of
affordable housing.

6. Buildings provided for affordable housing are to be managed so as to maintain their continued
use for affordable housing.

7. Rental from affordable housing, after deduction of normal landlord’s expenses {including
management and maintenance costs and all rates and taxes payable in connection with the
dwellings), is generally to be used for the purpose of improving or replacing affordable
housing or for providing additional affordable housing.

8. Affordable housing is to consist of dwellings constructed to a standard that, in the opinion of
the consent authority, is consistent with other dwellings in the vicinity.

1.10 Definitions

Affordable Housing As defined by Environmental Planning and Assessment Act 1979:
means housing for very low-income households, low income
households or moderate-income households, being such households as
are prescribed by the regulations or as are provided for in an
environmental planning instrument.

Affordable Rental Is affordable rental housing that is owned by the City of Canada Bay

Housing that is managed by a registered Community Housing Provider and
rented to very low, low and moderate income households.

Contribution rate The contribution rate that is used in the calculation of the monetary
contribution for a relevant development and is adjusted quarterly to
take into account indexation.

Dwelling in-kind Dedication to the City of Canada Bay of affordable housing on-site

Gross Floor Area As defined by Canada Bay Local Environmental Plan 2013:

(GFA) The sum of the floor area of each floor of a building measured from
the internal face of external walls, or from the internal face of walls
separating the building from any other building, measured at a height
of 1.4 metres above the floor, and includes:

a) the area of a mezzanine, and
b) habitable rooms in a basement or an attic, and
c) any shop, auditorium, cinema, and the like, in a basement or attic,
but excludes:
d) any area for common vertical circulation, such as lifts and stairs,
and
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e) any basement:

f) storage, and

g) vehicular access, loading areas, garbage and services, and

h) plant rooms, lift towers and other areas used exclusively for
mechanical services or ducting, and

i) car parking to meet any requirements of the consent authaority
(including access to that car parking), and

j) any space used for the loading or unloading of goods (including
access to it), and

k) terraces and balconies with outer walls less than 1.4 metres high,
and

1) voids above a floor at the level of a storey or storey above.

Housing affordability

Refers to the relationship between expenditure on housing cost
{whether a mortgage payment or a rental payment) and household
incomes. A common benchmark measure is no more than 30% of
gross household income is spent on housing costs.

Inclusionary zoning

A planning intervention by government that mandates a certain
proportion of development is required (or included) as affordable
housing dwellings as a condition of planning consent.

This mandatory requirement is specified as a certain proportion of
affordable housing to be ‘included’ within the development.

In-lieu contribution

Contribution rates for monetary contributions in lieu of affordable
housing units. The Contribution Rate is expressed as dollar amount of
affordable housing required. A contribution in-lieu of (instead of) cash
could be made in-kind, whether as a contribution of land or
contribution of completed dwellings.

Land in-kind

Dedication to the City of Canada Bay of land for affordable housing

Vert low, low &
moderate income
households

As defined in State Environmental Planning Policy 70 Affordable
Housing (Revised Schemes), very low to moderate income households
are those households whose gross incomes fall within the following
ranges of percentages of the median household income for the time
being for the Sydney Statistical Division according to the Australian
Bureau of Statistics:

e Very low-income household < 50%

* Low income household 50% -80%

* Moderate income household 80% to 120%

Registered Community
Housing Provider

Community housing providers who are registered under the National
Regulatory System of Community Housing. In NSW a community
housing provide must be registered by the Registrar of Community
Housing to receive assistance from the Department of Family and
Community Services or the NSW Land and Housing Corporation.

Net Saleable Area (NSA)

A term used for residential property which refers to the internal floor
area including internal walls, mezzanines, bathrooms and hallways but
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excludes common spaces and uncovered areas such as balconies,
patios and verandahs.
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SECTION 2: AFFORDABLE HOUSING CONTRIBUTIONS
2.1 Contribution rates

Affordable housing contributions are in addition to other contributions including local infrastructure
contributions (57.11 or 57.12) and special infrastructure contributions (Subdivision 4 of the Act).

All development in the Affordable Housing Contribution Areas must contribute to affordable housing,
required through a condition of development consent. Contributions must meet the following
requirements:

* A contribution is to be calculated in accordance with the requirements of this section. There
are no savings or credits for floor space that may exist on the site, even if the building is
being adapted or reused.

If the contribution is less than 50 sqm then it must be made as a monetary contribution.
A contribution in some instances may comprise a combination of in-kind dedication and
monetary contribution.

* Adaptable floor area (from existing commercial/industrial to residential) is calculated in the
total residential gross floor area for the purpose of calculating an affordable housing
contribution.

* In all instances Council will require evidence that that the condition of consent has been
satisfied prior to the granting of a Construction Certificate.

The rates of affordable housing contributions required under the AHCS are as follows:

Rhodes East and Rhodes West Affordable Housing Contribution Areas

Rhodes East Affordable Housing Contribution Area: 5% of the total gross floor area that is to be
used for residential uses.

Rhodes West Affordable Housing Contribution Area: 5% of the additional gross floor area that is to
be used for residential uses (except for 4 Mary Street and 1-9 Marquet Street in Rhodes where 3,5%
of the additional gross floor area applies) *
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Parramatta Road Corridor Affordable Housing Contribution Areas:

« Kings Bay Affordable Housing Contribution Area - 4% of the total gross floor area that is to be
used for residential uses.

* Burwood Affordable Housing Contribution Area - 4% of the total gross floor area that is to be
used for residential uses.

* Homebush Affordable Housing Contribution Area - 4% of total gross floor area (except for 3
King St and 176 George Street in Concord West where 5% of additional gross floor areaapplies)™®

160 Burwood Road, Concord Affordable Housing Contribution Area:

| ] 160 Burwood Road, Concord: 75% of the total gross floor area that is to be used for residential uses. |

A detailed justification for the above rates and description of the viability testing for each of the
locations can be found in Appendix B.

There are three methods by which a contribution requirement may be satisfied:
s Dedication of completed dwellings (refer section 2.2);
* Making an equivalent monetary contribution (refer section 2.3); or
= Contribution of land for affordable housing (refer section 2.4).

When submitting a DA, the documentation should confirm which method of contribution is proposed.

1-7 Ramsay Street and 5 & 7 Harrabrook Avenue Affordable Housing Contribution Area:

1 -7 Ramsay Street and 5 & 7 Harrabrook Avenue, Five Dock: 5% of the total gross floor area that is
to be used for residential uses.

A detailed justification for the above rates and description of the viability testing for each of the
locations can be found in Appendix B.

There are three methads by which a contribution requirement may be satisfied:
« Dedication of completed dwellings (refer section 2.2);
» Making an equivalent monetary contribution (refer section 2.3); or
« Contribution of land for affordable housing (refer section 2.4).

When submitting a DA, the documentation should confirm which method of contribution is proposed.

2.2 Dedication of dwellings

The affordable housing contribution requirement may be satisfied through the dedication of
completed dwellings free of cost, and to the satisfaction of Council. The completed dwellings must be
purposed as affordable rental dwellings and meet the following requirements:

e Align with the affordable housing principles in Section 1. 7.

e The location, size and quality of the affordable housing dwellings are to be to the satisfaction of
Council and its nominated Community Housing Provider (CHP) and generally consistent with the
standard of new housing in the LGA. They should not be distinguishable from market housing
within the LGA. If not to its satisfaction, Council may require the contribution to be satisfied by
way of an equivalent monetary contribution.

e Completed dwellings (and land) are dedicated to Council in perpetuity and free of cost. Council
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or its Community Housing Provider will be responsible for rental arrangements.

e Total gross floor area (GFA) exceeds 50sgm. If the GFA is less than 50sqm, a monetary
contribution will instead be payable (as described in section 2.3 of the Scheme).

¢ Theinternal living space (net saleable area, NSA) of the competed dwellings is to be a similar
efficiency ratio to the overall residential dwellings.

® The dwellings shall meet the minimum sustainability and energy-efficiency requirements set out
in the City of Canada Bay LEP and DCP.

e  Where only part of a contribution is satisfied through dedication of completed dwellings, any
remaining requirement is to be paid as a monetary contribution.

19The affordable housing contributions rates in the Homebush Seheme Aras are different for the sites at 3 King 5t and 176 George 5t, West
Concord, & se are subject to negot
floor area would be required as aifo

Voluntary Planning Agreements where an agreement was made that 5% of additional gross
= housing contributions
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CALCULATING DWELLING CONTRIBUTION FOR 5% RATE (APPLIES TO RHODES EAST,160
BURWOOD-RD-CONCORD; AND 1-7 RAMSAY STREET and 5 & 7 HARRABROOK AVE FIVE DOCK
AFFORDABLE HOUSING CONTRIBUTION AREAS)

Calculating the Contribution - Residential development
Caolculation: Gross floor area x 5% = required affordable housing square metre provision.
Example: A development application for a new residential development comprising 8,000 square
metres of GFA.

= 8,000sgm x 5%

= 400sqm affordable housing GFA required to be dedicated
Calculating the Contribution -Mixed-use development
Calculation: Total GFA - non-residential GFA = residential GFA

Residential GFA x 5% = required affordable housing square metre provision

Exampile: A development application for a new 8,000sqm mixed use development comprising
7,000sgm of residential GFA and 1,000sqm of non-residential GFA.

= 8,000sgm - 1,000sgqm = 7,000sgm Residential GFA

= 7,000sqm x 5%

= 350sqm affordable housing GFA required to be dedicated
Calculating the Contribution -Adaptable Use

A change of use of an existing non-residential use to a residential use would attract an affordable
housing contribution.

Affordable Housing contribution provision:
= contribution rate x converted residential gross floor area
= CR x RGFA

Example: A development application for a conversion of a of an existing 2,000 SQM
commercial/industrial space to residential GFA.

2,000sgm of converted GFA
= 2,000sgm x 5%
=100 sgm affordable housing GFA required to be dedicated
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CALCULATING DWELLING CONTRIBUTION FOR 75% RATE (APPLIES TO 160 BURWOOD ROAD
CONCORD AFFORDABLE HOUSING CONTRIBUTION AREA)

Calculating the Contribution - Residential development

Calculation: Gross floor area x 7% = required affordable housing square metre provision.

Example: A development application for a new residential development comprising 8,000 square
metres of GFA.

= 8,000sam x 7%
= 560sgm affordable housing GFA required to he dedicated

Calculating the Contribution -Mixed-use development
Calculation: Total GFA - non-residential GFA = residential GFA

Residential GFA x 7% = required affordable housing square metre provision

Example: A development application for a new 8,000sam mixed use development comprising
7,000sgm of residential GFA and 1,000sgm of non-residential GFA.

= 8,000sgm - 1,000sgm = 7,000sqm Residential GFA
= 7,000sgm x 7%
= 490sgm affordable housing GFA required to be dedicated

Calculating the Contribution -Adaptable Use

A change of use of an existing non-residential use to a residential use would attract an affordable
housing contribution.

Affordable Housing contribution provision:

= contribution rate x converted residential gross floor area
= CR x RGFA

Example: A development application for a conversion of a of an existing 2,000 SQM
commercialf/industrial space to residential GFA.

2,000sgm of converted GFA

= 2,000sgm x 7%
= 140 sqm affordable housing GFA required to be dedicated
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CALCULATING DWELLING CONTRIBUTION FOR 4% RATE (APPLIES TO HOMEBUSH*, BURWOOD-
AND KINGS BAY AFFORDABLE HOUSING CONTRIBUTION AREAS)

*Excluding 3 King St and 176 George Street in Concord West,

Calculating the Contribution - Residential development

Calculation: Gross floor area x 4% = required affordable housing square metre provision.

Example: A development application for a new residential development comprising 8,000 square
metres of GFA.

= 8,000sgm x 4%
=320 sqm affordable housing GFA required to be dedicated
Calculating the Contribution -Mixed-use development

Calculation: Subtract the non-residential gross floor area from the total building gross floor area
to determine the residential gross floor area

Therefore: Total GFA - non-residential GFA = residential GFA
Residential GFA x 4% = required affordable housing square metre provision

Example: A development application for a new 8,000sqm mixed use development comprising
7,000sqm of residential GFA and 1,000sqm of non-residential GFA.

= 8,000sgm - 1,000sqm = 7,000sgm Residential GFA

=7,000sgm x 4%

= 280 sgm affordable housing GFA required to be dedicated
Calculating the Contribution -Adaptable Use

A change of use of an existing non-residential use to a residential use would attract an affordable
housing contribution.

Monetary contribution provision:
= contribution rate x converted residential gross floor area
= CR x RGFA

Example: A development application for a conversion of a of an existing 2,000 SQM
commercial/industrial space to residential GFA.

2,000sgm of converted GFA
= 2,000sgm x 4%
= 80sqm affordable housing GFA required to be dedicated

Note: If the dedication of dwellings is in deficit of more than 1 sqm, the remaining balance of the GFA is paid
as a monetary contribution using the methodology detailed in section 2.3.

if the dedication of dwellings exceeds the gross floor area required, the amount is not recoverable by the
developer. Each affordable housing dwelling is required to have a gross floor area of 50sqm or greater.

Where dedication of dwellings exceeds the GFA requirement, there is no offset available against
other contributions.
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CALCULATING DWELLING CONTRIBUTION FOR 5% of Additional Gross Floor Area (APPLIES TO
RHODES WEST* & 3 KING ST AND 176 GEORGE STREET CONCORD WEST AFFORDABLE
HOUSING CONTRIBUTION AREAS)

*Excluding 4 Mary Street and 1-9 Marguet Street, Rhodes

Calculating the Contribution - Residential development
Calculation:
Additional gross floor area” x 5% = required affordable housing square metre provision.

*Additional gross floor area = Subtract the total gross floor area permissible under the Canada Bay
Local Environmental Plan prior to the amended development controls, from the proposed gross
floor area.

Example: A development application for a new residential development comprising 8,000 square
metres of additicnal GFA.

= 8,000sgm additional GFA x 5%
= 400sgm affordable housing GFA required to be dedicated

Calculating the Contribution -Mixed-use development
Calculation: Total additional GFA — total additional non-residential GFA = Total additional
residential GFA

Total additional residential GFA x 5% = required affordable housing square
metre provision

Example: A development application for a new residential development with an additional
8,000sgm mixed use development comprising 7,000sgm of additional residential GFA and
1,000sgm of additional non-residential GFA.

= 8,000sgm - 1,000sqm = 7,000sqm additional residential GFA

= 7,000sgm x 5%

= 350sgm affordable housing GFA required to be dedicated
Calculating the Contribution -Adaptable Use

A change of use of an existing non-residential use to a residential use would attract an affordable
housing contribution.

Affordable Housing contribution provision:
= contribution rate x converted residential gross floor area
= CR x RGFA

Example: A development application for a conversion of a of an existing 2,000 SOM
commercial/industrial space to residential GFA.

2,000sgm of converted GFA
= 2,000sgm x 5%
=100 sqm affordable housing GFA required to be dedicated
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CALCULATING DWELLING CONTRIBUTION FOR 3.5% of Additional Gross Floor Area (APPLIES TO
4 MARY STREET & 1-9 MARQUET STREET RHODES AFFORDABLE HOUSING CONTRIBUTION
AREAS)

Calculating the Contribution -Residential development
Calculation:
Additional gross floor area® x 3.5% = required affordable housing square metre provision.

“Additional gross floor area = Subtract the total gross floor area permissible under the Canada Bay
Local Environmental Plan prior to the amended development controls, from the proposed gross
floor area.

Example: A development application for a new residential development comprising 8,000 square
metres of additional GFA.

= 8,000sqm additional GFA x 3.5%
= 280sgm affordable housing GFA required to be dedicated

Calculating the Contribution -Mixed-use development
Calculation: Total additional GFA - total additional non-residential GFA = Total additional
residential GFA

Total additional residential GFA x 3.5% = required affordable housing square
metre provision

Example: A development application for a new residential development with an additional
8,000sgm mixed use development comprising 7,000sgm of additional residential GFA and
1,000sgm of additional non-residential GFA.

= 8,000sgm - 1,000sgm = 7,000sqm additional residential GFA

=7,000sgm x 3.5%

= 245sqm affordable housing GFA required to be dedicated
Calculating the Contribution -Adaptable Use

A change of use of an existing non-residential use to a residential use would attract an affordable
housing contribution.

Affordable Housing contribution provision:
= contribution rate x converted residential gross floor area
= CR x RGFA

Example: A development application for a conversion of a of an existing 2,000 SOM
commercial/industrial space to residential GFA.

2,000sgm of converted GFA
=2,000sgm x 3.5%
=70 sqm affordable housing GFA required to be dedicated
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2.3 Equivalent monetary contribution

Where a monetary contribution is to be made in lieu of the on-site dedication of completed
dwellings, an equivalent monetary contribution will be made and indexed quarterly and the

contribution rate will be reviewed periodically. The monetary contribution and sample calculations

are outlined below.

