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ITEM 2.4 LEICHHARDT INDUSTRIAL PRECINCT PLANNING INTERIM
REPORT
Division Environment and Community Management
Author Team Leader Strategic Planning
Meeting date 8 March 2016 Policy Meeting
Strategic Plan Key Service | Community well-being
Area Accessibility
Place where we live and work
A sustainable environment
Business in the community

SUMMARY AND ORGANISATIONAL IMPLICATIONS

Purpose of Report To inform Council of the findings of the Leichhardt
Industrial Precinct Planning interim report and to
seek endorsement of the Industrial Precinct
Planning interim report as the basis for completion
of the Industrial Precinct Planning Project.

Background At the Policy Meeting of 10 February 2015,
Council considered a report on the Strategic
Sites, Centres and Corridors — Parramatta Road
project and the Leichhardt Industrial Lands Study.
Council subsequently resolved (in part) to
endorse the Leichhardt Industrial Lands Study
and forward a copy to UrbanGrowth NSW as part
of its submission on the Draft Parramatta Road
Urban Renewal Strategy (C04/15P).

The Industrial Lands Study concluded that in light
of future population and employment growth in the
LGA, Leichhardt would see a deficit in industrial
floorspace of between 7,500sgm and 55,000sgm
by 2036.

In accordance with actions of the Industrial Lands
Study, Council engaged SGS Economics &
Planning to undertake a subsequent phase of
industrial precinct planning.

In addition, Architectus were engaged to provide
urban design input into the process for specific
precincts, Camperdown, Tebbutt
Street/Parramatta Road and Moore Street South,
selected for their significance, size and industrial
profile mix. This work would inform the
development of appropriate and feasible urban
form outcomes for the precincts.

Subject to Council endorsement of the interim
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SGS Industrial Precinct Planning  report
Architectus will complete the associated urban
design work to make final recommendations for
built form controls and outputs as part of the
overall Final Industrial Precinct Planning Project.

The commencement of the industrial precinct
planning work in September 2015, coincided with
the release of the Draft Parramatta Road Urban
Transformation Strategy by UrbanGrowth NSW.

Council's submission on the draft Strategy in
December 2015 advised that the findings of the
industrial precinct planning would be provided in
2016. UrbanGrowth NSW subsequently advised
Council officers that additional information could
be accepted only up until mid-March 2016.

Given the complex nature of the industrial precinct
planning, the coordination required between the
two consultant firms (SGS and Architectus) and
the multiple other studies they have been
simultaneously undertaking for Council,
completion of the work by Council's March Policy
meeting was not possible.

Notwithstanding, to enable Council to present a
more informed position to UrbanGrowth NSW,
SGS have prepared an interim report. It is
envisaged that a final report will be presented to
Council for endorsement in May 2016. The final
report will include recommendations for the
planning of all the industrial precincts in the
Leichhardt local government area and for the
review of the Leichhardt Local Environmental Plan
2013 and Leichhardt Development Control Plan
2013.

Current Status Council made a submission on the Draft
Parramatta Road Urban Transformation Strategy
in December 2015. UrbanGrowth NSW
subsequently advised Council officers that
additional information could be accepted up until
mid-March 2016.

Relationship to existing | The Strategic Sites, Centres and Corridors —
policy Parramatta Road project is identified in the
Employment and Economic Development Plan
and incorporates actions of the Community and
Cultural Plan, Integrated Transport Plan,
Affordable Housing Strategy and a number of
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Council resolutions.

Financial and Resources | The Industrial Precinct Planning work is being
Implications funded from the $160,000 Council allocated to the
Strategic Sites, Centres and Corridors -
Parramatta Road project.

This proposal is consistent with the recent s23A
Guidelines issued by the OLG in relation to
financial expenditure.

Recommendation That Council:

1. Endorse the approach of the Industrial
Precinct Planning interim report as the basis
for the completion of the Industrial Precinct
Planning Project for the Leichhardt local
government area; and

2. Forward a copy of the Industrial Precinct
Planning interim report to UrbanGrowth NSW
for consideration in the preparation of the
Parramatta Road Urban Transformation
Strategy.

Notifications Community and stakeholder engagement in the
review of Leichhardt Local Environmental Plan
2013 and Leichhardt Development Control Plan
2013.

Attachments 1. SGS Interim Report Leichhardt Industrial
Precinct Planning.

2. Architectus Interim Indicative Structure Plans
and Urban Form lllustrations.

3. Save Lewisham Group Strategy
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Purpose of Report

To inform Council of the findings of the Leichhardt Industrial Precinct Planning
interim report and to seek endorsement of the Industrial Precinct Planning interim
report as the basis for completion of the Industrial Precinct Planning Project.

Recommendation

That Council:

1. Endorse the approach of the Industrial Precinct Planning interim report as the
basis for the completion of the Industrial Precinct Planning Project for the
Leichhardt local government area; and

2. Forward a copy of the Industrial Precinct Planning interim report to UrbanGrowth
NSW for consideration in the preparation of the Parramatta Road Urban
Transformation Strategy.

Background

At the Policy Meeting of 10 February 2015, Council considered a report on the
Strategic Sites, Centres and Corridors — Parramatta Road project and the Leichhardt
Industrial Lands Study. Council subsequently resolved (in part) to endorse the
Leichhardt Industrial Lands Study and forward a copy to UrbanGrowth NSW as part
of its submission on the Draft Parramatta Road Urban Renewal Strategy (C04/15P).

The Industrial Lands Study concluded that in light of future population and
employment growth in the LGA, Leichhardt would see a deficit in industrial
floorspace of between 7,500sgm and 55,000sgm by 2036.

In accordance with actions of the Industrial Lands Study, Council engaged SGS
Economics and Planning to undertake a Stage 2 of the industrial precinct planning.

In addition, Architectus (Architects and Urban Designers) were engaged to provide
urban design input into the process for specific precincts. Camperdown, Tebbutt
Street / Parramatta Road and Moore Street South were selected for their
significance, size and industrial profile mix. Subject to Council endorsement of the
interim SGS Industrial Precinct Planning report Architectus will complete the
associated urban design work to make final recommendations for built form controls
and outputs.