The contribution rate® (CR) to be used for each affordable housing contribution area is:

Affordable housing contribution area

Contribution

Contribution

Dock

rate” (% rate /sqm GFA
RATE) (CR)
Rhodes East 5% $488.75
Rhodes West 5.0% additional | $488.75
4 Mary Street and 1-9 Marquet Street in Rhodes 3.5% additional | $488.75
Homebush, Burwood, Kings Bay precincts 4% $430.70
3 King St and 176 George Street in Concord West 5% additional $538.35
160 Burwood Road, Concord 75% $578795.00
1—7 Ramsay Street and 5 & 7 Harrabrook Avenue Five | 5% $606.00

A The monetary contribution rate is reviewed and indexed guarterly as per Section 3.2 of this
Scheme, with reference to median prices for the City of Canada Bay shown in the current NSW

Family and Community Services Sales and Rent Reports. The current contributions rates are
provided within the AHCS Summary Table on Council’s website at

https://www.canadabay.nsw.gov.au/development/plans-policies-and-controls/development-

contribution-plans.
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CALCULATING DWELLING CONTRIBUTION — APPLIES TO ALL AFFORDABLE HOUSING
CONTRIBUTION AREAS
Calculating the Contribution - Residential development

Calculation: Gross Floor Area x Cantribution rate” = required affordable housing square
metre provision (CR).

(For 3 King St and 176 George Street in Concord West, Additional Gross Floor Area” x 5% =
required affordable housing square metre provision; and for 4 Mary Street and 1-9 Marquet
Street in Rhodes, Additional Gross floor x 3.5% = required affordable housing square metre
provision.)

= Contribution rate® multiplied by gross floor area

= CR x GFA

*additional gross floor area = Subtract the total gross floor area permissible under the Canada Bay
Local Environmental Plan prior to the amended development controls, from the proposed gross
floor area.

Example: A development application for a new residential development comprising 8,000 square
metres of GFA.

= CR x GFA
= $538.35 x 8,000sgm

Total payable contribution = $4,306,800.00

Calculating the Contribution - Mixed-use development

Calculation: Subtract the non-residential gross floor area from the total building gross floor area
to determine the residential gross floor area

Therefore: Total GFA - non-residential GFA = residential GFA

Monetary contribution provision:
= contribution rate® x residential gross floor area
= CR x RGFA

Example: A development application in Rhodes East for a new 8,000sgm mixed use development
comprising 7,000sqm of residential GFA and 1,000sgm of non-residential GFA.

= 8,000sqm - 1,000sqm = 7,000sgm Residential GFA
=7,000sqgm x CR ($488.75 for Rhodes East)
Total payable contribution = $3,421,250.00
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Calculating the Contribution -Adaptable Use

A change of use of an existing non-residential use to a residential use would attract an affordable
housing contribution.

Monetary contribution provision:
= contribution rate™ x converted residential gross floor area
= CR x RGFA

Example: A development application in Rhodes East for a conversion of an existing
commercial/industrial space to residential GFA.

1,000sqm of converted GFA
=1,000sqm x $488.75
Total payable contribution = $488,750.00

AThe monetary contribution rates are reviewed and indexed on a quarterly basis as per Section 3.2 of

this Scheme. The current Contributions rates are provided on Council's website within the AHCS
Summary Table.
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2.4 Dedication of Land

The acceptability of land for dedication (as an alternative to dedication of dwellings or monetary
contribution) is subject to Council’s discretion and approval, in consultation with the community
housing sector and Council’s partner CHP. The following requirements are identified to guide the
assessment of suitability.

* Minimum area of 800sgm

e  Within 5-min walking catchment (400m) of bus station or 10-min walking catchment (800m) of
train station

* Not be subject to environmental constraints, in particular:
o Be of residential building quality, not contaminated or require remediation
o Be of good quality building land, not subject to flooding or flood constraints

e Have access, locational and site characteristics comparable to the proposed residential
development.

The value of the dedicated land (assuming the associated floorspace potential is not transferred/
realised elsewhere on the site) should be equivalent to the monetary contribution calculated under
the AHCS.

If the floorspace potential of the dedicated land is able to be transferred and developed elsewhere on
the site, the land should be dedicated to Council at nominal cost ($200/sqm to cover cost of legal and
administrative matters) and a monetary contribution will still be required for affordable housing.

If the floorspace potential of the dedicated land is not transferred and developed elsewhere on the
site, the expertise of a valuer/ land economist is required. In this circumstance, the following steps
are relevant for the dedication of land as a contribution.

*  Assess if the land to be dedicated meets with the identified requirements

» If land is suitable for dedication, identify the proposed land in a subdivision plan to be approved
by Council
Calculate the equivalent monetary contribution payable
Obtain independent valuation of land to be dedicated

» |f the assessed land value is less than the equivalent monetary contribution payable, subject to
acceptability by Council, pay the difference in monetary contribution.

If the assessed land value exceeds the equivalent monetary contribution, no offset or refund is
applicable.

A development application must include the following information:

s The quantum and location of land to be dedicated and any residual amount for which a
monetary contribution is required
Identify on the subdivision plans the land proposed for dedication
Demonstrate the value of the land to be dedicated against the equivalent monetary contribution

= Demonstrate the appropriateness of the land proposed for dedication with reference to the
principles of the AHCS.
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CALCULATING LAND DEDICATION CONTRIBUTION (Equivalent Monetary Contribution Payable)

Contribution rates: In 2019, Contribution rate/sqm GFA (CR) was equivalent to % contribution:

Affordable Housing Contribution Area Conftribution rate® /sqm GFA
(CR) in 2019

Rhodes East $488.75

Rhodes West 5488.75

4 Mary Street and 1-9 Marquet Street in Rhodes $488.75

Homebush, Burwood, Kings Bay precincts $430.70

3 King St and 176 Geoarge Street in Concord West $538.35

160 Burwood Road, Concord $578.00

1 -7 Ramsay Street and 5 & 7 Harrabrook Avenue Five | 5606.00

Dock

AContribution rates are indexed quarterly as per Section 3.2 of this Scheme. To view the current
contribution rate, refer to Council’s AHCS Summary Table at
https://www.canadabay.nsw.gov.au/development/plans-policies-and-controls/development-

contribution-plans

Calculating the Contribution - Residential development

Example: A development in the Kings Bay Precinct proposes new residential floorspace of 4,000sqm
GFA. The affordable housing contribution rate of 4% is applied to the residential GFA as follows:
4,000sgm GFA x 4% = 160sqm GFA to be completed and dedicated as affordable housing

An equivalent monetary contribution of $1,722,800 (4,000sgm x $430.70) is required.

If contribution through land dedication is proposed, consideration should be given to whether the
floorspace potential associated with the dedicated land can be transferred and developed
elsewhere on the site, or if the floorspace potential is foregone with the land that is dedicated.

These two scenarios are illustrated below:
# Scenario 1 - floorspace potential cannot be transferred/ developed elsewhere

o If the land proposed for dedication is valued at $2,000,000, its value exceeds the
equivalent monetary contribution of 51,722,720 required. If accepted for dedication,
no offset or refund is applicable.

o If the land proposed for dedication is valued at 51,500,000, its value is less than the
equivalent monetary contribution of $1,722,720 required, A monetary contribution
of $222,720 is required.

« Scenario 2 - floorspace potential can be transferred and developed elsewhere on the site

o Inthis example, the land should be transferred to Council at nominal cost ($200/sqm)
and a monetary contribution ($1,722,720) made.

o If the land proposed for dedication measured 800sgm, a monetary contribution of
$1,562,720 would be required, calculated below:

= $1,722,720 - $160,000 (800sqm x $200/sqm)
= $1,562,720
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2.5 Development that is exempt from the affordable housing contribution
scheme

The following development is exempt from the AHCS:
a) Development for non-residential floorspace (unless identified as adaptable floor space)
b} Exempt development
c) A dwelling house that results in the creation of less than 200sqm of residential floor space;
d} Refurbishment or repair of a building that results in additional residential floorspace less
than 100 sqm
e) Development for the purposes of affordable housing or social housing
f) Development of community facilities, public roads or public utility undertakings.

The justification for granting exemptions to these development categories is:

+ Inthe case of a) and f), above, the development of non-residential floorspace and
community facilities, public roads or public utility undertakings are excluded from affordable
housing levies. This is because they are considered to have community value due to their
ability to accommodate jobs (commercial or community development) and/ or community
services (community facilities).

* Inthe case of b), ¢), and d), the works are considered to be of a minor nature and imposition
of an affardable housing levy is considered an unfair burden in such minor circumstances.

* In the case of e), development for the purposes of affordable or social housing will already
contribute substantially to the aims of the AHCS,

2.6 Conditions of consent for affordable housing
Council will levy developer contributions for affordable housing via conditions of consent.

The condition of consent must include the following information:

a) The total residential gross floor area of the development that was used to calculate the
contribution or the monetary contribution required.

b) the different floor areas that can contribute to the total contribution amount (this only
applies in instances where rates differ between development types or between commercial
and residential floor space)

¢) the relevant contribution rates

d} the indexation period at time of determination (for any monetary contributions).

e} arequirement to demonstrate that the title of any dwellings will be transferred to a
community housing provider or council prior to the granting a Construction Certificate.

f) arequirement to make any monetary payment at a specified time or stage in the
development application process

g) arequirement that any dwellings that will be dedicated are shown on approved plans in the
same development application and referenced in the affordable housing condition.

h) The dedicated affordable housing is to be constructed to a standard which in the opinion of
Council is consistent with other dwellings in the development.

i) If a staged development, affordable housing must be provided at each stage.
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SECTION 3: ADMINISTRATION AND IMPLEMENTATION

3.1 How to make a contribution

All development to which this AHCS applies (other than development excluded by Canada Bay LEP
2013) is required to provide affordable housing. This requirement will be by way of a condition of
development consent.

There are three different ways to make the required affordable housing contribution. The first is the
dedication of affordable housing dwellings to Council. Secondly where it is not possible or practical for
affordable housing to be dedicated an equivalent monetary contribution can be made. The third and
least preferred is the dedication of land and is expected to apply in exceptional situations.

A contribution requirement forms part of a development consent. Council will require evidence that
the affordable housing contribution requirement is satisfied prior to granting of any construction
certificate or complying development certificate. Where no construction certificate is required,
evidence that the affordable housing contribution requirement is satisfied will be required by Council
before commencement of use/occupation.

The Scheme also includes a methodology for the dedication of land, however it is expected that this
approach would only occur in exceptional circumstances.

Dedicating affordable housing dwellings

Where affordable housing is proposed to be dedicated on site, the applicant must transfer the titles
of the dwellings to Council. An agreement to transfer the titles must be made and evidence provided
to Council prior to the granting of a Construction Certificate.

Council must be satisfied that the nominated dwellings achieve the affordable housing principles and
design details as set out in this Scheme. Where appropriate Council will seek comment from the
Community Housing Provider to ensure this.

Council and the Community Housing Provider (as appropriate) will also consider the suitability of the
proposed dedication and quantum of dwellings from an operational perspective, that is, the cost
implications of management and maintenance.

The affordable housing contribution will be satisfied when the title is transferred to Council prior to
issue of an Occupancy Certificate.

Paying a monetary contribution

Where an applicant is to make a monetary contribution towards affordable housing the amount of
the contribution will be specified in the condition of development consent. The contribution must be
paid to Council prior to the issue of any Construction Certificate.

If the applicant is unable to pay the monetary contribution at Construction Certificate stage, evidence
must be provided to Council to this effect and arrangements made for Council to secure payment such
as a Bank Guarantee or equivalent at a later stage in the development period.
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Dedicating land
Where land is proposed to be dedicated as a contribution, Council will ensure the proposed land
satisfies Council’s requirements and refer the application to a preferred CHP for comment.

Council will undertake an assessment of the appropriateness of land proposed for dedication with
reference to the affordable housing principles and comment received from the preferred CHP.

3.2 Indexing of payments

Contribution rates will be adjusted quarterly within one week of the first of March, June, September
and December, to ensure that the contributions reflect the costs associated with the provision of
affordable housing over time. Rates will be adjusted with reference to movement in the median price
for strata dwellings in the City of Canada Bay LGA. All monetary contributions must be indexed at the
time of payment to ensure funds received will cover the full costs of delivering the required affordable
housing contributions.

The median strata price is published quarterly in the NSW Government Rent and Sales Report, Table:
Sales Price - Greater Metropolitan Region - Strata.

The formula for the adjustment is:
Next Quarter's Contribution Rate = Current Contribution Rate x (MDP2/MDP1)
Where:

MDP1 is the median strata dwelling price for the PREVIOUS quarter

MDP2 is the median strata dwelling price for the CURRENT quarter

The City of Canada Bay's website will display the current rates within the AHCS Summary Table.
3.3 Processes for the distribution and management of funds

Contributions will be pooled and managed by Canada Bay Council or its nominated Community
Housing Provider until there is sufficient funding available to issue a tender or request for expressions
of interest. Any financial return resulting from the management of funds in waiting is to be used for
the purpose of developing affordable housing in accordance with this Scheme.

Rental income received from affordable housing stock will be managed in accordance with the terms
outlined in Council’s Affordable Housing policy. This will ensure returns are re-invested in affordable
housing stock in the form of property maintenance and renewal and replacement.

3.4 Registered community housing providers and delivery program
Affordable Housing properties acquired or achieved under this AHCS or by any other means, are to be

transferred in property title to the City of Canada Bay Council. Alternatively, the City of Canada Bay
Council may nominate a Community Housing Provider, to which the property title is transferred.
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Council will outsource the management of the affordable housing contributions and dwellings to a
Housing Manager with demonstrated experience and expertise in the management of affordable
housing. Selection of the Housing Manager to manage the dwellings will be conducted in accordance
with Council’s Procurement Policy. Council will enter into a management agreement for the affordable
rental housing dwellings with the successful Housing Manager following the selection process.

A Council inter-departmental Affordable Housing Steering Committee will be involved in the ongoing
management of the Affordable Housing program and preparation of a management agreement that
clearly delineate the responsibilities of both Council and the Community Housing Provider. Council
will also provide a delivery program that outlines how funds raised or dwelling provided under the
scheme will be used and requirements for reporting and transparency.

3.5 Monitoring and review of scheme

The AHCS will be reviewed by the Affordable Housing Steering Committee on an annual basis. Key
considerations will include:

« Areview of evidence relating to the Affordable Housing Contribution Scheme where
monitoring identifies issues or considerable change in market conditions.

s number of delivered affordable housing dwellings

s total amount of funds in waiting

= allocation of funding within that year

= Size, type, quality and locational appropriateness of dwellings

s Maintenance and management issues

# Retention and use of affordable housing revenue by Council

+ Social capital objectives — community building and connectedness

s Access to and use of support services by tenants

» Performance of the Housing Manager in accordance with the Management Agreement
» Internal management issues for Council

+ an affordable housing covenant is registered on the title of the land;

« affordable rental dwellings are rented to very low, low and moderate income households at

a per cent of gross household income or at a discount-to-market rent;

+ all rent received after deduction of management and maintenance costs will be used only
for the purpose of improving, replacing, maintaining or providing additional affordable
rental housing; and

» affordable rental dwellings are designed and constructed to a standard which, in the opinion
of Council, is generally consistent with other dwellings in the LGA, that is they are not
differentiated as affordable housing compared with the design of other housing.
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" Affordable Housing Covenants

The affordable housing covenant ensures the benefits of affordable housing are secured in
accordance with this Program in the long term.

The affordable housing covenant will be required to be registered, before the date of the
issue of the occupation certificate, against the title of the property, in accordance with
section 88E of the Conveyancing Act 1919. The covenant will:

e require affordable rental housing to be retained as affordable rental housing in
perpetuity;

« require affordable rental housing to be managed in accordance with the Affordable
Rental Housing Principles;

e allow at the sole discretion of Council for the removal of the covenant to facilitate the
sale of affordable rental housing where Council is satisfied equivalent or better
replacement stock is to be provided within the LGA; and

= allow for the lifting of the covenant at the sole discretion of Council in the
circumstance that the eligible community housing provider becomes insolvent and
another eligible community housing provider, or the Council, is unable or unwilling to
take over the interest in the asset.
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EXECUTIVE SUMMARY

HillPDA was commissioned by Colliers to undertake this Economic Assessment {hereafter referred to as ‘the
Study’) of a Planning Proposal for the rezoning of land at 160 Burwood Road, Concord {hence referred to as the
Subject Site).

The Planning Proposal

The Planning Proposal would facilitate a mixed use development comprising medium to high density
residential, retail, commercial and community uses.

For the purpose of this study it has been assumed that the proposed new zoning will provide:

w475 apartments
® 48 (10%)] for affordable housing
® up to 3,500sgm {GFA) retail space

= 15,700sgm of public open space.

Government Strategies and Targets

The State and Government strategies and policies give impetus to the need to create housing and employment
opportunities, This is evident in the Eastern District Plan and the new Greater Sydney Region Plan. The
Planning Proposal is in accordance with these strategies in providing significant additional housing — including
affordable housing - and an increase in dwelling mixture choice in close proximity to transport and
employment. The associated increase in population will alse stimulate demand for businesses located in
Cancord Town Centre and this will have positive flow-on effects for economic activity and emplayment in the
locality.

Industry Market Overview

The Inner West industrial market is characterised by low levels of demand and new lease activity. This has been
a result of subdued investment resulting in a lack of new developments.

Low demand for traditional industrial uses has resulted in the development of alternative uses in industrial
areas such as hardware retailing, showrcoms and self-storage facilities rather than manufacturing and urban
support services,

The Subject Site’s peninsula location, poor road access for heavy vehicles and its proximity to sensitive
residential areas are significant constraints on its suitability for industrial uses and its ability to maximise the
available floorspace.

Given the Subject Site's foreshore location and the fact that it is surrounding by residential uses, it would be
better suited for higher valued land uses — that is residential and other employment uses.

Residential Justification

Anticipated population growth and latent demand for new residential dwellings in the Canada Bay LGA has
been driving a major transformation of the area with a notable increase in the level of medium density

M Ci7051 Concord Freshfood Project  Ecoroais fmooct Aseansnd Poge 5
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development, particularly around the foreshore. This trend is projected to continue, with demand expected to
remain strong through the foreseeable future notwithstanding the recent ‘downturn’ in the market. The
recant downturn is a short term adjustment to the ‘heated’ market during the 2014-17 perjod.

As there are limited opportunities to develop new housing in areas with high amenity and proximity to
employment, increasingly industrial and mixed use sites are being redeveloped to maximise their potential to
contribute to a range of government objectives.

From a policy perspective, the Planning Proposal would help to meet the demand for new dwellings and, by
providing 10% of the apartments as affordable housing units, would also help address housing affordability
within the Canada Bay LGA.

Economic Impacts

Currently the site is occupied by FreshFood Services Pty Ltd {The House of Robert Timms) for the manufacture
of coffee and has 136 employees. However, the factory has come to the end of its useful life and an
alternative, more suitable, site is currently being sought to establish a new facility.

Two scenarios for the site were investigated:

= Maintain the site under its existing use; or

s Redevelopment for medium to high density housing and mixed use development under the planning
proposal.

Table 1 below summarises the ecanomic impact of each scenario,

Table 1: Economic Impact of Planning Proposal

Total Jobs Generated
Total Salaries (Sm) Generated
Industry Value Added (to GDP)

construction

| Industrial Use Planning Proposal

Jobs Years in Construction

Source: HillPDA

The Planning Proposal would lead to a net increase in jobs {+51 jobs) but a lower total remunerations to
workers (-51.3m) and lower gross value added {-54.6m) largely because it would replace jobs in manufacturing
with jobs in the retail, hospitalities and service industries.

The Planning Proposal would generate $5311m construction on site, additional economic activity of +51.0bn and
+2,677 job years directly and indirectly during the period of construction.

Maintaining the site for food & beverage manufacturing and expanding the operation to maximise the
potential floorspace and employment onsite would bring some minor additional benefits in terms of industry
value add and employment. However, the Site’s location on the Parramatta River, surrounded by residential
uses, with poor heawy vehicle access, and isolated from other industrial uses and major transport routes, are
major constraints on its continued suitability and appeal as an industrial site,

B Ci1%051 Concord Freshfood Project & i froiact Assassmnent Poge &
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Public Benefits

In addition to providing 475 dwelling units, the Planning Proposal will provide substantial public benefits in
terms of open space, public transport services and affordable housing. These benefits are quantified below.

Table 2: Estimate of Value of Public Domain

Public Benefit Sgm | Rate | TOTAL

$3,500 /sgm 25,900,000

AIR RIGHTS OVER PUBLIC SPACES* 7,400

D+L OF PUBLIC SPACES (say) 7,400 $500 /sqm 3,700,000

10% AFFORDABLE HOUSING UNITS** 5,207 $3,611 fsam 18,802,000
BUS SERVICE**" 840,000

FERRY SERVICE*** 2,100,000

TOTAL VALUE OF PUBLIC BENEFITS 51,342,000

* Foreshore park and public plaza area only. It excludes the area of internal roads or laneways and the areas of private open spaces. The
market value of development rights {at $3,500/sqm GFA) is the rate adepted by Burwood Council under its VPA policy evident by sevaral
development site sales in 2017-18.

** Ascumes 10% of the total residential GFA and a benefit of 25% of the assumed sales rate per net saleable area of 514,444/5qm (or
equivalent in monetary terms).

*37 This is the capped level of underwriting by Freshfoad for three years of service

Source: Freshfood and HillPDA

The total value of the public benefits components amount to $51.3m. This includes the proposed community
bus loop operating hourly and connecting the site with both Burwood and Strathfieid stations via Concord
hospital. It is proposed that the developer will fund the operation of the bus route at an annual estimated cost
of $280,000 {excludes fleet and depot costs) for a period of three years.

The above estimate also includes the cost of Freshfoods underwriting a ferry service {14 ferry trips to
Barrangaroo every day, 7 days a week) at 5700,000 over three years, commencing immediately following
building completion of the first residential stage.

The development proposes significant visual and amenity improvements to the public domain by way of
renewed urban form, increased connectivity including open spaces and a through site link, and associated
landscaping works. These improvements would enhance the appeal of the site for a broad range of visitors
increasing the scale of its trade area.

The public spaces, through site link (between the waterfront and Burwood Road) and the public transport
services are public benefits being delivered by the planning proposal. These items will benefit a much wider
community than just the residents on the subject site. If the site was already appropriately zoned for
residential apartments then an application could be submitted for a residential only development with no
provision of public spaces, no public access through the site and no underwriting of additional public transport
services, For these reasons the above items should be treated as public benefits over and above normal
development costs.

Summary

In addition to contributing to the supply of housing there would be considerable economic benefits associated
with changing the composition of use of the Subject Site from predeminantly industrial to predominantly
residential:

= Complementing the character of the immediate region, which is predominately residential

B C19051 Cencord Freshfood Project £ e fneae! Awassment Poge 7
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& Increasing the proportion of residents living close to employment, retail facilities, amenities and public
transport (which aligns with the Greater Sydney Region Plan)

# Supporting the viability of the main retail and commercial precincts

u Providing housing close to education and recreation facilities. This is an advantage to residential
developments with residents seeking to escape from the urban environment and attracted by proximity
to schools for their children

» Provision of open space. This new space would have a2 positive visual impact in the locality. There is also
a range of social benefits that well located and equipped open space offers to the local community and
society more broadly

= Financially supporting public transport initiatives including bus and ferry.
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1.0 INTRODUCTION

HillPDA was commissioned by Colliers to undertake this Economic Assessment (hereafter referred to as ‘the
Study’) of a Planning Proposal for the rezoning of land (known as the Bushells Coffee Site). Hereafter it is
referred to as the subject site.

1.1  The Subject Site
The Subject Site comprises 3.93ha of land and is located at 160 Burwood Road, Concord (see Aerial figure below).

The Subject Site consists of the following lots: Lot 2, DP230284, Lot 398, DP752023, Lot 399, DP752023, Lot 5,
DP129325.

Figure 1: Aerial Image of Subject Site

The site area is currently zoned for General Industrial Use (IN1) — see Figure 2. The site has a legal frontage to
the Parramatta River (Exile Bay). Access along the foreshore is currently available to the public however the
remainder of the site is securely fenced. The site has an approximate 170m frontage to Burwood Road.

W Ci9051 Concord Freshfood Project ¢ T fr b A 2l Page 10
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Figure 2: Site Zoning

Source: NSW Planning Portal
1.2  Area Overview

The Subject Site is around 1.5km from the Majors Bay Road shops, 2.5km from Burwood Station and 1km from
Parramatta Road (A4). Sydney CBD is 12km from the site via Parramatta Road, which is a 45 minute journey by
bus or 15 minutes by train from Burwood Station. The site is within an easy drive (7km) of Sydney Olympic Park
and Rhodes Waterside Shopping Centre.

The site is also distinctly positioned close to education and recreation facilities such as the Concord Public
School, Concord High School, Massey Park Public Golf Club, Barnwell Public Golf Club, Bayview Park, Jesse
Stewart Reserve, Greenlees Park, Rothwell Park and the Cintra Park tennis courts.

1.3  The Study Purpose

It is understood that FreshFood Services Pty Ltd is seeking the rezoning of the Subject Site from its current
zoning of IN1 General Industrial under the Canada Bay Local Environmental Plan (LEP) 2013, to a zoning that
would allow a mixed use development.

The purpose of this Study is to provide an economic assessment of the Planning Proposal. As part of this
assessment the Study explores the economic viability / impact of retaining the current zoning versus amending
the zoning to allow for a mixed use development. Furthermore the Study considers the proposed rezoning of
industrial lands against the directions set out in the Ministerial Section 117 Direction 1.1.

1.4  Planning Proposal

The Planning Proposal would facilitate a mixed use development comprising medium to high density
residential, retail, commercial and community uses.

The planning proposal will provide:

= 475 residential dwellings
= 48 (10%) for affordable housing

= Up to 3,500sqm (GFA) retail / commercial space

B Ci9051 Concord Freshiood Project Ecoromic Impact Avesyrient Page 11
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u 15,700sqm of public open space

1.5  Study Structure

To meet the requirements of the project brief and fully consider the economic impacts associated with the
proposed rezoning, the study is set out in the following manner:

w Chapter 2 undertakes an assessment of the planning and legislative background to the proposed
rezoning and assesses the economic principle of the rezoning in context of the planning policies
reviewed earlier

w Chapter 3 undertakes an industrial supply assessment to ascertain whether there is sufficient demand
for industrial uses in the Canada Bay area

w Chapter 4 undertakes an assessment of the demographic profile for the Concord suburb residential
market. It uses published data sources to provide an insight intc the drivers of residential demand and
supply in the Concord suburb locality

= Chapter 5 assesses the economic impacts of the planning proposal against the base case “do nothing”
option and also quantifies where possible the public benefits of the Planning Proposal.
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2.0 CONTEXTUAL REVIEW

This Chapter undertakes an appraisal of the planning and legislative context for the proposed rezoning based
on state, regional and local planning guidelines. It considers matters relating to the proposed rezoning and
development from an economic perspective only.

21 State Government Plans and Policies

2.1.1  Greater Sydney Region Plan

The Greater Sydney Region Plan — A Metropolis of Three Cities {Region Plan) was finalised in March 2018 by the
Greater Sydney Commission. The vision of the Region Plan is to create a metropolis of three cities, specifically
the Western Parkland City, Central River City and the Eastern Harbour City. The study area is within the Eastern
Harbour City with its aim to — build on its recognised economic strength ond oddress liveability ond
sustainability. The Eastern Economic Corridor City is identified within the Eastern Harbour City to foster
innovation and global competitiveness, supported by investments in transport and services, jobs growth and
business activity.

A core intent of the Region Plan is to give people more housing choice and establish more jobs closer to where
people live, to develop a more accessible and walkable city and creating conditions for a stronger economy.

2.1.2  Eastern District Plan

The East District Plan maps out the 20-year vision for the East District of Greater Sydney. Canada Bay LGA is the
western end of the district. By 2036 it is projected that the District will have a population of 1.338million,
representing an additional 325,050 persons over the 20 year period from 2016.

To house this growth an additional 624,000 dwellings are required representing an average annual rate of
36,250 dwellings. Specifically, the District Plan targets an additional 48,650 dwellings to be provided over the
next five years,

Another key focus of the plan is housing diversity and affordability. The plan identifies a number of measures to
improve affordability across the continuum. The key measure is to target 5-10% affordable housing for new
developments. Also Planning Priority ES is about providing housing supply, choice and affordability, with
access to jobs, services and public transport.

The planning proposal contributes to these objectives by providing 475 new apartments on the Parramatta
River combined with regular ferry services to the city and bus services to Burwood major centre.

2.1.3  NSW Draft Centres Policy (2003)

The NSW Department of Planning and Infrastructure {now named the Department of Planning and
Environment) released the Draft Centres Policy in April 2009,

The Draft Centres Policy focuses around six key principles. The principles relate to:

® The need to reinforce the importance of centres and of clustering business activities

® The need to ensure the planning system is flexible, allows centres to grow and new centres to form
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= The market is best placed to determine need. The planning system should accommodate this need
whilst regulating its location and scale

= Councils should zone sufficient land to accommodate demand, including larger retail formats
= Centres should have a mix of retail types that encourage competition

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

The Draft Centres Policy indicates that the preferred location for new retail and commercial development is in
centres, although it recognises that there may be exceptions to this approach.

An assessment of the impact of the proposed retail floorspace at the Subject Site showed that it would capture
demand currently served by a number of centres. This diffusion of demand, together with solid population
growth in these centres’ trade areas, would preclude the site's retail offering from undermining the viability of
neighbouring centres.

2.1.4  Draft State Significant Planning Policy (Competition) (2010)

Following a review undertaken by the DP&I and the Better Regulation Office concerning how economic growth
and competition is affected by the planning system, a draft State Environmental Planning Policy (SEPP) was
prepared and placed on public exhibition in July 2010.

The proposed state-wide planning policy removes artificial barriers to competition between retail businesses.
The draft SEPP proposes:

u 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

= 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.

Further to the above, the retail offering proposed at the Subject Site will provide a different mix and design to
that of existing retail in Concord. The Site will provide specizlised retailing, as well as serving the localised
walking catchment for convenience shopping, which together with the Site's public amenities will attract
destination shopping.

2.1.5 Ministerial Section 117 Direction 1.1 (2009)
Section 117 Direction 1.1 relates to Business and Industrial zones. The ohjectives of the direction are as follows:
= Encourage employment growth in suitable locations

® Protect employment land in business and industrial zones

» Support the viability of identified strategic centres,

This Direction applies when a planning proposal would affect land within an existing or proposed business or
industrial zone. As such this report will address the five key requirements of Direction 117, these being:
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= Follow the objectives of the Direction

& Retention of existing business and industrial zones

= No net loss of potential floorspace far employment uses and related public services in business zones
= Not reduce the potential floorspace area for industrial uses in industrial zones

= Be in accordance with a Strategy approved by the Director General of the DP&I.

The following table assesses the consistency of mixed use development on the Subject Site, against the five key
requirements of the Direction for strategies concerning employment lands.

Table 3: Consistency of Planning Proposal with Ministerial Direction 1.1 Business & Industrial Zones

Relevant Matters Comment and Consistency

A mixed use development on the Subject Site would result in a net loss in land
zoned for employment uses. Despite this the site proposed for rezoning has little
opportunity for employment growth or intensification. It comprises only a small
Objectives of the Direction proportion of industrial land in the Central Subregion. The proposed
development would generate additional demand for retail and business services
which would help to support the viability of identified strategic centres
{consistent with objective 1.C).

The proposed rezaning would result in a loss in industrial zoned land. However
the site is isolated from other industrial fand, has poar access for heavy vehicles
Retain existing business and is surrounded by residential uses, which impact on its ongoing suitability for
and industrial zones industrial uses. From a future supply perspective, the Subject Site represented
13% of existing supply of employment lands (land zoned B5, Be, B7 or IN) in
Canada Bay in 2015, but just 0.3% of the supply within the Central Subregion'.

The proposed rezoning is not within a business related zone. Thus it would not
result in a potential net loss in floorspace related to employment uses and
floorspace for employnent related public services in commercial centres. The development proposes to
uses and related public include 3,500sqm of retall and commercial floorspace. As such the development
services in business zones would actually result in a net increase in employment and community floorspace
in a business zone (329 jobs).

No net loss of potential

Not reduce the potential The proposed rezoning would result in a potential loss in floorspace that could be
utilised for industrial uses. However industrial uses are increasingly unnecessary
inthese locations resulting in significant under-capitalisation of land. The
development of a mixed use development would create additional demand tor
local urban services.

floorspace area for
industrial uses in industrial
zones

In accordance with a The proposed rezoning and subsequent mixed use development responds to and
Strategy approved by the accords with the indicative targets for population, housing and employment
Director General of DP&J growth set out in the Greater Sydney Region Plan and the Eastern District Plan.

2.1.6  State Environmental Planning Policy (Affordable Rental Housing) 2009

The ARH SEPP 2009 aims to facilitate affordable rental housing through incentivising private and public
development by way of expanded permissibility, FSR bonuses and non-discretionary development standards.
Additionally, the ARH SEPP 2009 seeks to retain and mitigate the loss of existing affordable housing stock,
expand the development role of not for profit housing providers and locate affordable housing near local
businesses for workers.

Tnsw Department of Planning & Enviconment: Employment Lands Development Program, 2015 Report
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The Planning Proposal would address this issue by providing 10% of the 475 apartments on site for affordable
housing.

2.2 Local Policies and Guidance

2.2.1 Canada Bay Local Environmental Plan (LEP) 2013

As stated previously the Subject Site is currently zoned IN1 General Industrial. The objectives of the IN1 zone
are described below,

= To provide a wide range of industrial and warehouse land uses
w To encourage employment opportunities
& To minimise any adverse effect of industry on other land uses

» To support and protect industrial land for industrial uses.

Residential development is prohibited within an IN1 zone, as are water recreation structures, child care
facilities, registered clubs and community facilities. Neighbourhood shops are permitted with consent.

2.2.2  The City of Canada Bay Local Planning Strategy 2009-2031

The Local Planning Strategy (LPS) is the principal document for communicating the future land use planning of
Canada Bay. The purpose of the LPS is to:

= Ensure that the Metropolitan Strategy for Sydney and the draft Inner West Subregional Strategy are
considered at a local level

= Provide a framework for future land use planning of the City of Canada Bay to guide the preparation of
a new city-wide LEP and DCP

w Ensure that future planning achieves principles of Ecologically Sustainable Development (ESD)

= Achieve quality urban desigh outcomes for public and private areas that provide the City of Canada Bay
with high amenity

= Provide housing and employment in locations that is designed and located to meet the requirements of
the existing and future population

w Support changing social needs of the City of Canada Bay community, including the ageing population
and affordability

= Protect the heritage items and conservation areas of the City of Canada Bay

« Protect the natural environment, including prominent view corridors of the City of Canada Bay —its
parks, bushland and foreshore areas

& Ensure that planning for land use and transport accurs in an integrated manner to reduce private car
use.