The commencement of the industrial precinct planning work in September 2015,
coincided with the release of the Draft Parramatta Road Urban Transformation
Strategy by UrbanGrowth NSW. Council’'s submission on the draft Strategy in
December 2015 advised that the findings of the industrial precinct planning would be
provided in 2016. UrbanGrowth NSW subsequently advised Council officers that
additional information could be accepted only up until mid-March 2016.
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Given the complex nature of the industrial precinct planning, the coordination
required between the two consultant firms (SGS and Architectus) and the multiple
other studies they have been simultaneously undertaking for Council, completion of
the work by Council's March Policy meeting was not possible.

Notwithstanding, to enable Council to present a more informed position to
UrbanGrowth NSW, SGS have prepared an interim report. It is envisaged that a
final report will be presented to Council for endorsement in May 2016. The final
report will include recommendations for the planning of all the industrial precincts in
the Leichhardt local government area and for the review of the Leichhardt Local
Environmental Plan 2013 and Leichhardt Development Control Plan 2013.

Report

The report identifies the industry trends and drivers as well as industrial land
provision and anticipated population growth and major development in the Central
Sydney subregion, before making the following observations:

. Inner city industrial precincts are evolving. As larger floorplate industries move
out, they are being replaced by emerging industries such as higher value urban
manufacturing as well as creative industries that require large floorspace but
are not classified as ‘traditional’ industrial uses.

. Maintaining the status quo either side of Parramatta Road will not be sufficient.
Simply protecting industrial land with current floorspace provision will not meet
future demand.

. Many traditional industries are moving westward. Across Sydney, the
competition for land coupled with the need for some industries to operate on
large lots with few encumbrances has meant that some industries have moved
out of inner city precincts. The large industrial land releases of western Sydney
are more attractive to some of these uses.

. Industries that remain do so for a reason. Many businesses that remain in
inner-city precincts do so as they have strong links to surrounding business
networks and are important parts of the supply chain. They may support the
operations of a nearby centre, rely on infrastructure to operate or act as a
subregional distribution point for goods and services that cannot locate away
from their market.

. Industrial land is being rezoned, but not necessarily to residential. Although
demand for new housing places significant pressure on inner city industrial
lands, the need for other commercial uses to operate in areas other than
commercial cores is driving rezoning away from industrial uses. These tend to
be towards B5 (Business Development), B6 (Enterprise Corridor) or B7
(Business Park).

. A growing population needs local services. Future population growth, coupled
with major urban renewal projects, will place pressure on remaining industrial
lands to turn over to higher value land uses whilst simultaneously increasing
demand for population-serving industries.

A review of trends and influences affecting inner city industrial lands as well as
analysis of the LGA’s industrial precincts identified four key issues that impact on
these precincts:

Policy Council Meeting 08 March 2016 ITEM 2.4



Page 200

1. There is a shortage of industrial land at a subregional level. The nature of inner-
city industrial lands and the patterns of urban growth limit the ability for these
precincts to expand. This constrains the ability of inner-city industrial lands to
meet the future demand for industrial uses.

2. There is a shortage of local services within Leichhardt. These are services that
are traditionally found within local industrial estates, are necessarily located to
service a local community and could not operate if forced to move away from
this market.

3. There is a need to provide sufficient floorspace and appropriate built form
configurations to support emerging uses. Inner city industrial estates must
retain a degree of agility to facilitate the transition from ‘traditional’ functions
and to accommodate a range of evolving industries and businesses which
require industrial precinct characteristics to operate.

4. Industrial precincts are under threat from other uses. Competition for inner city
land is placing pressure on industrial precincts to turn over to ‘higher value’
uses. While residential development is a persistent threat, industrial lands also
face a threat from other employment uses that compete for larger floorplates
and locations but aren’t necessarily defined as ‘industrial’.

The driving force behind the industrial precinct planning process is the need to
increase the provision of industrial floorspace so as to reduce or eliminate the
forecast industrial floorspace deficit. The interim report examines how feasible it is to
provide this additional floorspace.

Following analysis of the urban structure and built form of the selected precincts,
Camperdown, Tebbutt Street/Parramatta Road and Moore Street South, Architectus
developed principles and subsequently built form options for sites within these
precincts. Built form options were prepared and feasibility analysis undertaken for
three sites of varying sizes (small, medium and large) in each of the three precincts.
Using the initial design options prepared by Architectus as a basis, SGS undertook a
‘goal seeking’ exercise to determine how the floorspace quantum needed to change
in each scenario to achieve a financially viable development outcome. Architectus
subsequently made revisions to the built form options before further feasibility testing
by SGS. The purpose was not to identify the exact quantum of floorspace required
to feasibly develop, but to identify patterns that could inform policy
recommendations.

The testing process uses three land use scenarios to test what land use and built

forms could feasibly deliver an increase in industrial floorspace:

1. industrial only — additional industrial floorspace for industrial uses only

2. industrial + commercial — includes some commercial floorspace as a higher
value land use lever to increase feasibility

3. industrial + commercial + residential — includes all three land uses as a means
of further increasing the likelihood of feasibility.

Application of this sequential testing is important because the introduction of
alternative land uses to industrial precincts increases the risk of land use conflict and
potential fragmentation. Notwithstanding, it is recognised that because of the
relatively low value of industrial floorspace (compared with other uses such as
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commercial or residential) it is unlikely that an increase in industrial floorspace alone
could deliver a feasible return.

Feasibility findings
The feasibility testing process identified several headline findings:

. Industrial development alone will not provide additional industrial
floorspace. The cost of development in all instances was above the revenues
generated by industrial floorspace rents. This is because even though
development costs are low relative to those of more complicated (or taller)
buildings, industrial uses are rarely high-value and therefore cannot afford high
rents. This is exacerbated when land acquisition costs are factored in.

. The addition of commercial floorspace can return a feasible result. Adding
commercial floorspace to the floorspace mix of buildings increases
development costs and requires taller buildings, however the higher rent per
square metre can, in some instances, enable a development to cross the
feasibility threshold. However, this tends to require a significant amount of
commercial floorspace which is likely to exceed market demand and could
result in an unfavourable urban design outcome.

. Residential is the easiest way to generate additional industrial floorspace.
Residential returns the highest land values on a per square metre basis and it
is therefore the most efficient at returning a feasible result. It also does not
necessarily require a significant proportion of total Gross Floor Area (GFA). In
most cases, the introduction of residential floorspace resulted is a feasible
outcome for development.

. Lot size does not appear to matter. In the scenarios and sites tested, there
does not appear to be a pattern where lot size provides a better or worse
feasibility result.

Multi-Criteria Analysis

To inform recommendations for the future planning of Leichhardt's industrial
precincts, SGS prepared a Multi-Criteria Analysis (MCA) framework through which
the different development options were assessed. This framework brings together
the findings of feasibility modelling, urban design assessment and policy/strategy
assessment. The purpose of the MCA is to determine which option most
appropriately addresses the LGA’s forecast industrial floorspace supply deficit and
protects the industrial precincts.

The MCA tests each option against the following criteria:
Feasibility ratio

Total floor space demand

Depth within the likely target market segment

Impact on the role and function of the precinct

Impact on the surrounding precinct and broader economy
Urban design considerations

Each criteria was given a positive, negative or neutral score to determine whether,
on balance, the tested land use mix is of benefit to the LGA.
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Each option was then assessed against the primary objectives of protecting existing
industrial land and providing additional industrial floorspace. The outcomes from this

analysis are summarised in the SGS table below:

Options Positives Negatives
Industrial only e Increase in industrial floorspace | ¢ Additional floorspace is likely to
within  the precinct supports increase the volume of traffic and

existing industrial function.

e Additional industrial floorspace will
provide support for the local
population and businesses served
by the industrial tenants.

impact on the local road network.

For the development of additional
floorspace to be feasible, the rent per
square metre has to increase.
Increased rents will put pressure on
the more traditional existing industrial
businesses.

Industrial  and [ ¢ Increasing commercial floorspace | ¢ Potential for cannibalisation of other
commercial will provide an opportunity for a commercial centres e.g. Norton
range of different commercial Street.
types including creative, health | ¢ Likely to give rise to increased parking
services and CBD fringe office and accessibility problems.
space. e High increase in commercial rents.

e Supplying commercial floorspace | ¢ The introduction of commercial
will  reduce the commercial floorspace has the potential to change
floorspace deficit (88,283 sgqm) for the industrial sense of address in the
the LGA. precincts — jeopardising the continued

e The demand for commercial operation of industrial business as
floorspace is  aligned  with well as the attraction of new industrial
population and employment activity.
growth. e Feasible development requires

e Commercial floorspace is less significant commercial floorspace
conflicting with industrial activity which will fundamentally reshape the
especially where precincts already precinct.
have a mix of commercial and
industrial activity (e.g.

Camperdown)

e There is the potential to attract
new tenants to the Camperdown
precinct given proximity to Sydney
University and RPA.

Industrial, e Introducing residential floorspace | ¢ Integrating three land use types on
commercial and will contribute to the overall supply one site will be likely to generate land
residential of housing use conflicts.

e There is market demand for | e Introducing residential land uses will

residential floorspace in the LGA.
There is an opportunity to provide
affordable housing and housing for
key workers in these precincts.

e Council can benefit from Section
94 contributions and add value to
the surrounding area.

create long term implications as
residential is a competing land use
and potentially dominate the site and
push industrial uses out of the
precinct.

Pressure on social infrastructure and
local services with an increasing
residential and business population.

If residential is developed in the core
of a site, it will be especially harmful
to the function of the precinct.
Residential needs to be developed on
the periphery.

Introducing residential to industrial
precincts sets a precedent for the
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development in other industrial
precincts.

Based on the precinct profiling, feasibility analysis and MCA process, a number of
potential outcomes may be available to Council for planning industrial and
employment land. These outcomes have been considered both in terms of their
ability to deliver additional industrial floorspace and the risks that might arise from
particular policy actions for individual precincts or for the overall supply of industrial
floorspace in the local government area.

SGS assessed the above industrial, industriallcommercial, and the
industrial/commercial/residential options against the following categories of policy
risk:

e Low risk - Likely to be suitable for the LGA

e Medium risk - Careful consideration of policy benefits and dis-benefits
required.

e High risk - Highly likely to fundamentally and adversely impact future industrial
floorspace supply.

Overall SGS conclude that industrial development alone will not facilitate the
provision of increased industrial floorspace supply as the cost of development
outweighs the revenues received. As a consequence, other land uses are required to
improve the feasibility aspect.

The potential integration of commercial and/or residential elements in new
developments as levers to increase industrial floorspace supply present a number of
risks. The volume of commercial floorspace required to cross the feasibility threshold
is likely to fundamentally alter the function of an industrial precinct and shift the
commercial gravity of the local government area away from existing commercial
centres such as Norton Street.

The introduction of residential development brings with it extremely high risks of
precinct fragmentation and land use conflicts that will significantly limit the ongoing
function of the precinct. The extreme end of this scenario is that within a relatively
short period of time, the pressure of residential would lead to the complete loss of
industrial precincts.

With this in mind SGS have recommended two potential options for industrial
precincts in the local government area and their possible implications the
Camperdown and Tebbutt Street industrial precincts. These recommendations
address the risks inherent in retaining the industrial zoning or of any potential
rezoning within industrial precincts. Both options will require further consideration in
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the completion of the Industrial Precinct Planning Project, but in the interim they
provide a strong rationale for sound employment and industrial land planning that
reflects the policy direction of the completed Parramatta Road / Norton Street
Strategic Sites, Centres and Corridors Project studies. More particularly these
options provide Council with a policy platform to influence how UrbanGrowth NSW
formulates the next more detailed stage of the development of the Draft Parramatta
Road Urban Transformation Strategy.