Objective ES of the planning strategy is to retain industrial sites within the LGA. The Subject Site is identified
along with George Street, North Strathfield and Leeds Street, Rhodes.

Action E8 similarly relates to the same three industrial zonings. It states that the IN1 general industrial zoning is
likely to be the most appropriate land use for these areas and that Council supports the retention of these
areas for industrial purposes in the medium term. However, it also outlines a timeframe for further
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investigations of the most appropriate uses for the zones in the longer term, which in the case of the Subject
Site is within 10 years —i.e. by 2020.

Action H6 considers opportunities for the provision of affordable housing on rezoned sites including the Subject
Site, which it is stated is expected to be rezoned for other purposes than employment lands over the longer
term.

The planning proposal would address these issues in the following manner:

w Provide both public and private areas within high amenity, including improved access to the foreshore

= Support the changing social needs of the community through the provision of a range of unit typologies
and price points, including affordable housing

m Provide easy access to a range of retail and community uses, including child care facilities, thereby
supporting both an ageing population and young families with children

= Retain the industrial heritage onsite through the adaptive uses of the Bushells building

» Protect the natural environment through remediating the site and enhancing the site’s connectivity to
the foreshore.
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3.0 INDUSTRY MARKET OVERVIEW

The following chapter undertakes an assessment of the current supply and demand for industrial lands and
therefore the likely need for retention of industrial lands within the Canada Bay LGA.

3.1 Industrial Sector Trends

The demand for industrial floorspace continues to be influenced by the globalisation of trade and the
increasing dominance of information technology by businesses. The global supply chain has evolved into an
alignment of firms that design, develop, market and produce goods and services and deliver to the end user as
required. The face of traditional manufacturing is therefore changing, becoming more efficient amid the use of
new technologies and equipment. These savings in efficiency have resulted in corresponding savings in labour
costs and the demand for floorspace.

As a consequence, the rate of development of industrial land and floorspace across NSW has generally been
outpaced by the rate of employment growth. This trend however varies considerably between types of activity.

Manufacturing employment growth has generally either declined or remained stagnant, with a few exceptions.
These exceptions include food manufacturing and beverage & tobacco manufacturing. The combination of a
rising population and growing disposable incomes has underpinned growth in domestic demand for these
goods. The perishable nature of significant proportion of production, together with the relative isolation of
Australia from competitor markets, has helped cushion these sectors from international forces. Australia is also
a major food and beverage exporter and growing demand from emerging Asian markets has bolstered demand
for Australian production.

With declines in non-foed manufacturing and a growth in imports, warehousing, transport, distribution and
logistics businesses have thrived. These types of businesses together with larger manufacturing services have
shifted their preferred locations from the inner city to the Outer-West and South-West of Greater Sydney.
These locational decisions have been supported by improvements to the outer orbital ring roads and
motorways (M5 and M7) and the proposed development of intermodal facilities such as the Moorebank
Intermodal.

These locations benefit from the availability of larger sites required for modern logistics businesses that are not
generally available in the Inner West Subregion.

3.2 Subject Site Assessment

The development of industrial related uses require a number of prerequisites / characteristics such as
appropriate zoning, a large developable area, high connectivity, good topography and soil conditions and a
conducive surrounding environment. Each of these prerequisites / characteristics will now be explored.

3.2.1  Zoning

The Subjects Site"s current zoning of IN1 General Industrial allows for the development of industrial related
uses.
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3.22 Developable area

Industrial developments usuzlly require a large developable area to allow for large fioor plates, storage areas
and vehicle turning and access points, The Subject Site comprises approximately 3.93ha of land which is ample
for most industrial uses.

Currently the site only contains one access point on Burwood Road, 2Zkm from the intersection with Parramatta
Road. Although Burwood Road is a major arterial road between Parramatta Road and Craydon Park, itis only a
local road between Parramatta Road and Exile Bay. The site is surrounded by residential uses and effectively
freight movements are passing through local residential roads.

3.2.3  Connectivity

Industrial developments usually require good access to highways with two entry points. Rail and freight lines
are also desirable, As stated before the site contains one access point for vehicles on Burwood Road and the
site is accessed through a residential area. The site does not have ready access to any rail and freight transport
nodes.

The isolation of the site from other industrial and business zones will also limit any agglomeration benefits for
prospective firms.

3.2.4 Topography and Soil Conditions

Industrial developments usually require level ground with good soil conditions that allow drainage. The Subject
Site topography reveals that the site is predominantly flat.

3.2.5 Environment

The surrounding environment is one of water courses, residential land and recreational spaces. Exile Bay, the
neighbouring Bays and the Parramatta River are used by recreational fishermen, student rowers and the
occasional swimmer. This would place stringent requirements on the type of industry that could locate there.
Manufacturing and many engineering and service industries would be contentious because of the potential for
increased amounts of run off and pollution.

Based on the above analysis, the Subject Site’s peninsula location with poor access, and proximity to sensitive
residential uses, is a significant constraint on its suitability for many industrial uses.

3.3  Central Subregion Industrial Lands Demand

The 2018 Employment Lands Development Monitor [ELDI'S‘-"I]z identifies 30.3ha of emplayment lands within the
Canada Bay LGA*, of which the Subject Site accounts for 12.8%, Parramatta Road/Queens Road for 40.5%,
Concord West for 25.0% and Leeds Street, Rhodes for 21.1%.

The Canada Bay LGA contains just 2.0% of the total zoned employment lands in the Eastern City District. While
Strathfield LGA was identified as having 287ha of employment lands, the other Inner West LGAs (Canada Bay,
Burwood and Inner West) totalled 307.3ha.

* Department of Planning and Environment: Employment Lands Development Monitor 2018
3 Empioyment lands was defined as land zoned for industrial purposes and included IN1, IN2, IN3, B5, B6 and BT land use zanes
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Colliers noted in their Industrial Research and Forecast Report, Second Half 2015, that “speculative purchases
continued to occur in the inner west submarket and that properties in proximity to train stations, bounding the
Parramatta River, or in areas with potential rezoning were in high demand”™”.

These sites are being purchased with a view to their future rezening in accordance with government policy to
promote greater housing density in locations with high amenity and good teansport links.

3.4 Conclusion

With the exception of activity around Port Botany, the Eastern City District industrial market is characterised by
low levels of demand and new lease activity. This has been a result of subdued investment resulting in a lack in
new developments.

Outside of the Port, investment activity has been centred on non-traditional uses. Low employment generating
industrial uses are increasingly unnecessary in close proximity to major centres as a result of a long term
structural shift in economic activity.

Low demand for traditional industrial uses has resulted in the development of alternative uses within the
industrial areas such as hardware retailing, showrooms and self-storage facilities rather than manufacturing.

The development of a mixed use development would create additional demand for local urban service trades
and industries.

* Colliers International: Industrial Research and Forecasts Report, Second Half 2015, pg. 16
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4.0 RESIDENTIAL JUSTIFICATION

This Chapter undertakes an assessment of the demographic profile for the Concord suburb residential market
and analyses trends and factors influencing the property market within Concord.

4.1 Local Market Overview

The suburb of Concord is located in the LGA of Canada Bay, Concord is an inner west suburb of Sydney, located
14km west of the Sydney CBD.

The 2016 Census recorded a resident population of 13,880 persons for the suburb of Concord. The suburb is
characterised by low density housing — separate houses accounted for 71% of total dwellings in 2016,
apartments just 16%. Of a total of 783 units, 69% were in one or two storey blocks and only 30% were located
in a block with four or more storeys.

There were 70 unit sales {new and existing) in the Concord suburb from 1 July 2017 to 22 June 2018 according
to RPData and 163 house sales, Median house price at $2.11m was much higher than the median unit price at
$871,000. Over the five years to 2014-15 there were just 58 dwelling completions in Concord suburb or 1.4%
of dwelling completions within the Canada Bay LGA (NSW Department of Planning and Environment).

The Canada Bay LGA itself has a high share of apartments, comprising 52% of all occupied dwellings in 2016.
The Canada Bay LGA was formed in December 2000 following the merger of Drummoyne and Concord councils.
The proportion of apartments to total dwellings in the two former councils in 2001 was 31%. Concord LGA was
only 21%. In the intervening period dwelling growth has been predominantly centred in the north west of the
Canada Bay LGA in Rhodes, Liberty Grove, Mortlake and Breakfast Point (taking advantage of their foreshore
locations), and in the south west, near Strathfield and North Strathfield railway stations.

House and unit price growth within the suburb of Concord has largely kept pace with that of the broader
Canada Bay LGA over the last five years.

4.2 Population Projections

Population projections sourced from the NSW Bureau of Transport Statistics (BTS) are shown in the table below
for the Concord suburb and for the Canada Bay LGA.

Table 4: Population Projections 2011 to 2031

Growth 2016-36

15,098 15,383 16,408 17,617 18,742 3,644

Canada Bay LGA 75,098 78,248 81,726 85,239 B9 688 14,590 19%

Source; NSW Transport Performance and Analytics (2018}

Over the 2016 to 2036 period, NSW Government forecasts a 24% increase in the population for Concord
suburb and a 19% increase in the Canada Bay LGA population. It should be noted that the BTS population
estimates are a little higher than ABS Census figures because — the latter is considered to be an undercount of
the actual resident population.
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4,3 Private Occupied Dwellings

Over the period of 2006 to 2016, the number of private occupied dwellings in the Canada Bay LGA increased by
7,958 dwellings {from 26,147 in 2006 to 34,105 in 2016}). A comparison of the number of private occupied
dwellings against population growth demonstrates that supply has not kept up with demand over this period.
The average household size has crept up from 2.51 to 2.58.

In 2001 the average household size was 2.50. If we apply this rate today it suggests a need for 35,206 occupied
dwellings — some 1,100 more than actual.

4.4  Affordable Housing

4.4.1  Rental Market

A shortage in the supply of houses has resulted in the escalation of house prices in Concord. In the Concord
suburb over the five years to 2011 the median weekly rent increased from $300 to $426, a compound annual
growth rate of 7.3%. The median weekly rent for the Canada Bay LGA over the same period grew at an annual
compound rate of 7.5%, from $335 to $480.

Rental affordability deteriorated in Concord suburb between 2006 and 2011, with the rental share of income
increasing from 22.2% in 2006 to 24.6% in 2011 (refer to Table 5).

Table 5: Rental Affordability Canada Bay (2006-2011)

2016
Annuzl Median Rent 17,420 29,380
Annual Median Household Income 75,556 107,106
Rent % of Income 23% 27%

Source: Census 2006-16 Time Series

With moderate population growth anticipated in Concord over the next decade, it will be essential to provide
new residential stock to maintain affordability. As such the Planning Proposal will facilitate in alleviating some
of the ongoing rental pressure being experienced in Concord.

4.42  Housing Market

Data relating to unit prices in Concord has been derived from Residex and is provided in Table & below. This
indicates that the median price of 2 house and a unit increased sharply between 2012 and 2017.
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Table 6: Concord median dwelling prices 2009-2018
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Source: RPData

Between 2013 and 2018 the median price of houses doubled compared to an increase of 50% for strata title
dwellings. The extent of the price rise for dwellings in Concord is indicative of high demand for dwellings in this
location and evidence of the increasing unaffordability of these dwelling types, particularly with respect to
houses. Increasing the supply of apartments is imperative to alleviating the problem of affordability.

Despite the relatively high median annual household income of $107,1065, it is evident that home ownership is
challenging in the suburb of Concord.

In 2015-16 the NSW Government developed a new package aimed at improving housing affordability across
the state.

For first home buyers, the package:

® Abolished stamp duty on all homes up to $5650,000
» Gave stamp duty relief for homes up to $800,000

= Provided a $10,000 grant for builders of new homes up to $750,000 and purchasers of new homes up
to $600,000

® Abolished insurance duty on lenders’ mortgage insurance

w Ensured foreign investors pay higher duties and land taxes.

The Planning Proposal would provide 53 affordable housing dwellings —a mix of 1, 2 and 3 bedroom units —at a
25% discount to the prevailing market price. It is anticipated that some of these dwellings would fall within the
price bands that would qualify for stamp duty relief from the NSW State Government, further improving their
affordability to first home buyers.

4.5  Improving Housing Choice

One of the overarching priorities of the draft Central District Plan is to improve housing choice, diversity and
affordability.

® Census 2016 median household income for Cancord
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Table 7: Age and household type profile, Canada Bay LGA (2011-2031)

Age cohort

15-24 12%
25-34 0% 19% -1%
35-49 21% 21% -1%

50-64 16% 16% 0%
Couple families with dependents 2% 30% ~2%
Couples without dependents 30% 31% 1%
o o on
Lone person households 2% 3% 1%
One parent family 8% 8% 0%
Dther families 3% 3% 0%

Source: Canatda Bay LGA Forecast.ID

As demonstrated in the table above, the Canada Bay LGA is anticipated to experience an ageing population,
with a greater proportion of retirees over the next two decades. Similarly, the propertion of couples without
dependent children and lone person households is also expected to increase over this period.

Over the past few years, a number of developers including Mirvac and JQZ have included housing afferdability
measures, targeted at first home buyers. These initiatives have not formed part of any formal planning
agreement. In Sydney Olympic Park, as part of a 690 apartment development, Mirvac priced 60 apartments at a
lower level, exclusively to first home buyers. This resulting lower price-point enabled buyers to utilise the First
Home Owners Grant. As part of this initiative, first time buyers were able to pay 5 per cent on exchange, half
the usual depaosit, and the remaining 5 per cent in two annual instalments. This secures the property while the
first home buyer continues to save for the full 10 per cent deposit. A similar initiative was offered in 2017 by
J0Z as part of the redevelopment of the former Darrell Lea site at Ramsgate®.

4.6  Drivers of Demand

The development of land for residential use is driving more widespread renewal than for any other land use at
present, representing the ‘highest and best use’ from a development standpoint. Sales of development sites
reflect this sentiment, with sites offering residential development opportunities observed to be principally
driving sales activity in the development market.

Late 2013 saw the start of a strong phase of activity in the Sydney market, evidenced by the significant price
rises and the increase in development activity, buyer enguires and clearance rates, The high levels of demand
reflected significant pent up demand for dwellings as residential property prices and investor interest over the
5 years prior to 2013 was flat and construction activity failed to keep up with long term demand.

© See: https://pavilions.mirvac.com/the-right-start-plus and https://marrickandco.mirvac.com/the-right-start-plus
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In the past 12 months we have seen some “correction” in the heated market with a minor fall in the median
price of apartments as well as falls in the number of properties sold and auction clearance rates.

The key drivers of NSW's residential property market have been:

# Low interest rates underpinning affordability

# Demand for an affordable housing product — leading to an increased proportion of apartment
developments

» High cost of ownership leading to a higher propensity for households to rent
= Downsizing of empty nesters

® Increased demand for new housing around major transport nodes, especially existing railway stations,
owing to lifestyle change

w Demographic trends leading to declining household sizes
= Strong population growth from international migration and natural increase

= Strong demand from international investors, particularly from Asia.

The minor downturn or correction in the market over the past year is partly due to the downturn in investor
interest including overseas buyers and the tightening of finance. However this is a short term condition.
Continued population growth in the Sydney region will continue to increase pressure on existing urban areas —
especially those served by employment and transport nodes — to provide a greater leve! of infill housing.

Strong population growth and demand far residential sites with good transport links and amenities will
continue to underpin high demand for new apartments in Sydney’s inner west.

4,7  Housing Market Change

From 2001 the Canada Bay LGA housing market experienced a sizeable increase in the supply of new dwellings.
The total number increased by 48% from 21,596 dwellings in 2001 to 32,102 dwellings by 2016”. From 2006 to
2016 the number of occupied dwellings in the LGA increased by 7,689 and 97% of the increase were in
apartments. The table below shows the total number of dwellings and net increase by dwelling type and
number of bedrooms from 2001 to 2011.

The majority of opportunities for residential growth within Concord suburb are through redevelopment of
lower density residential lots and redundant or underutilised sites, such as the Subject Site.

The provision of higher density dwellings, especially apartments, aligns with broader lifestyle trends towards
living close to amenities, transport nodes and employment, This is reflected in the Canada Bay LGA which has
experienced a significant shift in its housing composition towards medium and high density dwellings.

” ABS 2016 Canada Bay LGA Time Series Profile
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Table 8: Change in Occupied Private Dwellings, Canada Bay LGA 2006-2016

| 2011 | 2016 | 2006-26 2006-16 (%)
Separate house!

None (includes bedsitters) 3 4 8 S 167%
One bedroom 33 35 23 -10 -30%
Two bedrooms 1,458 1,237 a37 =521 -36%

Number of bedrooms not 123 a2 108 15 12%
stated
Semi-detached, row ace house:

None (includes bedsitters)
One bedroom

Two bedrooms

Four or more bedrooms

Number of bedrooms not
stated

Flat, Unit or Apartment:

None (includes bedsitters)

One bedroom

Two bedrooms

Three bedrooms

Four or more bedrooms 59 112 148 89 151%

Number of bedrooms not

58 51 112 54 93%
stated
Total 5,023 7,059 10,182 5,159 103%
TOTAL 17,210 19,957 22,698 5,488 32%

Source: ABS = Time Series Profife for Canada Bay LGA (2006 - 2016)

4.8  Policy Perspective

The Eastern District Plan has set a housing target in Canada Bay of 2,150 new dwellings between 2016 and
2021.