The two SGS options are explained in detail below:

(Please note: 1. the maps in the following options are SGS indicative illustrations of
possible zonings that will require further consideration in the completion of the Final
Industrial Precinct Planning Project for the entire local government area; 2. SGS's
options refer to a number of business land use zones and the following definitions of
these zones are useful in envisaging what types of land use they can incorporate

B4 Mixed Use

This zone is generally used where a wide range of land uses are to be encouraged,
including commercial, residential, tourist and visitor and community uses. The
residential development component in this zone can form an important element in
revitalising and sustaining the area, and increasing housing diversity close to
Commercial Cores and major transport routes.

B5 Business Development

This zone is to provide for business, warehouse and bulky goods retail uses that
require a large floor area, in locations that are close to, and that support the viability
of, centres. This zone provides for employment generating uses such as
‘warehouses or distribution centres,’ ‘bulky goods premises,’ ‘hardware and building
supplies,’” ‘landscaping material supplies’ and ‘garden centres.’

The zone may be applied to areas that are located close to existing or proposed
centres, and which will support (and not detract from) the viability of those centres.

B6 Enterprise Corridor

The zone is generally intended to be applied to land where commercial or industrial
development is to be encouraged along main roads such as those identified by the
metropolitan, regional and subregional strategies. The zone provides for uses such
as ‘business premises,’ ‘hotel or motel accommodation’, ‘light industries,” ‘hardware
and building supplies,” ‘garden centres’ and ‘warehouse or distribution centres.’
Retail activity needs to be limited to ensure that Enterprise Corridors do not detract
from the activity centre hierarchy. Residential accommodation can be prohibited or
permitted with consent as part of mixed use development.

Option 1: Business as usual approach

This option assumes that the risk of precinct fragmentation and land use conflict that
could come with additional uses is too great to entertain and would involve no
change to the zoning in the local government area's IN2 zoned precincts.
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1: Protection
Strategy 1 : Retain industrial (IN2) categorisation in majority of industrial

ACTION Retain IN2 zoning and continue to protect from re-zoning for the
1.1 following precincts:

Balmain East
Balmain Road
Lilyfield Road
Marion Street
Moore Street North
Terry Street
White Bay
Camperdown
Moore Street South
Tebbutt Street
Lords Road

Rationale The Industrial Land Use Study (2014) identified a shortage of
industrial floorspace in the LGA by 2036. The retention of all IN2-
zoned land and active protection of it against future development or
adjacent development that may lead to land-use conflicts will not
increase industrial floorspace. However, it is the best way to ensure
that there is no continual erosion of remaining stock.

2: Strengthening of industrial character
Strategy 2 : Differentiate between industrial uses in the LGA

ACTION

2.1

Rationale There are subtle differences in the role of Leichhardt's industrial
precincts and many of the precincts are small clusters of industrial
units which fit into the IN2 category.
There are some precincts, however, that due to their size and role,
are more ‘traditional’ industrial precincts. The introduction of an IN1
categorisation would add weight to the precincts that have such a
zoning. This would send a clear message of intent regarding these
precincts.

Introduce IN1 zoning into LEP land use classifications.

ACTION

2.2

Rationale Moore Street South is Leichhardt’'s largest ‘traditional’ industrial
precinct with regards to role and function. A re-zoning to IN1 would
signal that this precinct is not one to consider peripheral industrial
uses and will not be a location for alternative uses such as
commercial or residential.
Although feasibility testing suggested that in some instances, the
introduction of commercial and/or residential could deliver an
increase in floorspace, the possible loss of this precinct due to
land-use conflicts is too great to contemplate seeking a marginal
increase in floorspace.

Rezone Moore Street South industrial precinct to IN1

Option 2: Step change approach
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Option 2 — a ‘Step Change Approach’ assumes the following scenario:

a) Pressure from the State Government to redevelop the Parramatta Road
Corridor requires Council to take a lead in considering alternative land use
arrangements; OR

b) Council wishes to consider options that may deliver additional floorspace.

This would be mutually exclusive to Option 1 Action 1 and would reconceive the
future roles of the Council’'s major industrial precincts for new forms of industry and
business.

The following recommendations envisage how Camperdown and Tebbutt Street
precincts may function as new non-traditional industrial precincts.

1: Vision for Camperdown precinct

Camperdown’s location in relation to the CBD and other neighbouring institutions
such as the University of Sydney and Royal Prince Alfred Hospital means it is well
positioned to accommodate supporting industries. The Camperdown precinct could
accommodate higher-value industrial and commercial users that support the
operations of nearby institutions and businesses operating in the CBD. Leichhardt
Council's Employment and Economic Development Plan encourages creative
industries and with an identity that supports physical production in partnership with
aligned commercial interests, Camperdown could attract these types of use.

2: Vision for Tebbutt Street Precinct

Tebbutt Street’'s identification as a centre in the Parramatta Road Urban
Transformation Strategy and its location near to the Taverners Hill Light Rail station
make it a logical place for mixed use development. A residential component, with a
mix of business and industrial uses could enable a range of land uses to co-exist
with minimal conflict. Each of these would benefit from the precinct’'s location and
transport access.

Policy Council Meeting 08 March 2016 ITEM 2.4



Page 207

3: Step-change in key precincts
Strategy 3 : Make amendments to standard instrument LEP and
Development Control Plan

ACTION Introduce B6 (Enterprise Corridor) zoning into LEP land-use

3.1 classifications

Rationale Leichhardt currently has four Business use-class zones identified in
its LEP. The introduction of B6 (Enterprise Corridor) will enable
Council to provide a more nuanced set of business-oriented
centres.

B6 (Enterprise Corridor) provides Council with an additional
business zoning that aligns with a number of the uses currently
found within the IN2 zoning. This provides Council with a more
refined set of zoning classifications to address future land-use
pressures, particularly along the Parramatta Road corridor.

ACTION Introduce B5 (Business Development) zoning into LEP land-use

3.2 classifications and include ‘Residential Accommodation’ as a use
permitted with consent.

Rationale Allowing some residential development within business zones will
encourage a mix of uses where it is applied. It will also assist with
the feasibility equation of new developments where this use is
being encouraged.