The City of Canada Bay Local Planning Strategy aims to achieve that target through quality urban design
outcomes designed and located to meet the requirements of the existing and future population, including the
ageing population and affordability. Additionally, the Strategy targets protection of heritage items,
conservation areas and the natural environment, including prominent view corridors covering parks, bushland
and foreshore areas. The Strategy also looks to ensure that planning for land use and transport occurs in an
integrated manner to reduce private car use,

The planning proposal would address these issues in the following manner:
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u Provide both public and private areas within high amenity, including improved access to the foreshore

w Support the changing social needs of the community through the provision of a range of unit typologies
and price points, including affordable housing

m Provide easy access to a range of retail and community uses, including child care facilities, thereby
supporting both an ageing population and young families with children and reducing vehicle trips

w Retain the industrial heritage onsite through the adaptive uses of the Bushells building

® Protect the natural environment through site remediation and enhancing the site’s connectivity to the
foreshore.

4.9  Summary & Implications

Anticipated population growth and latent demand for new residential dwellings in the Canada Bay LGA has
been driving a transformation of industrial and business areas with a notable increase in the level of mixed use
developments incorporating residential uses over time. This trend is projected to continue, with demand in the
Canada Bay LGA expected to remain strong through the next decade.

As there are limited opportunities to develop new housing in sites with high amenity and good transport links,
increasingly old industrial and cottage sites are being redeveloped to maximise their potential to contribute to
a range of government objectives.

From a policy perspective, the Planning Proposal would help to meet the shortfall of new dwellings in a highly
sought after location within the inner west of Sydney.

In addition to contributing to the supply of housing, other benefits from the development include:

= Complementing the character of the immediate region, which is predominately residential

» Increasing the proportion of residents living close to employment, retail facilities, amenities and public
transport {which aligns with the NSW State Plan 2021)

» Supporting the viability of the main retail and commercial precincts, including the Majors Bay Road
shopping centre

w  The Subject Site is also distinctly positioned close to education and recreation facilities such as the
Concord Public School, Concord High School, Massey Park Public Golf Club, Barnwell Public Golf Club,
Bayview Park, lesse Stewart Reserve, Greenlees Park, Rathwell Park and the Cintra Park tennis courts.
This is an advantage to residential developments with residents seeking to escape from the urban
environment and attracted by proximity to schools for their children

u Provision of open space. This new space would have a positive visual impact in the locality. There is also
however a range of social benefits that well located and equipped open space offers to the local
community and society more broadly. Research has found that the provision of parks and open space
areas promotes physical activity and the associated health benefits for all age groups'

= Providing development contributions which could be used to improve public space and infrastructure
within the LGA,

7 South Australian Active Living Coalition, Creating active communities, How can open and public spaces in urban and suburbian
environments support active living? A literature review. South Australia: 2010
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5.0 ECONOMIC IMPACTS

The following Chapter assesses and where possible quantifies the likely econemic impacts of retaining the
Subject Sites current use and zoning in comparison to redevelopment of the Subject Site under the Planning
Proposal.

5.1 Employment

The Subject Site is currently home to the Bushells coffee manufacturing facility and employs 136 persans {full-
time and part-time) across a range of roles:

e Factory floor {skilled) — 14 persons

w Factory floor (unskilled) — 61 persons
w Office staff — 44 persons

= Management staff — 17 persons.

However, the factory has reached the end of its useful life and an alternative location is currently being sought
for a new operation.

The City of Canada Bay Local Planning Strategy 2010-2031 (pg. 64, Table 4.3) includes an assessment of
employment land capacity and the potential for existing employment land sites to accommodate future
employment undertaken by SGS Economics and Planning Pty Ltd (SGS). Based on this analysis, the number of
additional jobs that could be created on site if the existing FSR of 1:1 were maximised is estimated to be 37,
based on creating an additional floorspace capacity of 2,953sgm.

As it is uncertain what industrial uses the Subject Site would be redeveloped for. It has been assumed that the
existing operations are maintained and expanded to maximise the floorspace and employment potential as
described in the City of Canada Bay Local Planning Strategy 2010-2031.

The Planning Proposal would support permanent employment post-construction through the operation of
retail and community uses within the development.

The Table below provides an estimate of the number of jobs that would be supported on the Subject Site in
accordance with the Planning Proposal.

Table 9: Planning proposal employment generation

No. of Workers

Land Use Employment Density NSA (sqm)

Shop front space 1 worker per 24sqm

Source: 18IS World Reports

* Assumes 92% of GFA is leasable space

** Work at home: 7.6% of workers undertake majority of work at home (ABS Locations of Work 2008 Cat 6275.0) and there are 1.4
working residents per occupied dwelling in Canada Bay LGA [Census 2016] which calculates to approximately 1 fob for every 10 dwellings.
Assumes 4% of apartments remain vacant.

M C19051 Concord Freshfood Project  to rie Impact Assessmend Page 32

Iltem 9.3 - Attachment 21

Page 891



(3 ‘ City of Agenda to Ordinary Council Meeting
== | Canada Bay 6 December 2022

HillPDA

Based on Table 10, the Planning Proposal is forecast to provide 187 jobs on the Subject Site after full
development. These are jobs in full, part-time and casual positions. On this basis the Planning Proposal would
provide 51 more jobs than the current use of the site,

If the current land use continued the combined total of 136 workers’ remunerations under the current zoning
would be approximately 58.4 million assuming an annual average wage of 561,920 in 2014-15 — sourced from
IBISWorld Market Research for 'Tea, Coffee and Other Food Manufacturing Australia’”.

Total workers’ remunerations under the Planning Proposal is a little lower than the base case (approximately
$7.1 million} as shown in the Table below, but with the creation of an additional 51 jobs. This is because the
change in nature of the work from largely full time manufacturing jobs to a combination of full and part time
jobs in lower paid retail services.

Table 10; Potential salary contribution

Total Wages (5m)

Land Use ! No. of Workers Average Annual Wage

Work at Home 51 562,000 53.16

Source: ABS Average Weekly Earnings {€at 6302) and IBIS World Reports.

5.2 Gross Value Added

Gross value added of an industry refers to the value of outputs less the costs of inputs. It also measures the
contribution that the industry makes to the country’s wealth or gross domestic product (GDP).

We estimate the GVA from the existing industrial uses on the site to be $14.4m every year based on $106,176
per worker™,

We estimate the value add from the Planning Proposal to be in the order of $8.2m every year as shown in the
below table.

Table 11: Gross value added from the various land uses on site

Land Use No. Of Workers IVA/ Worker Gross Value Added (5m)

542,800
51 $77,500 5395
187 552,264 $9.77

Source: * |BISWorld Industry Reparts and HillPDA Estimate

Therefore the Planning Proposal would provide a lower annual gross value added or contribution to the
economy than under its existing use despite the increase in number of workers, This is not surprising because
the existing use is @ manufacturing business and manufacturing generally has higher levels of value added than

retail and personal services,

? Sources: IBIS World Reports and HillPDA
® Sources: 1BIS World Reports
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5.3 Economic Impacts from Construction

The following assesses the economic implications of rezoning the Subject Site to allow for a mixed use
development. Given that the Planning Proposal is at a concept stage, a high level assessment of potential
economic benefits has been undertaken.

The construction industry is a significant component of the economy accounting for 7.3% of Gross Domastic
Product {GDP) and employing almost ane 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:

w Production induced: which is made up of:

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

an industrial support effect: which is 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.

Table 12: Estimated economic multipliers

Production induced effects
Consumption

First round Iny Induced Effects
effects support effects

Output ($fm) 1.000 0.620 0.647 0,945 3309

Output {$million) 3109 192.8 2011 293.5 1,028.6

Source: ABS Australian National Accounts: Input-Output Tables 2014-15 {ABS Pub: 5209.0)

With an estimated cost of $311m construction would generate a further $394m of activity in production
induced effects and $294m in consumption induced effects. Total economic activity generated by construction
would be 51.03bn.

5.4  Construction Employment

HillPDA calculates that every million dollars of construction generates 2.16 full time positions over 12 months
directly in construction on site””, Based on the estimated cost of $311m, 673 job \_.fears13 would be directly
generated.

™ 18IS World Construction Industry Report 2015
¥ source: Hill PDA and ABS Australian National Accounts: Input Output Tables 2014-15 (ABS Pub: 5209.0)
= Note: One job year equals one full-time job for one full year
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Table 13: Estimated Job Multipliers

Production induced effects

Direct Industrial
Effects support effects

Multipliers 0.737 0.818

Job Years per .

$million 2.165 1.596 1772 3.079 8.612
i Job ¥

setslinh Youn 673 496 551 957 2,677

Generated

Source: ABS Australian National Accounts: Input-Cutput Tables 2014-15 {ABS Pub: 5208.0]

Consumption
Induced Effects

From the ABS 2014-15 ANA Input-Output tables Hill PDA has calculated the multipliars for first round, industrial
support and consumption induced effects of 0.74, 0.82 and 1.42 respectively for every job year in direct
construction. Including the multiplier impacts the proposed development would therefore have potential to
generate 2,677 job years during the period of construction.

Note that the muitiplier effects are national, and not necessarily local, The ABS notes that "Care is needed in
interpreting muitiplier 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.” Nevertheless, multipliers represent a significant additional economic benefits
associated with this development to the economy.

5.5  Other Economic Impacts

5.51  Expenditure from Residents

The Planning Proposal would provide 532 new residential dwellings on site. Assuming 96% of the apartments
are occupied and an average occupancy rate of 2.3 persons per apartment” we estimate 1,175 permanent
residents on the Subject Site.

These residents would generate demand for local retail and commercial goods and services. With an assumed
average retail spend of 514,550 per |:a;:|itz|:ls the residents would spend around $17.1m every year on retail
goods and services,

The retail centre will include speciality shops and restaurants as well as convenience shopping. HillPDA's retail
assessment'® demonstrates that the majority of expenditure generated by onsite residents would be would be
captured by the larger centres such as Concord (Majors Bay Road), Burwood and other existing centres. The
Subject Site's retail offering will however attract some of the convenience shopping demand previously
captured by these neighbouring centres for residents within a walking catchment. It will provide some
attraction as a ‘retail/restaurant destination’, reflecting its unique offering with the heritage building,
waterfront access, through site link and the public amenity provided on site.

* Caleulated from known occupancy rates by dwelling type by bedroam number in Canada Bay LGA {ABS Census 2016)

® HillPDA, Concord Site Retail Demand Assessment {March 2016)
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5.5.2  Expenditure from Workers

A recent surveyu found that Sydney CBD workers spend an average of $230 a week or $11,000 per annum on
retail goods and services in the CBD localities. In smaller centres average spend is considerably lower due to
the lack of retail offer. For the purpose of the assessment HillPDA has applied a more conservative weekly
expenditure of $80 per week per employee which equates to an annual spend of around 53,700. With 51 non-
resident workers on site this amounts to around $335,000 per annum.

5.5.3 Investment Stimulus

Where a significant property investment decision has been made it is generally viewed as a strong positive
commitment for the local area. Such an investment can in turn stimulate and attract further investment. The
direct investment in the Subject Site would support a wide range of economic multipliers as outlined above
which would in turn support investment in associated industries. It would also raise the profile of Concord to
potential investors.

The proposed development would create additional business opportunities in this locality associated with
future residents and the commercial and retail uses on site. it would increase the profile of this area and in so
doing increase the financial feasibility of mixed use development, potentially acting as a catalyst on
surrounding sites,

5.6  Public Benefits

In addition to providing 475 dwelling units, the Planning Proposal will provide substantial public benefits in
terms of open space, public transport services and affordable housing. The total value of the public benefits
components amount to $51.3m as quantified in the table immediately below.

Table 14: Estimate of Value of Public Domain

Public Benefit

AIR RIGHTS QVER PUBLIC OPEM SPACE" $3,500 fsqm 25,500,000

aw ssoran 300000
s:07  $3611/sam 18,802,000
somo
51302000

* The equivalent rate for the market value of development rights [$/sqm GFA} adopted by Burwood Council under its VPA palicy evident
by several development site sales in 2017-18

** Assumes 10% of the total residential GFA and a benefit of 25% of the assumed sales rate per net saleable area of $14,444/s5qm (or
equivalent in menetary terms).

*** This is the capped level of underwriting by Freshtood for three years of service

Source: Freshfood and HillPDA

5.6.1  Bus Service

A public benefit is the proposed community bus loop operating hourly and connecting the site with both
Burwood and Strathfield stations via Concord hospital. It is proposed that the developer will fund the operation

* 2013 National Office Workers Survey, Urbis (2013)
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of the bus route at an annual estimated cost of 5280,000 (excludes fleet and depot costs) for a period of three
years.

5.6.2  Ferry Service

The above estimate also includes the cost of Freshfoods underwriting a ferry service {14 ferry trips to
Barrangaroo every day, 7 days a week} at $700,000 over three years, commencing immediately following
building completion of the first residential stage.

5.6.3  Public Open Space

The development proposes significant visual and amenity improvements to the public domain by way of
renewed urban form, increased connectivity including open spaces and a through site link, and associated
landscaping works. These improvements would enhance the appeal of the site for a broad range of visitors
increasing the scale of its trade area.

The public open space area in the above table measured at 7,400sgm relates only to the foreshore park and
public plaza area. It excludes the area of internal roads or laneways and the areas of private open spaces.

The public spaces, through site link (between the waterfront and Burwood Road) and the public transport
services are public benefits being delivered by the planning proposal. These items will benefit a much wider
community than just the residents on the subject site. If the site was already appropriately zoned for
residential apartments then an application could be submitted for a residential only development with no
provision of public spaces, no public access through the site and no underwriting of additional public transport
services, For these reasons the above items should be treated as public benefits over and above normal
development costs.

5.6.4  Affordable Housing

For the purpose of the assessment it has been assumed that 10% of the apartments are sold at 75% of market
value. The benefit to affordable housing is the 25% discount on average end sale value (514,444 per square
metre of internal saleable area).

There is flexibility around the implementation. Hence the contribution could be made by monetary payment or
other method to the equivalent value.

5.7  Summary and Implications

The below table summarises the economic benefits of retaining the current uses in comparison to the
development of the Subject Site in accordance with the Planning Propasal.
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Table 15: Summary of the Economic Impacts of Planning Proposal

Total Jobs Generated 136
Total Salarles Generated {Sm) 3$8.4m
Gross Value Added ($m to GDP) 514.4m
Construction Costs {$m)

Total Economic activity from construction®

Jobs Years in Construction™™
* Assumes expansion of activity to the site's feasible capacity {Canada Bay LPS)

Current Use ‘

HillPDA

Planning Proposal
187
$7.1m
59.8m
$31im
£1.0bn
2,677

** Direct and Indirect Job Years, where a lob Year refers to a single individual who is employed for one year

The Planning Proposal would provide more jobs onsite than the base case (retained for existing uses with
potential expansion to maximise floorspace and employment capacity) and a higher level of industry value

added than an expanded food and beverage manufacturing operation.

The Planning Proposal would create an additional 10 ongoing jobs. It would generate $1.0 billion in activity and
create 2,677 job years during the construction phase of the development. The base case of continued
industrial use would also create benefits during its expansion phase, but these are comparatively small

compared to those under the Planning Proposal.
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Disclaimer

i This report Is for the confidential use anly of the party to whom it fs 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 ke relied en by any third party
who, subject to paragraph 3, must make their own enguiries in relation to the issues with which this report deals.

. HillPDA makes no representations as to the appropriateness, accuracy or completeness of this report for the purpose of any party
other than the Client ("Recipient”}. HIIPDA disclaims all liability to any Recipient for any less, error of 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.

4 This report must not be disclosed to any Recipient or repraduced in whole or in part, for any purpose not directly connected to the
project for which HillPDA was engaged to prepare the report, without the prior written approval of HillPDA. In the event that a
Recipient wishes to rely upon this report, the Recipient must inform HIlIPDA 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 HIllPDA. While we endeavour 1o check these estimates, assumptions and information, no
warranty is given in relation to their reliability, feasibility, accuracy or reasonableness. HillPDA presents these estimates and
assumptions as a basis for the Client’s interpretation and analysis. With respect to farecasts, HillPDA does not present them as results
that will actually be achieved. HillPDA 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.

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

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 ossumption that the lender or addressee as referred to in this valuation report fand no other)
may rely on the valuation for mortgage finance purpuses and the fender has complied with its own leading guidelines as well
as prudent finance industry lending practices, and has considered all prudent aspects of credit risk for any potential borrawer,
including the barrower’s obility to service and repay any mortgage loan. Further, the valuation is prepared on the assumption
that the lender is providing mertgage financing at a conservative and prudent loan to value ratio.

2. HIllPDA makes no representations or warranties of any kind, about the atcuracy, refiability, completeness, sultability or fitness in
refation to maps generated by HilIPDA or contained within this report.