Unlike B4 (Mixed Use), which usually has residential providing a
significant proportion of floorspace in developments, the intent with
this amendment is to retain the predominant land use as business-

focus.
ACTION Provide additional direction with regards to floorspace proportions
3.3 for B5 (Business Development) zoning in Development Control

Plan. This would limit the total amount of residential GFA to
approximately 20% of total GFA for individual development within a
B5 zone.

Rationale To ensure that residential does not dominate the development and
alter the intent of the precinct, additional directions to limit
floorspace to a minimal proportion can provide design guidance to
developers to articulate how and why this proportional cap is
required.
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Strategy 4 : Position Camperdown as a mixed business precinct aligned
with surrounding industries

ACTION Re-zone the identified area to B5 (Business Development). This
4.1 assumes that the inclusion of residential is permitted in the B5 zone.

Rationale The Camperdown Precinct’s location in relation to the CBD and other
neighbouring institutions such as the University of Sydney and Royal
Prince Alfred Hospital means it is well positioned to accommodate
supporting industries. A B5 zone would permit a more commercial
focus while retaining much of the existing industrial uses.
The introduction of capped residential development would act as a
lever to increase industrial and commercial floorspace.

A B5 zone on the precinct’'s periphery will capture much of the
existing land use profiles such as Bulky Goods Retail that current line
Parramatta Road.
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ACTION Retain existing IN2 zone in identified area (below).
4.3

Rationale It is important to protect the industrial core of the precinct to continue
to accommodate the range of light industrial users that require the
close-to-CBD position of the precinct. It will also help to retain the
overall intention of the precinct.

ACTION Set a clear vision for the future industry identity of the Camperdown
4.4 Precinct

Rationale In order for the strategic intent of any changes to Camperdown being
made clear, a statement in the DCP that outlines what type of precinct
Camperdown will be should be made. This can build off the statement
in this section about what the intention for Camperdown’s proposed
rezoning is.
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Strategy 5 : Be proactive in aligning Tebbutt Street with the future of the
Parramatta Road Strategy

ACTION Re-zone eastern edge of Tebbutt Street to B4 (Mixed Use) north
5.1 of Number 5 Tebbutt Street (see map)

Rationale The intention of UrbanGrowthNSW to redevelop this precinct as
part of the Parramatta Road Urban Transformation Strategy puts
pressure on Tebbutt Street to remain as an industrial precinct.
This stretch already has a B4 zone to its east and its location near
the Taverners Hill Light Rail Station makes it suitable for
residential.

This approach also demonstrates a proactive approach by council
to work with UrbanGrowth NSW and may help to protect more of
the industrial precinct than otherwise would have.
ACTION Re-zone IN2 zoned land in precinct between Tebbutt Street and
5.2 Hathern Street and between Flood Street and Elswick Street to
B6 (Enterprise Corridor).

Rationale A B6 zoning aligns with much of the current use along Parramatta
Road and still retains opportunity for some industrial uses. It does
provide a more commercial opportunity to support any future
residential development in the area.

ACTION Retain IN2 zoning between Flood Street and Upward Street.
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5.3

Rationale This part of the precinct retains a cluster of larger lots that centre
on the newly built Best and Less distribution facility. Given that
Best and Less has committed to the precinct, it suggests that this
warehousing and supply chain role is still relevant in this location.

Urban Form

Architectus will complete their urban design report to contribute to the Final Industrial
Planning Precinct Project study after Council have considered this report, however
extracts from their ongoing design work to inform the SGS feasibility testing so far
are provided in Attachment 2: Architectus Interim Indicative Structure Plans and
Urban Form Illustrations.

These illustrations include indicative structure plans and possible built forms that
were provided to SGS for testing for each of the SGS Options for Camperdown and
Tebbutt Street; international examples of non-traditional industrial precincts and
developments; and images of recent high-tech, medical research and educational
redevelopments including some incorporating heritage items in and around the Royal
Prince Alfred and University of Sydney precinct.

Save Lewisham Group Strategy

In December 2015 Council resolved (C608/15) in relation to Council's submission to
Urban GrowthNSW on the Draft Parramatta Road Transformation Strategy that:
"Officers collaborate with the Save Lewisham Group to analyse the alternative
proposals they have developed and report back to the February 2016 Policy Council
Meeting on how they relate to Council’s submission."

Council officers met with representatives of the Save Lewisham Group to discuss

their alternative strategy (Attachment 3). In summary their strategy proposes to:

e Protect the existing low density residential areas north and south of Parramatta
Road by only rezoning the industrial and commercial properties along Parramatta
Road

e Allow a higher built form on the north side of Parramatta Road (up to 12 storeys
and stepping down to 6 storeys)

e Require a lower built form on the southern side of Parramatta Road (4-6 storey
and stepping down to 3 storeys) to minimise overshadowing

e Extend the Taverners Hill Precinct west of the light rail (Ashfield Council)
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e It also envisages a new signalised intersection to align Old Canterbury Road with
Tebbutt Street to allow north - south traffic movement to bypass Brown Street.
This would provide an opportunity for the Brown Street overpass to become a
pedestrian/cycle link with direct access to the Light Rail Station.

Taking into consideration recent approvals they have calculated their strategy will
deliver the Urban Growth Target of 3064 dwellings by 2050.

Relationship with the Draft Parramatta Road Urban Transformation Strategy
The table after the Summary / Conclusions includes relevant recommendations from
Council's submission to UrbanGrowth NSW on the Draft Parramatta Road Urban
Transformation Strategy (DPRUTS) and how they broadly relate to the findings of
the Industrial Precinct Planning interim report.

Summary / Conclusions

Given the complex and local government area wide nature of the Industrial Precinct
Planning Project, the coordination required between the two consultant firms (SGS
and Architectus) and the multiple other studies they have been simultaneously
undertaking for Council, completion of the Project by Council's March Policy meeting
was not possible.

SGS have prepared the interim report (Attachment 1) to enable Council to present a
more informed position to UrbanGrowth NSW. It is envisaged that a final report will
be presented to Council for endorsement in the near future. The final report will
include recommendations for the planning of all the industrial precincts in the
Leichhardt local government area and for the review of the Leichhardt Local
Environmental Plan 2013 and Leichhardt Development Control Plan 2013.