Ligbifity limited by o scheme approved under the Professionol Standards Legislation
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BONEULOING

SYDNEY

Level 3, 234 George Street
Sydney NSW 2000

GPO Box 2748 Sydney NSW 2001
t:+612 9252 8777

f: +61 2 9252 6077

e: sydney@hillpda.com

MELBOURNE

Suite 114, 838 Collins Street
Docklands VIC 3008

t:+61 3 9629 1842

f: +613 9629 6315

e: melbourne@hillpda.com

WWW.HILLPDA.COM
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EXECUTIVE SUMMARY

The owner of the 3.93 hectare coffee factory at 160 Burwood Road, Concord will decommission the factory and
is seeking to rezone the land to enable redevelopment for mixed uses.

This report summarises the findings of the retails needs and impact assessment of the proposal.

Within a walkable catchment of 800m there are around 3,300 residents and this is forecast to increase to
around 4,000 by 2031. Redevelopment of the subject site will add a further 1,175 residents. Expenditure on
retail goods and services generated by these residents will increase from S50m in 2017 to $84m in 2031
{$2017).

The provision of a local centre on the subject site of 3,500sqm GFA (assuming 2,800sgm leasable retail space
and say 500 to 600sgm non-retail commercial GLA} is expected to achieve total retail sales of $18.7m by 2024.
Around 75% of its trade is expected to come from residents in the immediate area. There is the opportunity to
capture day trippers with the “theming” of retail space in the heritage building and facing the waterfront.
Examples of retail spaces themed in heritage buildings include Harold Park, Danks Street Waterloo, The
Grounds Alexandria, Stockland Cammeray and Bakehouse Quarter North Strathfield.

The strongest immediate impacts of the proposal are expected to be experienced by Concord Town Centre
{Majors Bay Road) and on Cabarita and Bray Roads neighbourhood clusters. These centres are likely to
experience around 7% loss in trade, This is considered to be a low to moderate impact. The impacts on all
other centres are expected to be insignificant at less than 5% loss in trade.

Qver time these impacts will diminish. Canada Bay west (Concord SLA) is forecast to achieve populatien
growth of more than 1% every year over the next decade. The suburb of Concord is expected to be around
1.3% per annum — 26% over the next 18 years. As a result, by 2024, all existing centres in the locality are
expected to trade at 7% or more above their 2017 levels with or without redevelopment under the planning
proposal. Hence the viability of any existing centre will not be threatened,

Following full development there will be a sufficient population (around 5,000) within a walkable catchment to
support a small village centre as proposed. This will have benefits of fewer car trips and reduced reliance on
private motor vehicle trips.

Without the retall space the 5,000 people that live on site and within a walkable distance will have no retail
facilities for top-up food and grocery shopping. Without the retail space the proposal itself will be a residential
only development rather than a mixed use development. Apart from fewer jobs on site it would lack activation
to both Burwood Road and the waterfront.
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1.0 INTRODUCTION

HillPDA was commissioned by Colliers on behalf of the site owners, FreshFood Pty Australia, to undertake a retail
needs assessment (hereafter referred to as ‘the Study’) of a planning proposal for the rezoning of land known as the
FreshFood site (also commonly known as the Bushells Coffee Site). Hereafter it is referred to as the subject site.

1.1.1  The Subject Site

The subject site has an area of 3.93ha and is located at 160 Burwood Road, Concord (see Aerial figure below).
It consists of the following lots: Lot 2, DP230294, Lot 398, DP752023, Lot 399, DP752023, Lot 5, DP129325.

Figure 1-1: Aerial image of Subject Site

Source: SIX Maps

The site area is currently zoned IN1 General Industrial — see Figure 2. The site has a legal frontage to the
Parramatta River (Exile Bay). Access along the foreshore is currently available to the public however the
remainder of the site is securely fenced. The site has an approximate 170m frontage to Burwood Road on its

southern boundary.

M C17051 Concord FreshFood Project Befoll © : = Page 7 of 30
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Figure 1-2: Site zoning

Source: NSW Planning Portal

1.1.2  Area Overview

The subject site is around 1.5km from the Majors Bay Road shops, 2.5km from Burwood Station and 1km from
Parramatta Road (A4). Sydney CBD is 12km from the site via Parramatta Road, which is a 45 minute journey by
bus or 15 minutes by train from Burwood Station. The site is within an easy drive {(6km) of Sydney Olympic Park
and Rhodes Waterside Shopping Centre. Cycling times to these venues is around 15 minutes.

The subject site is also distinctly positioned close to education and recreation facilities such as the Concord
Public School, Concord High School, Massey Park Public Golf Club, Barnwell Public Golf Club, Bayview Park,
Jesse Stewart Reserve, Greenlees Park, Rothwell Park and the Cintra Park tennis courts.

1.1.3  The Study Purpose

It is understood that FreshFood Services Pty Ltd is seeking the rezoning of the subject site from its current
zoning of IN1 General Industrial under the Canada Bay Local Environmental Plan {LEP} 2013, to a zoning that
would allow a mixed use development.

The purpose of this Study is to provide an assessment of the likely demand for retail services on the site
including the amount of space and the type of offering or tenancy mix,

This study also considers the retail trading impacts on existing centres in the locality both at a point in time and
over time having regard to growth in wider trade area.
1.1.4  Planning Proposal

The Planning Proposal would facilitate a mixed use development comprising medium to high density
residential, retail, commercial and community uses.

The proposed development provides:
= 535 residential dwellings

53 (10%) for affordable housing
& Up to 3,500sqm of retail space

® 15,700sqm of public open space.
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2.0 DEMAND FOR RETAIL SPACE

There are three sources of expenditure generating demand for retail space on the subject site being local
residents, local workers and visitors or day trippers. Each one of these sources is examined below.,

2.1 Expenditure from Residents in the Locality

There are around 3,300 residents within a walkable catchment (or immediate trade area) of the subject site defined
as being within a distance of around 800m. This catchment extends to Tripod Street and Lindfield Avenue to the
west, between Edith Avenue and Corby Avenue to the southwest and includes around 350 residents living just south
of Lyons Road West between Cintra Park Netball courts and Barnwell Park Golf Course.

Figure 2-1: Likely walkable catchment

There are a further 550 residents that live just north of the walkable catchment on the Cabarita Peninsula
between Exile Bay and France Bay. Whilst the walking distance is slightly more than 800m it is an attractive
walk along the foreshore of Exile Bay pass the golf course and there is a lack of retail offer on the Cabarita
Peninsula itself.

2.1.1  Socio-demographics of Residents

Below is a summary of the socio-demographic character of the area. Understanding the socio-demographics of
a trade area (or potential trade area) is important as it affects the demand for retail and commercial services
and the type of retail offer. Most importantly Household expenditure surveys have consistently shown a strong
positive correlation between income and consumption levels and household consumption is directly related
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to the level of demand for retail space. The study area for this analysis is the State Suburb of Concord as
defined by the Australian Bureau of Statistics in the Census of Population and Housing 2016.

Concord had an above average representation of people barn in Australia at 62% of the population compared
to Greater Sydney at 57%. The most common ancestries in Concord were [talian 17.7%, English 14.7%,
Australian 14.0%, Chinese 9.5% and Irish 7.4%. This represents a marked difference from the most comman
ancestries in Greater Sydney, which were English 19.4%, Australian 18.1%, Chinese 7.8%, Irish 6.6% and
Scottish 4.9%.

The chart below shows an overrepresentation of older persons living in the walkable catchment and an
underrepresentation of young to middle aged aduits. 17.9% of residents were over 65 years old with a median
age of 41 in 2016 compared to 13.9% and 36 respectively Australia wide.

Figure 2-2: Population by Age Cohort
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Source: ABSCensus 2016

Most importantly, local residents in the walkable catchment have higher income levels compared to Greater
Sydney. In 2016, median household income was 52,078 per week in Concord and $1,750 in Greater Sydney.
31.9% of households had an income level over 53,000 per week compared to 23.6% for Greater Sydney. Higher
income levels results in more expenditure on retail goods and services. Income levels are shown in Figure 2-3
below.
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Figure 2-3: Income bands
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Concord featured a higher proportion of separate houses than Greater Sydney (71.2% and 57.2% respectively)
and a lower proportion of Flat-unit-apartment type dwellings (16.4% and 28.2% respectively). The mix of
dwelling structures in Concord and Greater Sydney is outlined in Error! Not a valid bookmark self-reference.
below

Figure 2-4: Dwelling structure
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The census revealed that Concord had a higher level of homes owned or being purchased at 75% compared to
64.1% of homes in Greater Sydney. Tenure type is shown in Figure 2-5 below.
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Figure 2-5: Tenure type
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Concord featured higher levels of car ownership than that of Greater Sydney. The proportion of houses with
two, three, four or more vehicles was higher in Concord and households with one vehicle or no vehicle at all
was higher in Greater Sydney. The percentage breakdown of vehicles per dwelling is shown in Figure 2-6 below.

Figure 2-6: Number of vehicles per dwelling
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= Concord
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Concord featured a higher proportion of family households than Greater Sydney at 80% and 73.7%
respectively. In Concord, 17.1% of households were lone person households and 2.8% were group households.
In Greater Sydney, 21.6% and 4.7% of households respectively were lone person and group households.
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Figure 2-7: Household structure
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In summary, the suburb of Concord has a high proportion of family households on high levels of income that
own their own dwelling outright. These types of househalds have above average levels of demand for retail
goods and services. In particular they demand high quality specialty food stores and quality restaurants.

2.1.2  Population Growth

Population in the walkable catchment in 2016 was approximately 3,350 based on ABS Census and PitneyBowes
Anysite 2016. There are some variations in population forecast ranging from almost zero growth in the
immediate area to 2.0% per annum as forecast by Pitney Bowes Anysite at SA1 level. At a suburb level Pitney
Bowes Anysite is consistent with Forecast.lD to 2026. These forecasts do not take into consideration the
subject planning proposal itself. For the purpose of the demand modelling we have adopted a rate of 1.0% per
annum and added the population from the planning proposal.

Average household size in an occupied apartment in Canada Bay LGA is 2.2°. For total dwellings it is a little
higher at 2.4. Although strata titled the average internal area of the apartments on the subject site will be
around 100sgm — larger than average at around the size of a 3-bedroom unit. Hence we would expect a
slightly higher average household size and we have assumed 2.3.

Based on an average occupancy of 2.3 persons per dwelling and assuming 96% occupancy we forecast the
population on the subject site to reach residents. For the purpose of the forecast we have assumed that
development will be 70% occupied by 2026. The forecast of population in the frade area is shown in the table below.

Table 1: Forecast residents within the B00m walkable catchment

Forecast residents in Trade Area

Residents on the subject site

Total Residents in Trade Area
Source: Pitney Bowes Anysite 2017 and TPA 2018

* Average occupancy rate of apartments only in the Canada Bay LGA 2016 (ABS Census)
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2.1.3  Expenditure from residents

Expenditure per capita generated by trade area residents is provided in the table below.

Table 2: Expenditure per capita (52017)

2016 2021 2026 2031
Supermarkets & grocery stores 4432 4,612 4,800 4,995
Specialty food stores 521 542 564 587
Fast-food stores 817 850 884 920
Restaurants, hotels and clubs® 1,580 1.644 1,711 1,781
Department stores 1,037 1,079 1,123 1,169
Apparel stores 1,335 1,389 1,445 1,504
Bulky goods stores 2,106 2,191 2,280 2373
Selected personal services™* 558 580 604 629
Total retailing 14,781 15,382 16,007 16,658

Source: Pitney Bowes Anysite 2016 and HillPDA

* Refers to drinking and dining areas anly

** As per ANZSIC (includes hair and beauty, optical dispensing, clothing alterations and shoe repairs, key cutting, video hiring and photo
processing}

The above forecast allows for 0.8% per annum real growth in retail spend per capita based on the long term
trend since 19867,

The ABS Cat No. 8624.0 1998-99 provides a cross tabulation of expenditure by commodity type by retail sales
by store type. HillPDA has recalibrated the cross tabulation data to account for retail trends since 1998-99 and
to ensure that the results closely matches total retail sales by store type in the national accounts. Multiplying
the results by forecast expenditure provides the following results.

Table 3: Forecast expenditure generated by Residents {$2017m)

YEAR 2016 2021 20261‘ 2031

Supermarkets &_ grocery stores 14.8 16.2 218 253
Take-away liquor stores 1.4 1.6 21 2.4
Specialty food stores 17 19 2.6 3.0
Fast-food stores 2.7 3.0 4.0 47
Restaurants, hotels and clubs 5.3 58 1.8 9.0
Department stores 35 3.8 51 5.9
Apparel stores 4.5 4.9 6.6 7.6
Bulky goods stores Ak 1.7 104 12.0
Other personal & household goods 6.6 7.2 9.7 11.3

Selected personal services 1.9 2.0 27 3.2

Total retailing 49.5 54.1 72.8 Ba.4

 HillPDA calculation from ABS Population, CPl and Retaif Sales for Australia Total
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The above table shows a significant level of growth {80%) in retail expenditure generated by local residents
from $50m in 2017 to $84m in 2031. Of course any proposed retail space on the subject site cannot expect to
capture total expenditure as a high proportion of it will be captured by larger higher order centres. Large full
line supermarkets generally require a turnover of $30m or more. Given that the supermarket will be restricted
to 1,000sqm in size its role will be different from the large full line supermarkets. It will be a metro style
supermarket providing a “convenience” role. It will be a “small trolley and/or basket” supermarket for regular
shopping rather than a large trolley supermarket for weekly or fortnightly shopping. A large proportion of trade
is expected to come from local residents that walk to the store rather than take their car.

For a supermarket of around 600sgm to 1,000sgm we would expect that it would capture around 30% of the
local area’s expenditure in supermarkets and grocery stores. The subject site also has potential to capture a
similar propertion of local resident expenditure in specialty foods, food services, liquor and personal services.

2.2  Expenditure from Visitors

In addition to residents within the walkable catchment we would expect some expenditure to be captured
from residents outside the walkable catchment. As mentioned above there are a further 550 residents on the
Cabarita peninsula immediately north of Exile Bay that occasionally would walk the 1km distance given the
pleasant amenity between the golf course and the water edge. There is also further opportunity to capture
expenditure from cyclists using the foreshore route. We would expect a further 20% increase on the above
figures to account for expenditure from beyond the walkable catchment, Furthermore a restaurant or 2 or 3
restaurants that earn a good reputation, particularly when themed at the waterfront, can attract patrons from
a much wider area — even beyond the LGA boundary.

2.3 Expenditure from Workers

Some expenditure can also be captured by workers on site. A recent survey found that Sydney CBD workers
spend an average of 5230 a week or $11,000 per annum on retail goods and services in the CBD localities®. In
smaller centres average spend is considerably lower due to the lack of retail offer. For the purpose of the
assessment HillPDA has applied a more conservative weekly expenditure of $80 per week per employee which
equates to an annual spend of around $3,700. With 91 non-resident workers on site this amaunts to an
additional $335,000 per annurn.

2.4  Total Potential Retail Sales and Demand for Retail Space

Total potential retail sales are derived from applying target capture rates to expenditure generated by trade
area residents. Demand for retail space is calculated from dividing potential retail sales by industry benchmark
retail turnover density (RTD) rates (S/sgm). This is shown in the table below.

#2013 National Office Workers Survey, Urbis {2013}
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Table 4: Demand for retail space on the Subject Site

Capture from Trade

Store Type \
i yee Area Residents

RTD ($/sqm)* 2021 2026 ‘ 2031

Supermarkets & grocery stores : 909 1017

Take-away liquor stores 83 93
Specialty food stores E 140 157

Fast-food stores 183 205
Restaurants, hotels and clubs : : 513 574
Department stares D o
Apparel stores 0 o
Bulky goods stores o0 0
Other personal & household 483 548
Selected personal services 272 304
7 i Lo

:::: ;:;Zi::::?:wei gl 228

2,955 3,355

Source: Shopping Centre News, PCA, Urbis Retail Averages, HIllPDA and various consultancy studies

* Assumes to increase at 0.4% per annum from 2016 in line with historic trends.

** Includes non-retail commercial occupiers of shop front spaces such as real estate agents, travel agents and financial institutions.
Totals assumes 20% of the wurnover is derived from beyond the trade area and a further $335,000 per annum from non-residest workers
on site.

The above table shows that residents within the walkable catchment, visitors and workers on site could
support around 3,300sgm of leaseable shop front retail space.

2.5 Examples of Neighbourhood Centres

We tested the robustness of the above estimates by benchmarking it to other known neighbourhood centres
(generally centres below 3,000sgm in size with no supermarket or a small format supermarket less than
1,000sqm). Examples include:

= Breakfast Point has a 2,500sgm centre anchored by a 1,400sgm Supa-IGA serving a population of
around 4,500 to 5,000 people

= North Epping has a 1,500sqm shopping centre including a 2505qm supermarket serving a trade area of
4,400 people

w East Killara has a 1,200sqm shopping centre comprising 9 shops with 300sqm supermarket serving a
population of 2,900

® North Turramurra has 2,500sqm of retail space anchored by a 500sqm supermarket for a trade area of
4,000 people

»  West Pymble has 2,000sqm comprising 22 shops anchored by a 300sgm supermarket serving a trade
area of 5,000 people.

The above examples are centres that are generally positioned in the centre of their respective trade areas and
have well defined trade areas {suburbs) surrounded by arterial roads and bushland. These centres have all
performed sustainably over the past couple of decades suggesting that a centre of say 3,000sqm for the subject
site is an appropriate size.
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Additional retail space could be provided on the subject site but this implies that it will draw other expenditure
from outside the immediate area. This is achievable if the offer is such that it becomes a destination.
Additional sources are explored in the following sections.