In summary SGS suggest that Council has two options:

e Option 1: Business as usual - retain IN2 zoning of all the area's industrial
precincts and consider rezoning Moore Street to IN1 with IN1 land use
classifications in some other IN2 precincts in order to attempt to prevent
continuing erosion of the remaining stock of industrial land.

e Option 2: Step change approach - to respond tactically to ongoing pressure
from State government to redevelop Parramatta Road corridor and /or to allow
Council to consider possible ways of delivering additional industrial, non-
traditional industrial and other forms of employment development in the key
Camperdown and Tebbutt Street precincts.

These recommendations address the risks inherent in retaining the industrial zoning
or of any potential rezoning within industrial precincts. Both options will require
further consideration in the completion of the Industrial Precinct Planning Project, but
in the interim they provide a strong rationale for sound employment and industrial
land planning that reflects the policy direction of the completed Parramatta Road /
Norton Street Strategic Sites, Centres and Corridors Project studies. More
particularly these options provide Council with a policy platform to influence how
UrbanGrowth NSW formulates the next more detailed stage of the development of
the Draft Parramatta Road Urban Transformation Strategy.
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Consequently it is recommended that Council:

1.

Endorse the approach of the Industrial Precinct Planning interim report as the
basis for the completion of the Industrial Precinct Planning Project for the
Leichhardt local government area; and

Forward a copy of the Industrial Precinct Planning interim report to UrbanGrowth
NSW for consideration in the preparation of the Parramatta Road Urban
Transformation Strategy.

Next Steps

Subiject to the endorsement of the Industrial Precinct Planning interim report and
presentation of the Final Industrial Precinct Planning Project report to Council in May
2016 the following steps will be taken to progress Council's approach to the planning
the local government area'’s industrial precincts:

Confirmation of final planning objectives and principles through community and
stakeholder engagement.

Report community engagement outcomes to Council.

Application of Council endorsed objectives and principles to the review of
Leichhardt Local Environmental Plan 2013 and Leichhardt Development Control
Plan 2013.

Preparation of draft Leichhardt Local Environmental Plan (LEP ) 2013 and
Leichhardt Development Control Plan 2013 amendments and presentation of
these to Council for endorsement to submit a draft LEP Amendment Planning
Proposal for Gateway Determination.

Report Gateway Determination to Council and subject to Gateway approval
proceed to public exhibition of Planning Proposal and associated DCP Draft
Amendments.

Report public exhibition submission to Council and proceed to publication for the
LEP and DCP Amendments.
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Issue

Initial Council recommendation

Study findings

Land use — Employment and
economic activity

11.

12.

Council does not support the loss of IN2
zoned lands in accordance with the
recommendations of the Leichhardt
Industrial Lands Study.

Council requests that UrbanGrowth NSW
review the Leichhardt Industrial Lands
Study (Parts 1 and 2) and undertake

discussions with Leichhardt Council
regarding the findings and
recommendations.

The findings of the interim report acknowledge
this position. The loss of industrial zoned land or
the introduction of additional land uses would
jeopardise the industrial precincts and their
ability to adequately provide for the future
population of the LGA, which is likely to increase
substantially as a result of major urban renewal
projects proposed in the vicinity.

The interim report shows that there is a need to
provide additional industrial floorspace within
Leichhardt to meet the LGA’s future demands,
however industrial development alone will not
facilitate this and other land uses are required to
improve the feasibility aspect. Accordingly,
consideration must be given to the risks
associated with seeking this additional
floorspace and whether they outweigh the
reward.

Introducing commercial and/or residential as
levers to increase industrial floorspace supply
presents a number of risks. The volume of
commercial floorspace required to cross the
feasibility threshold is likely to fundamentally
alter the function of the precinct and shift the
commercial gravity of the LGA away from its
identified commercial centres such as Norton
Street. The introduction of residential
development brings with it extremely high risks
of precinct fragmentation and land use conflicts
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that will significantly limit the ongoing function of
a precinct.

The report concludes that the risk/reward
equation is clear. Although the aspiration of
increasing industrial supply is supported and
founded in and strong evidence base, the
implications for delivering on this objective is that
it may perversely lead to a significant reduction
of industrial floorspace over the medium-to-long
term.

Mixed use in the Taverners
Hill Precinct is unlikely to
support existing industrial uses

14.

17.

Council recommends that the IN2
Industrial zone be retained in Taverners
Hill Precinct. Council notes that any
introduction of Mixed Use would include
a Residential component which would not
be compatible with the IN2 land use.
Council’s Industrial Lands Study (Part 1)
recommends that there be no further loss
of industrial land in the LGA and that
Council finds locations to increase
floorspace zoned for [IN2. Further
rezoning of land to B4 Mixed Use is
therefore not supported in this location.

Council recommends that the IN2 zoning

in Taverners Hill be protected and

retained, with additional permissible uses

in the zone.

e Council’'s consultants are currently
testing land use options for sites in

On two of the sites tested in the Tebbutt
Street/Parramatta Road precinct, none of the
development scenarios returned a feasible
result. On the remaining site, only Option 3
(industrial + commercial + residential) proved to
be feasible.

The interim report states that the introduction of
residential accommodation would negatively
affect the positioning of the precinct as an
industrial area. Furthermore, it identifies the
following potential issues with the introduction of
residential and commercial floorspace to the
precinct:

- the positioning of the precinct as an
industrial area would be negatively affected,
with  commercial and/or residential uses
potentially redefining the precinct. With
regard to the introduction of commercial
uses only, it is acknowledged that the extent
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18.

19.

20.

the IN2 Zone and Council will provide
detailed  future  provisions to
UrbanGrowth NSW in the first half of
2016.

Council does not support the loss of IN2
zoned land in Taverners Hill but if lost
Council recommends that commercial
development should be included in any
mixed use area and include large, flexible
floorspace to support businesses aligned
with creative industries and similar
industries that require non-traditional
commercial floorspace.