2.6 Examples of Heritage Themed Centres

The subject site provides a unique opportunity combining quasi-heritage Industrial architecture with
waterfront amenity. Below are some case studies of retail centres that offer some insights into what is
achievable on the subject site. The case studies also allow the ingredients to successful village centres to be
explored and lessons learned applied to the Subject Site.

2.6.1 Harold Park

Harold Park is a 5 stage development being undertaken by Mirvac on the former Harold Park Raceway, Glebe.
The concept plan for Harold Park comprises approximately 1,250 residential dwellings to be a mixture of 1, 2
and 3 bed properties and terraces and a further 50 affordable housing dwe!!ingsa. A retail centre of 5,920sqm
gross lettable area inclusive of a supermarket has just been completed in the former Rozelle Tram Sheds which

are heritage listed.

The ultimate retail mix of the centre based on the development application comprises:

& 2,656sqm supermarket

= 500sgm gymnasium

¥ 2,720sqm of convenience focused retail
w A further 500sgm community facility.

The former Rozelle Tram Sheds comprise a split level facility with access to Jubilee Light Rail Station, a
supermarket and community uses located on the upper level and market hall style retail with car parking
located at the ground level. Similar to Precinct D, a retail centre in this location faces the challenge of activating
a split level and laneway focused centre. By incorporating key anchors such as a supermarket, community
facilities and gym in strategic locations the proposed layout seeks to pull footfall through the centre in a
manner to benefit all businesses and promote commercial viability.

* Harold Park Tram Sheds Econormic Impact Assessment, Hill PDA (2013)
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2.6.2  Danks Street

Danks Street is a new centre which has emerged out of residential growth in the surrounding suburb of
Waterloo and in particular the adjacent high density Meriton development. No trading data is publically
available for this centre but anecdotally we understand that it is trading well.

Retail in the centre is focused on the Danks Street
Shopping Plaza which provides 3,642sqm GLA floorspace
anchored by Coles (2,642sgm) and 15 specialties
(1.2205qm}5, A 1,475sgm ALD| foodstore recently
opened near the Shopping Plaza and there is a further
2,100sqm of strip retail along Danks Street®. The strip
retail has built a reputation through a mix of cafés and
restaurants, art and furniture galleries as well as a place
for artisan handcrafts. It was formerly anchored by
Fratelli Fresh and Café Sopra and associated Vicino Casa
di Fratelli (kitchenwares). Total retail floorspace in Danks
Street is approximately 7,200sqm GLA.

Today Danks Street is an example of the success that retail targeted at the high end cafe/ restaurant market
can have in activating a centre. The centre has a good provision of cafes and restaurants which serves a wide
catchment area and lead to the centre developing a reputation for dining and eating out which attracted
shoppers. There are also a number of organic and other specialty foods, art and craft, furniture and bulky
goods stores.

2.6.3 The Grounds Alexandria

“The Grounds” on Huntley Street in Alexandria has a similar storey to Danks Street. It began as a freestanding
restaurant but is now supporting other retail uses adjacent due to its popularity with a further broadening of
retail uses’.

Located in a former industrial precinct from
the 1920s, The Grounds of Alexandria is a
landmark coffee roastery, café and kitchen
garden known for its abundance of fresh
produce and hands-on experiences. Opened in
April 2012 the site hosts a coffee research and
testing facility, artisan bakery and luscious
open garden of heirloom vegetables, fragrant
herbs, fresh fruit and flowers, farm animals
and children’s play area.

There are plans for further expansion to

include a cider room, meat shop, children's
cinema and wood-chopping area.

3 NSW/ ACT Shopping Centres Directory, Property Council of Australia (2012/13)
'_' Redfern-Waterioo Retail Needs Assessment, MacroPlanDimasi (2012)
" Employment Lands Study, SGS Econpmics and Planning (2013)
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2.6.4 Cammeray

Stockiand Cammeray is a purpose built shopping centre catering for the surrounding, affluent residential
suburb. It opened for trading in November 2008 and provides 5,700sqm of commercial floorspace in the
following components.

Retail Store Type Floorspace {sgm i.E_L.ﬂjﬂ

Harris Farm Foodstore 712
11 Speciaity stores 2,580
Childcare centre 1,550

a3
Office space 534

Stockland Cammeray is anchored by a Harris Farm. The other 18 tepancies include 6 café, restaurant and
takeaway food tenancies, butcher, patisserie, pharmacy, nail bar, hairdresser, dentist, medical practice and
childcare centre.

The demographic of the main trade area served by this development has an average household income which
is 40% above the Sydney Metropolitan average.

2.6.5 Bakehouse Quarter

The Bakehouse Quarter is a
redevelopment project on the
former Arnott’s biscuit factory
site  located along George
Street in North Strathfield some
3.5 kilormetres from Precinct D.
The theme of the project is
mixed retail, entertainment and
office uses integrated into the
historic factory of the site and
its buildings along with open

space and cobblestoned lanes and streets.

Retail tenants include ALDI, minimart, food markets and specialty stores including pharmacy and newsagent
and 14 personal service outlets including hairdressers and fitness centre in addition to about 17 restaurants /
bars [/ cafes. The entertainment offer includes ten-pin bowling, dance studio, amusement centre and laser
skirmish. The site also accommodates two childcare centres and an education college. Approximately 11
commercial tenants are located in the development including professional service firms and NRMA’s head
office and main call centre. The site includes serviced offices with shared facilities and services for small
business tenants.

In terms of design, the layout follows the former industrial site’s structure and can therefore be described as a
campus style development. The area has ample at grade car parking and is adjacent to the junction of
Parramatta Road and the M4 Motorway. North Strathfield Train Station is located at the northern edge of the
precinct,

Y NSW/ ACT Shopping Centre Directory 2013 Property Council of Australia
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The Bakehouse Quarter demonstrates the positive impact that night-time activation has on the vitality and
viability of the centre offering. The subject site should seek to ensure that activation is achieved throughout the
day and in the evening through the retail mix to diversify usage.

2.6.6 Case studyimplications

The lessons learned from the case study examples comprise:

»  Multiple anchors are desirable. These will serve to broaden the appeal of the centre, extend the trade area
and operating hours / activity. Anchors could include a supermarket or convenience foodstore, dining
precinct, upmarket food hall, club and/or community uses such as a medical centre or childcare centre

& The location of anchor tenants is important in terms of urban activation and ensuring the maximum
commercial potential of centres is achieved

# In general terms the highest value commercial and retail uses are located on the locations with greatest
footfall. Uses which rely less on passing trade, such as commercial offices, medical services, child care
or specific localised uses, can be located away from footfall traffic

= Commercial office and community uses are a desirable component of the retail mix and offer
w The retail mix of centres should be tailored towards the demographic and ethnic character of the trade
area which it serves and the needs of users — residents and workers.
2.7  Implications for Subject Site
The subject site enjoys two frontages:
= Burwood Road on the southern boundary of the site is the main feeder road on the peninsula

= Zoeller Street and Exile Bay provides the narth facing water views.

The planning of retail space should capitalise on these assets. Convenience retail should address the southern
boundary and entrance being the main entrance and the most convenient for residents in the walkable catchment.

Themed retail should utilise the heritage features on the site but could also capitalise on the waterfrant
amenity. Club and themed restaurants are good examples.

Given these attributes we believe that a local centre of around 3,500sqm could be supported providing a
combination of 2,000sgm to 2,500sqm of convenience retail and commercial services for local residents and
1,000sgm to 1,500sgm of themed retail and services including restaurants and the like with heritage and waterfront
themes. These roles won't necessarily be distinct and there is likely to be some blurring of the two roles.

2.8  Suggested Retail Mix

Based on the above the suggested retail mixis as follows:

w Approximately 800 to 1,000sqm supermarket {small format Coles or Woolworths, 1GA, Harris Farm or
similar)

» 200sgqm tc 400sqm of specialty food (liquor, bakery, butcher, confectionary, coffee, etc}

» Approximately 800sqm of restaurants and fast food/take-aways (at least half of this space would be
themed by the water)
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s Approximately 500 to 800sgm of non-food retailing and personal services (newsagency, arts, hair and
beauty, chemist, etc)

% Approximately 500sgm of non-retail space (travel, finance, medical, massage, real estate services, etc).

Total shop front floor space would be in the order of 3,000 to 3,500sqm.
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3.0 RETAIL IMPACT ASSESSMENT

The previous Chapter in this Study established a need for the retail component of the proposed development,
This Chapter assesses the economic impact of the proposed retail floorspace on existing and proposed retail
centres in the locality.

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. Council
should however concern itself with impacts in the locality. In particular Council has raised the concern about
possible impact on Concord Shopping Centre (Majors Bay Road).

Before delving straight into the impacts we need to appreciate the centres in the locality which is the subject of
the next section.

3.1  Retail Centres in the Locality

311 Burwood

Burwood is the major centre in the Inner-west metropolitan Sydney. It is only 2.1km south of the subject site
although the main street “Burwood Road” stretches almost a kilometre further south.

Westfields anchors the northern end 2.2km from the subject site. It is a 3 level shopping centre with a total
shop front floor space of 57,000sgm. It comprises 218 shops and is anchored by David lones, Kmart, Target,
Coles and Woolworths. It achieved retail sales of 5480m in 2016 which equated to 58,461/sqm making it the
10th highest performing centre amongst the 83 largest centres (over 45,000sgm with reported retail sales) in
Australia’,

Just south of Burwood Station is the other indoor centre known as Burwood Plaza comprising 10,500sqm of
shop front space with 48 stores including a Wooclworths and Freshworld foodstore. Its current trading level is
not known but in 2014 it achieved retail sales of 580m which was a strong level of performance A

Qutside the centres are strip shops fronting both sides of Burwood Road and some side streets. Total shop
front space in Burwood is around 100,000sgm.

2 Shopping Centre News Big Guns 2017
*® pCA Shopping Centres Directory 2015
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Figure 3-1: Retail centres in the locality
RodVictada ’

Source: Pitney Bowes Anysite and HillPDA

3.1.2  Five Dock

Five Dock is a main street shopping centre 3.6km by road southeast of the subject site. It has around
17,000sqm of shop front space (around 14,500sqm occupied by retailers). The anchor tenant is a 3,300sqm
Coles supermarket. Trading performance is unknown but would appear to be trading reasonably.

3.1.3 Concord (Majors Bay Road)

Concord is a “mainstreet” centre (1.5km west-north-west of the subject site) with shop front spaces on both
sides of Majors Bay Road between Gallipoli Street and Brewer Street. The centre includes a full line Coles
supermarket approximately 2,500sqm in size and 65 specialty shop front premises. Total shop front space is
estimated to be 11,000sqm. Of the specialties a high proportion are restaurants (18). There are a further three
take-away food stores, seventeen (24) other retailers, 14 non-retail commercial premises and six vacancies, 2
of the vacancies were being renovated or newly fitted out at the time of the survey.

Concord has a fairly wide trade area encompassing the Canada Bay LGA west of Five Dock. This area will
benefit from population growth at an average rate of 2.25% per annum over the next decade.
3.1.4  North Strathfield

Along Concord Road in North Strathfield, 2.8km west of the subject site, is a small format Woolworths
supermarket of around 1,200sqm. There are also 45 specialty shops fronting Concord Road between
Homedale Avenue and Correys Avenue, 14 of the specialty shops are restaurants and take-aways, 9 are non-
retail commercial services and 2 were vacant at the time of survey. Total shop front space is around 6,000sqm.

3.1.5 Neighbourhood Centres

Cabarita Road, 1.6km north of the subject site, is a neighbourhood centre comprising 9 shops, two of which are
restaurants

Further to the north on the corner of Gale Street and Brays Road in is a small group of 10 shops including 4
restaurants / take-aways and a convenience store.

Another neighbourhood centre at North Strathfield Station comprises 15 small shops and no anchor tenant.
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There is a small cluster of shops on Concord Road in Concord West between Nirranda Street and Myall Street
comprising 18 shops.

Another neighbourhood centre at Concord West station comprises 16 small shops.

3.2  Proposed Mix and Turnover

For the purposes of this study HillPDA have assumed a centre of 3,557sqm {GFA) of which 2,700sgm would be
occupied leasable retail space. For the purpose of the impact modelling we have assumed the following mix:

= 900sgm supermarket which could be a small format Woolworths or Coles, IGA, Harris Farm or
something like the new Supamart IGA store in Harold Park

m 400sgm of specialty food (liquor, bakery, butcher, confectionary, etc)

« 700sgm of restaurants and take-aways (at least half of this space would be themed by the water)

w 800sgm of non-faod retailing and personal services (newsagency, arts, hair and beauty, chemist, etc)
= Up to 700sqm of non-retail space (travel, finance, medical, massage, real estate services, etc).

We have further assumed that these businesses will trade at close to industry benchmark levels in
metropolitan areas,

Finally we have assumed the centre will be fully operational by 2024.

The below table applies target turnover rates consistent with those used to calculate floorspace demand for
the assumed floorspace mix on the subject site to derive expected turnover.

Table 5: Estimated retail turnover in 2024 ($2017)

Turnover (Sm)

Store Type GLA {sqr71 Retail Sales ($/sqm)*

Supermarket 9,500 8.6

400 7,500 3.0
700 5,000 35
Otherperson. hausehold goads 200 4,500 3.6

Total GLA 3,200 7,723 18.7

Source: Various including ABS Retail Survey 1998-99, Urbis Retail Averages, Shopping Centre News, HillPDA and various consultancy
studies.

Based on our calculations the retail component of the proposed development would generate total retail sales
in the order of $18.7m in 2024 (measured in 2017 dollars).

3.3 Redirection of Turnover from Existing Centres

The $18.7m of retail sales captured by the centre would be redirected from competing centres. Note that this
turnover should be viewed in the context of growth in expenditure in the walkable catchment between 2016
and 2031 which is equivalent to some $35m of expenditure. The proposed centre is therefore justifiable based
on growth alone and would not be reliant upon redirecting significant trade away from existing centres.

Notwithstanding this, in order to provide a robust assessment, HillPDA has prepared a bespoke gravity model
to examine the extent of trade redirected from existing centres. The results of the bespoke gravity model are
presented in the following table.
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Note that the gravity model assumes that 20% of the turnover captured by the proposed development would
be redirected from other destinations not listed in the gravity model. These include freestanding outlets in the
wider Concord area as well as day trippers from beyond the locality.

Table 6: Retail Impact Assessment

Return Approx. Turmover Immediate | _, _ Shiftin | % Shift in
Estimated i drnover in A % Shift in ey
travel tima 3 in 2024 Shift in turnover | turnaver

var 2024 with Turnaver Inf .
Retail Centre from Floor rlir:g;: without PLrod :::it Turnoverin m::,::;r ] from 2017 | from 2017
[minutes) | Space = Prapasal o 2024 505 ta 2024 | to2024

Proposed Centre

64.0

3.5 -6.7% 4.6 7.2%

Cabartita & Brays Rds 6.0 1,800 9.6 11.0 10.2 0.8 T2% 0.6 6.8%
North Strathfield 120 5,000 315 35.9 35.0 -1.0 -2.7% a5 11.0%
150 89,000 680.0 791.9 785.9 59 -0.8% 1059  15.6%
140 14,500 108.0 120.7 118.4 23 -1.9% 10.4 9.6%

Other Localities -3.7
119,250 8931 10331 1,036.8 0.0 0.4% 1437 16.1%

1: Drivetime in minutes derived from Googlemaps.

2: Excludes Source: Various including Shopping Centre News, PCA Shopping Centres Directory, HillPDA Floorspace Surveys.

3:Various including Shopping Centre News. PCA Shopping Centres Directory, Shopping Centre Annual Reports, Urbis Retall Averages, Gther
Consultancy Reports and HillPDA Estimate.

4: Allows for population growth (variable for each centre) and real growth in retall spend per capita of 0.8% per annum in line with historic
trend since 1986 (HIllPDA Calculation from ABS Retsil Sales, population estimates and CPI indexes).

5: The turnover of localities following the proposed development. The forecast turnover of the proposed development is distributed
between localities based on distance and size.

&: Immediate shift in turnover, This is difference between the development and the do nothing options {i.e. Column 4 minus Column 5).

7: Immediate percentage shift is shift in turnover divided by the turnover in 2017 without the development preceeding.

8: This is the shift in turnover from 2017 to 2024 after the opening of the new development

9: This is shift in turnover from 2017 to 2024 divided by the turnover in 2017,

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, 5% to 10% is low to moderate, 10% to 15% is moderate to high, and above
15% is a strong or significant impact. Generally impacts of up to 10% are considered to be within the normal
competitive range, although this is dependent upon the trading performance of the centre in question and/ or
the level of population growth in a trade area.

Columns 6 and 7 in the above table indicate the immediate or point in time trading impact of the proposed
development. As would be expected, in proportional terms, Majors Bay Road and Cabarita in Concord would
experience the strongest impacts — equivalent to 7% loss of trade. This is still considered to be a moderately
low impact. All other centres would experience impacts of less than 5% which is considered insignificant.

Over time this impact will lessen across all the surrounding centres (refer to Columns 8 and 9). This is because
these centres will capture an increasing amount of retail expenditure as a result of population and expenditure
growth in their respective trade areas. Indeed, over the 2017 to 2024 period all centres will experience an
increase in trading levels above 7% with or without the proposed development. On this basis, we consider that
the trading impacts would be acceptable and would not threaten the role, function or commercial viability of
any existing centre.