Council notes that it needs to make
provision for an increase in IN2
floorspace in the LGA and notes that if
any industrial floorspace is lost in the
Taverners Hill Precinct that it must be
made up elsewhere.

Council requests that UrbanGrowth NSW
consider the Leichhardt Industrial Lands
Study (Parts 1 and 2) and the Industrial
Precincts Urban Design Study in detail
and in consultation with Council and that
the findings and recommendations be
used to inform the next iterations of any
Transformation Strategy for the corridor.

of redefinition would depend on the types of
the uses introduced.

- the introduction of land use conflicts arising
from accessibility issues, noise and amenity.

- an increased number of employees and/or
residents would adversely impact traffic
movement in the precinct, particularly at
peak times.

- increased public transport demand
associated with additional residents and
workers.

- accessibility and parking issues given the
small size of lots in the precinct.

- additional demand for services that support
the local population such as social
infrastructure and retail services and to a
lesser extent, industrial services.

- competition with established commercial
areas. Given the proximity to Norton Street,
significant commercial activity in the precinct
may adversely affect commercial attraction
to Norton Street. The commercial and retall
study undertaken by SGS identified the
reactivation of Norton Street as a priority.

The report recommends that if residential were
to be located in the precinct, it should be on the
periphery so as to not impact on the industrial
core. It is also acknowledged that there may be
opportunities to provide housing for key workers
and affordable housing within the precinct.

Policy Council Meeting 08 March 2016

ITEM 2.4




Page 217

In the development of built form outcomes for
testing, options comprising two industrial levels
and between two and four levels of commercial
and/or residential achieved appropriate urban
design outcomes on sites within the Tebbutt
Street/Parramatta Road precinct. Industrial uses
were designed with a 6m floor to ceiling height to
accommodate a range of uses and servicing,
including truck access. Commercial and
residential floorplates were both designed with a
3.6m floor to ceiling height. A two storey, 12m
street wall was recommended to ensure
retention of the existing character of the precinct.

In summary SGS have concluded so far that the
local government area's projected industrial land
supply deficit cannot be addressed through new
industrial development alone and that therefore
Council has two options:

e Option 1: Business as usual - retain IN2
zoning of all the area'’s industrial precincts
and consider rezoning Moore Street to
IN1 with IN1 land use classifications in
some other IN2 precincts in order to
attempt to prevent continuing erosion of
the remaining stock of industrial land.

e Option 2 : Step change approach - to
respond tactically to ongoing pressure
from State government to redevelop
Parramatta Road corridor and /or to allow
Council to consider possible ways of
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delivering additional industrial, non-
traditional and other forms of employment
development in the key Camperdown and
Tebbutt Street precincts.

Both options will require further consideration in
the completion of the Industrial Precinct
Planning Project, but in the interim they provide
a strong rationale for sound employment and
industrial land planning that reflects the policy
direction of the completed Parramatta Road /
Norton Street Strategic Sites, Centres and
Corridors Project studies.

These options provide Council with a policy
platform to influence how UrbanGrowth NSW
formulates the next more detailed stage of the
development of the Draft Parramatta Road
Urban Transformation Strategy.

Camperdown Precinct: The
strategy makes no allowance
for industrial use

32. Council does not support the loss of IN2

— Industrial land in the Camperdown
Precinct. The industrial floorspace in the
Camperdown  precinct  should be
protected and retained, with opportunities
for an increase in floorspace explored
where  possible. The strategic
importance of the precinct's current
function is such that the existing quantum
of floorspace should be retained and
protected for continued industrial use.
Council is undertaking detailed Precinct

The multi-criteria analysis, which considered the
findings of the feasibility modelling, urban design
assessment and policy/strategic direction, has
determined that there is no ability to increase
floorspace. Accordingly, the remaining industrial
area is critical in providing floorspace for local
population serving industries and backroom
activities for businesses in the CBD and
commercial centres.

As identified by the Industrial Lands Study, the
Camperdown industrial precinct has locational
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33.

Planning for Camperdown, including an
Urban Design Study and further
feasibility testing. This work should be
used to inform the future for land use
zones and FSR in the precinct.

Council recommends that this land is
reserved for industrial uses into the future
with no decrease in flexibility due to
residential uses; and to avoid land use
conflicts.

and operational characteristics that make it
important to Leichhardt and the broader inner
Sydney subregion. It is important for this land to
be protected for essential industries and urban
services.

In summary SGS have concluded so far that the
local government area's projected industrial land
supply deficit cannot be addressed through new
industrial development alone and that therefore
Council has two options:

e Option 1: Business as usual - retain IN2
zoning of all the area'’s industrial precincts
and consider rezoning Moore Street to
IN1 with IN1 land use classifications in
some other IN2 precincts in order to
attempt to prevent continuing erosion of
the remaining stock of industrial land.

e Option 2 : Step change approach - to
respond tactically to ongoing pressure
from State government to redevelop
Parramatta Road corridor and /or to allow
Council to consider possible ways of
delivering additional industrial, non-
traditional and other forms of employment
development in the key Camperdown and
Tebbutt Street precincts.

Both options will require further consideration in
the completion of the Industrial Precinct
Planning Project, but in the interim they provide

Policy Council Meeting 08 March 2016

ITEM 2.4




Page 220

a strong rationale for sound employment and
industrial land planning that reflects the policy
direction of the completed Parramatta Road /
Norton Street Strategic Sites, Centres and
Corridors Project studies.

These options provide Council with a policy
platform to influence how UrbanGrowth NSW
formulates the next more detailed stage of the
development of the Draft Parramatta Road
Urban Transformation Strategy.

Camperdown Precinct:
Residential development will
undermine industrial use

35.

Council does not support the introduction
of residential development into the
Camperdown precinct as it will
undermine the important industrial uses.
Council is currently undertaking more
detailed Precinct Planning for
Camperdown to identify future built form
and land use scenarios which support its
ongoing feasibility as Industrial land. It is
recommended that this work be provided
to UrbanGrowth NSW to inform its next
iteration of the DPRUTS.