M Ci9051 Concord FreshFood Project  Retoil Denand Astasmand Page 27 of 30

Iltem 9.3 - Attachment 22 Page 926



CB | Gy Agenda to Ordinary Council Meeting
| Canhta Bey 6 December 2022

Hill"DA

3.4  Other Economic Benefits

A significant benefit of the retail space is the improved convenience for residents that live in the immediate
area. The existing 3,300 residents that live within 800m of the subject site and the 1,175 new residents all live
beyond 800m of any other commercial centre.

The planning proposal will enable these residents to make more purchases regularly on foot rather than relying
on using private motor vehicles. Whilst residents in the immediate area are expected to continue to shop at
Burwoed and Concord for major food and grocery shopping as well as comparative goods and leisure shopping,
they are likely to make small but regular convenient purchases in the new centre,

By providing convenience retail services for a walkable catchment of more than 5,000 people we expect that
there will be fewer car trips.
3.5 Conclusion

The proposed level and mix of retail uses on the site is supported for tha following reasons:

= The residential area within 800m walking distance of the site currently houses 3,300 residents and will
house more than 5,000 residents by the time the subject site is fully developed. This is sufficient
population to support a neighbourhood centre

w  Without the proposed retail space on the subject site these people will live more than walking distance
from any other convenience retail offer

»  With more than 2% per annum population growth in the Canada Bay - Concord SLA over the next decade the
demand for retail space will continue to increase over and above the levels proposed on the subject site

#» Due to population growth and increasing affluence all centres in the Canada Bay are expected to trade
more than 13% above their current levels over the next 8 years with or without the planning proposal.
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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 tssues with which this report deals,

HillPDA makes no representations as to the appropriateness, accuraty or completeness of this report for the purpose of any party
ather than the Client ("Recipient"). HillPDA disciaims 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 repart’s contents.

(]

3. This report must not be disclosed to any Recipient or repraduced in whole or in part, for any purpose not directly connected to the
project for which HillPDA was engaged to prepare the report, without the prior written approval of HillPDA, In the event that a
Recipient wishes 1o rely upon this report, the Recipient must inform HIllPDA who may, in its sole discretion and on specified terms,
provide its consent.

4 This report and its attached sppendices are based on estimates, assumptions and information provided by the Client or sourced and
referenced from external sources by HIIPDA. While we endeavour to check these estimates, assumptions and information, na
warranty is given in relation to their reliability, feasibility, accuracy or reasooableness, HIlPDA presents these estimates and
assumptions as a basis for the Client's interpretation and analysis. With respect to forecasts, HillPDA does not present them as results
that will actually be achieved. HillPDA relies upan 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 efrors or inaccuracies that may have occurred either with the programming or the resultant
financial projections and their assumptions.

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

In relation to any valuation which is undertaken for a Managed Investment Scheme (as defined by the Managed Investments Act
1988} 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 ether) 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 reépay any martgage 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.

fa

HillPDA makes no representations or warranties of any kind, about the accuracy, reliability, completeriess, suitability or fitness in
relation to maps generated by HilIPDA or contained within this report.

Liability limited by o scheme approved under the Professional Stondards Legislation
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SYDNEY

Level 3, 234 George Street
Sydney NSW 2000

GPO Box 2748 Sydney NSW 2001
t:+612 9252 8777

f:+61 2 9252 6077

e: sydney@hillpda.com

MELBOURNE

Suite 114, 838 Collins Street
Docklands VIC 3008

t:+61 3 9629 1842

f:+613 9629 6315

e: melbourne@hillpda.

WWW.HILLPDA.COM

B CI905]1 Concord FreshFood Praject  Retull Dierpned Agsenamsnd 30 ot 30

Item 9.3 - Attachment 22 Page 929



CB ‘ City of Agenda to Ordinary Council Meeting
== | Canada Bay 6 December 2022

ABORIGINAL HERITAGE DUE DILIGENCE
ASSESSMENT

Bushells Factory Redevelopment

160 Burwood Road

CONCORD

Job No. 2715
June 2017

Heritage 21

CULTURAL BUILT HERITAGE IN THE 21ST CENTURY

RAPPOPORT PTY LTD ©
CONSERVATION ARCHITECTS AND HERITAGE CONSULTANTS
Suite 48, 20-28 Maddox Street, Alexandria, NSW 2015
(02) 9519 2521
reception@Heritage 21.com.au

Heritage Impact Statements Conservation Management Plans On-site Conservation Architects
Photographic Archival Recordings Interpretation Strategies Expert Heritage Advice
Fabric Analyses Heritage Approvals & Reports Schedules of Conservation Work

Iltem 9.3 - Attachment 23

Page 930



‘\QJB‘ ‘ ggr(\);\da Bay

Agenda to Ordinary Council Meeting
6 December 2022

Abaoriginal Heritage Due Diligence Assessment » Bushells Factory Redevelopment

TABLE OF CONTENTS

1.0 INTRODUCTION & STUDY AREA 4
1.1 BACKGROUND 4
1.2 REPORT OUTLINE AND TERMINOLOGY 4
1.3 STuDY AREA AND POTENTIAL IMPACTS 4
1.4 Stupy ARea CONTEXT AND AIMS 6
1.5 LEGISLATION SUMMARY 6
1.6 ABORIGINAL CONSULTATION 9
1.7 LIMITATIONS AND AUTHORSHIP 10
1.8 COPYRIGHT 10
2.0 ENVIRONMENTAL CONTEXT 11
2.1 LANDSCAPE AND GEOLOGY 11
2.2 Sois 12
2.3 FLORA AND FAUNA 13
2.4 LAND Use HisTORY 15
3.0 ARCHAEOQOLOGICAL CONTEXT 17
4.0 SITE INSPECTION 20
4.1 AIMS AND METHODS 20
4.2 RESULTS 20
4.3 SUMMARY 20
5.0 DISCUSSION & RECOMMENDATIONS 22
5.1 DEVELOPMENT IMPACTS 22
5.2 DUE DILIGENCE 22
5.3 DiscussionN & CONCLUSIONS 23
5.4 RECOMMENDATIONS 24
6.0 SOURCES 25
Heritage2l 21 TEL: 9519-2521
Suite 48, 20-28 Maddox Street H_. reception@heritage2l.com.au
Alexandria

www . heritage2l.com.au

Page

2 of 26

Jlob No. 2715 - Rl

Item 9.3 - Attachment 23

Page 931



CB ‘ City of Agenda to Ordinary Council Meeting
== | Canada Bay 6 December 2022

Abaoriginal Heritage Due Diligence Assessment v Bushells Factory Redevelopment

Cover page: Subject site at 160 Burwood Road, Concord as viewed from the Exile Bay foreshore. (Source: Heritage 21,
30.03.16)
Issue Description Date Issued by
1 Draft report (D1} issued for comment. 07.06.17 KB
2 Report Issued (RI} for Planning Proposal 13.06.17 KB
Heritage2l 21 TEL: 9519-2521
Suite 48, 20-28 Maddox Street H_ reception@heritage2l.com.au
Alexandria lob No. 2715 = RI

" Page | 3 of 26
www.heritage2l.com.au

Iltem 9.3 - Attachment 23 Page 932



CB ‘ City of Agenda to Ordinary Council Meeting
== | Canada Bay 6 December 2022

Aboriginal Heritage Due Diligence Assessment « Bushells Factory Redevelopment

1.0 INTRODUCTION & STUDY AREA

1.1 Background

Heritage 21 was appointed by NixAnderson, in August 2016, to provide Heritage and Archaeological
Consultancy services in relation to the redevelopment of the former Bushells Factory located at 160
Burwood Road, Concord (study area). Heritage 21 commissioned Vanessa Hardy of Cultural Heritage
Connections Pty Ltd to undertake a due diligence Aboriginal heritage assessment of the study
area.

This Aboriginal Heritage Due Diligence Assessment (‘report’), in conjunction with a Statement of
Heritage Impact (June 2017), has been prepared by Heritage 21 on behalf of FreshFoad Sydney Pty
Ltd and NixAnderson to accompany a Planning Proposal seeking to rezone the site to facilitate future
residential development.

1.2 Report Outline and Terminology

The following section (Section 2.0) of this report provides a summary of the environmental
context of the study area. Section 3.0 examines the archaeological background and Section 4.0
presents the results of the site inspection. Section 5.0 provides a discussion and presents
recommendations arising from the assessment.

The following definition is used throughout this report:

AHIMS: Aboriginal Heritage Information Management System which is maintained by the NSW
Office of Environment & Heritage

IMT: A fine-grained siliceous stone known as either ‘indurated mudstone’ or ‘silicified
tuff’. While easily recognisable, this stone type is variable and various studies
have been unable to conclude whether it sedimentary or igneous. Therefore, it
has been suggested that a neutral term ‘IMT’ be used to describe the material.
That term is used in this report.

1.3 Study Area and Potential Impacts

The study area site is located at 160 Burwood Road, Concord and has an area of approximately 3.9
hectares (see Figure 1 and Figure 2 below). It consists of the following lots:

» lot2, DP2302%4
* Lot 398, DP752023
« Lot 399, DP752023
* Llot5, DP129325

Heritage2l TEL: 9519-2521
Suite 48, 20-28 Maddox Street reception@heritage21.com.au

Al dri
exandria 4 of 26 Job No. 2715 - Ri

; Page |
www.heritage2l.com.au

Iltem 9.3 - Attachment 23 Page 933



CB ‘ City of Agenda to Ordinary Council Meeting
== | Canada Bay 6 December 2022

Abariginal Heritage Due Diligence Assessment = Bushells Factory Redevelopment

The site includes a muiti-storey brick and concrete ¢ 1950s factory building with a prominent
chimney stack as well as associated later buildings, roadways, carparks and landscaped areas. The
site has a frontage to Burwood Road of approximately 170 metres and also fronts Exile Bay.

Facaiiy ade Figure 1. Map showing
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Figure 2. Current aerial
photograph of the site
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! Google, ‘Google Maps', 2016, http://maps.google.com.au/ accessed 8 March 2016.
? NSW Land and Property Information, ‘SIX Maps', n.d., http://maps.six.nsw.gov.au/ accessed 8 March 2016.
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1.4 Study Area Context and Aims
No Aboriginal objects have been previously recorded within the study area boundaries.

The assessment has been designed to meet the requirements of the former Department of
Environment, Climate Change and Water’s (DECCW), now Office of Environment & Heritage
(OEH), Due Diligence Code of Practice for the Protection of Aboriginal Objects in NSW (hereafter
‘Code of Practice’).” A summary of the due diligence process is presented in Figure 3.

The major aims of a due diligence assessment includes the following:

» identify whether or not Aboriginal objects are, or are likely to be, present in the area;

« if objects are present or likely to be present, determine whether or not the proposed
development activities are likely to harm Aboriginal objects; and

» determine whether further assessment or an Aboriginal Heritage Impact Permit (AHIP) is
required.

In order to meet these objectives, the following tasks are required:

* undertake a search of the OEH AHIMS and a review of site cards for those sites within
close proximity of the study area;

s check for landscape features which may indicate the presence of Aboriginal objects;

* undertake a desktop assessment using relevant background data to categorise the study area
and form predictions about the likely presence of cultural sites;

* liaison with Metropolitan Local Aboriginal Land Council (MLALC);

e« undertake a site inspection to check the desktop conclusions as well as to look for
Aboriginal objects and any other relevant features that may not have been revealed
during background review; and

+ if necessary, consider strategies to avoid harming Aboriginal objects.

1.5 Legislation Summary
1.5.1 National Parks and Wildlife Act 1974 (amended 2010)

The National Parks and Wildlife Act 1974 (NPW Act) protects Aboriginal objects and Aboriginal
places in NSW. It has been amended by the National Parks and Wildlife Regulation 2009 {NPW
Regulation). Under the NPW Act, the following are offences unless an exemption or defence is
provided for under the Act:

s 3 person must not knowingly harm or desecrate an Aboriginal object (knowing offence)

! NSW Department of Environment, Climate Change and Water, Due Diligence Code of Practice for the Protection of Abariginal Objects in
New South Wales, 2010.
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* a person must not harm or desecrate an Aboriginal object or Aboriginal place (strict
liability offence)

The maximum penalty for the knowing offence is $550,000 or $275,000 (depending on whether
there are aggravating circumstances) and 1 or 2 years’ goal for an individual. For a corporation
the maximum penalty for the knowing offence is $1.1 million. The maximum penalty for the strict
liability offence is $110,000 or $55,000 (depending whether there are aggravating circumstances)
for an individual or $220,000 for a corporation.

Harm includes acts or omissions that “destroy, deface or damage” an Aboriginal object or
Aboriginal Place, and in relation to an object, move the object from the land on which it has
been situated. Harm does not include something that is trivial or negligible.

Section 91 of the Act also obliges any person who discovers an Aboriginal object to report it
to the OEH for it to be entered on the AHIMS.

An Aboriginal object is defined as:

“..any deposit, object or material evidence (not being o handicraft made for sale)
relating to the Aboriginal habitation of the area that comprises New South Wales, being
habitation before or concurrent with {or both) the occupation of that area by persons of
non-Aboriginal extraction, and includes Aboriginal remains.”

An Aboriginal object is legally protected irrespective of land tenure, the significance of the object
and whether or not it has been recorded.

“Aboriginal Places” are places so declared under Section 84 of the Act.

Anyone who exercises due diligence in determining that their actions will not harm Aboriginal
objects has a defence against prosecution for the strict liability offence if they later harm an
object. Due diligence can be exercised by complying with the Due Diligence Code of Practice for
the Protection of Aboriginal Objects in NSW* (or industry-specific codes of practice) that has been
adopted under the National Parks and Wildlife Regulation 2009, The code provides a process to
enable a reasonable determination of whether or not Aboriginal objects will be harmed by an
activity or whether further investigation or an Aboriginal Heritage Impact Permit {AHIP) are
required.

There is also a range of defined exemptions and low impact activities defined in the
Regulation for which due diligence is not required. These include undertaking specified farming,
land management, maintenance, surveying or environmental rehabilitation works.

* NSW Department of Environment, Climate Change and Water, Due Diligence Code of Proctice for the Protection of Aboriginal Objects in
New South Wales, 2010.
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Clause 80B Defence of carrying out certain low impact activities: section 87 (4)

{1) It is a defence to a prosecution for an offence under section 86 (2) of the Act, if
the defendant establishes that the act or omission concerned:

{a) was maintenance work of the following kind on land that has been
disturbed: (i) maintenance of existing roads, fire and other trails and
tracks,

Under the amended Act a permit will no longer be required to look for Aboriginal objects

providing the investigation is undertaken in accordance with the Code of Practice for
Archaeological Investigation of Aboriginal Objects in NSW.” Archaeological test excavations
that follow the code do not require an AHIP. If objects are present and harm cannot be
avoided it is necessary to apply for an AHIP,

There are also requirements for consultation with Aboriginal people relating to AHIP
applications. These are set out in the Aboriginal cultural heritage consultation requirements for
proponents 2010.%

1.5.2 Environmental Planning and Assessment Act 1979

The EP&A Act requires that environmental impacts are considered in land use planning and
decision-making. The definition of ‘environmental impacts’ includes impacts on the cultural
heritage of the project area. The Act sets out specific statutory assessment processes including:

« Part 4: Development that requires consent under consideration of environmental
planning instruments.

e Part 5: An assessment process for activities undertaken by public authorities and for
developments that do not require development consent but an approval under
another mechanism.

* NSW Department of Environment, Climate Change and Water, Code of Practice for Archaeological Investigation of Aberiginal Objects in
New South Wales: Part 6 Nationol Parks and Wildlife Act, 2010.

© NSW Department of Environment, Climate Change and Water, Aboriginal Cultural Heritage Consultation Requirements for Praponents
2010, 2010,
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2 Are there any:
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a person is already aware? andior
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Yes.
arry or all
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nformation and/or can the carrying oul of

he aclivity at the relevant landscape

features be avoaded?

and visual inspaction confirm
that thene ane Aboriginal objects
ot that they are likety?
AHIP spplication not necessary.
Proceed with caution. If any Aboriginal
objects are found, stop work and

rotify DECCW. If human remains are

- found, stop work, secure the site and

5. Further investigation notify the NSW Police and DECCW.
and impact asvessment :

Figure 3. Due diligence process.”

1.6 Aboriginal Consultation

The Metropolitan Local Aboriginal Land Council (MLALC) was contacted prior to the site
inspection and invited to participate in the due diligence assessment. Unfortunately, the sites
officer Jay Daly was unexpectedly unable to attend site on the day the archaeologist attended.
Further contact was made to present some information about the nature of the site.

T NSW Department of Environment, Climate Change and Water, Abariginal Cultural Heritage Consultation Requirements for Proponents.
2010, 2010,
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Heritage 21 and Cultural Heritage Connections recognises that Aboriginal people are the
determinants of the cultural significance of their heritage. This is also recognised by OEH who
provide a guideline for minimum requirements for consultation with Aboriginal stakeholders.®
These are only legally required where archaeological testing or an AHIP is required.

1.7 Limitations and Authorship

This assessment is limited to a consideration of the Aboriginal archaeological potential of the
study area.

No assessment of the 