The introduction of appropriately scaled
development comprising industrial, commercial
and residential floorsapce did not produce a
feasible outcome on any of the sites tested in
the Camperdown precinct.

Of all the scenarios tested across the three
selected sites in the precinct, the only feasible
result was development comprising industrial
and residential on the small (1000m?) site.

While the industrial precinct planning work
acknowledges that there would be demand from
medium to high income households for
residential development in the Camperdown
precinct that adapts the existing building stock to
provide a niche product, it advises that there are
significant risks associated with the introduction
of residential development to the precinct.
These include:
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- existing tenants being driven out due to
increased property values and rents.

- land use conflicts associated with noise,
access, amenity and operation.

- increase in traffic volumes placing pressure
on the road network.

- increased demand for services that support
the local population such as social
infrastructure and retail services and to a
lesser extent, industrial services.

- fragmentation of the precinct and impairment
of its functioning, particularly if residential
accommodation was provided in the core of
the precinct.

- restricting the ability of the precinct to
accommodate additional industrial floorspace
in the future.

- sending a strong signal to existing owners
and the market that the area is in transition
away from industrial use or no longer has an
industrial future.

Camperdown Precinct
redevelopment should only be
considered as a means to
increasing or reorganising
industrial floorspace

36.

Council strongly recommends that an
Industrial only scenario is the preferred
outcome for the precinct. Council notes
that if its sequential testing demonstrates
there is a need for redevelopment in
order to gain additional industrial
floorspace, then a floorspace mix of
industrial and commercial uses is the

Industrial only scenarios on sites within the
Camperdown precinct did not produce feasible
outcomes.

Similarly, the industrial + commercial option did
not produce feasible outcomes in the
Camperdown precinct and would require a
significant shift in the market value of the

preferred option. This would | industrial floorspace or a more than doubling of
accommodate a range of commercial | the amount of floorspace, resulting in a
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37.

38.

39.

uses that support the precinct’s
operations and align with council’s
aspirations to encourage creative
industries in the area.

Council recommends that residential
uses should only be considered as a last
option (due to its ability to fragment
industrial precincts and create land use
conflicts) and that it should only be
located on the precinct's edges and
should not Iimpede the ongoing
operations of the precinct. More detailed
site testing must be undertaken prior to
any decisions in relation to this Precinct.

Council notes that the Camperdown
Precinct is well located to provide
industrial, employment lands for uses
associated with the growth of industries
associated with the research and
production activities of the Royal Prince
Alfred Hospital and Sydney University, in

particular in relation to biomedical
industries.  Council recommends that
further consideration of the strategic

importance of the Precinct in light of this
potential growth is imperative.

Council requests that UrbanGrowth NSW
considers, in detail, the findings and
recommendations of the Leichhardt

substandard urban design outcome.

The final step of sequential testing included the
introduction of residential floorspace, however
for the reasons outlined above this is considered
a high risk option. Notwithstanding, with
consideration of the urban design outcomes, this
scenario only produced a feasible result on one
of the three sites tested.

While maintaining that there should be no loss of
industrial floorspace and continued protection of
the Camperdown industrial precinct, the interim
report concludes that if there is any flexibility with
precinct roles, Camperdown is best suited to be
one that may evolve to encourage new ‘higher
value’ industrial tenants, particularly due to its
proximity to the CBD, RPA and Sydney
University.

Any redevelopment of this nature, which cannot
be easily tested by the feasibility modelling,
should consider the built form outcomes
prepared by Council’s urban design consultants.
Possible options developed by Architectus for
the three test sites in the Camperdown industrial
precinct included two and three industrial levels
with two to four commercial or residential levels
above. Industrial uses were designed with a 6m
floor to ceiling height to accommodate a range of
uses and servicing, including truck access.
Commercial and residential floorplates were both
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Industrial Lands Study (Parts 1 and 2)
including the finding that the precinct is
important on a subregional basis and
should not be rezoned to other uses.

designed with a 3.6m floor to ceiling height. A
two storey, 12m street wall was recommended to
ensure retention of the existing character of the
precinct.

SGS's interim options cover both no change and
tactical step change possible solutions for
Camperdown that can be used to influence the
next steps in the UrbanGrowthNSW
development of the Draft Parramatta Road
Transformation Strategy.

Option 2 may create an opportunity to provide
industrial, employment lands for uses associated
with the growth of the research and production
activities of the Royal Prince Alfred Hospital and
Sydney University, in particular in relation to
biomedical industries.

Camperdown Precinct - Retain
storage facility as part of
enterprise corridor

40.

Council recommends that the storage
facilities located in the Camperdown
Precinct are an important land use which
supports the population and businesses
and should not be rezoned.

Any growth in residential population within the
locality will see increased demand for storage
facilities. The importance of this land use in the
Camperdown precinct is further reinforced by the
proximity to the CBD and the support role it
plays for businesses.

Camperdown precinct:
Streetscape upgrades should
not compromise  precinct
operations

41.

Council requests that any streetscape
improvement works be developed in
conjunction with Council and that the

design of the public domain be
appropriate  for an industrial core
including consideration of the
requirements of trucks in relation to

Given the findings of the interim report, Council’s
position on streetscape improvements in the
Camperdown precinct should remain
unchanged. Changes to the public domain
should not compromise the ability of industrial
uses to operate.
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footpath and carriageway  widths,
pedestrian and cycle networks and street
tree planting.

Camperdown Precinct:
Enterprise and business zone

42.

Council does not support the proposed
Enterprise and Business Zone in the
Camperdown Precinct as it is unable to
ascertain from the DPRUTS what the
permissible land uses would be for the
proposed Enterprise and Business Zone
and notes that any additional uses
permitted in this area (compared to the
IN2 Zone) are likely to result in light
industrial and creative uses being forced
out of the area, and therefore a loss of
lands available for employment uses and
essential urban services.

The interim report states that the rezoning of
land within the Camperdown precinct to facilitate
additional uses would introduce a high risk of
precinct fragmentation or dilution due to
conflicting land uses as well as a loss of
industrial uses priced out due to increased land
values.

However SGS's interim options cover both no
change and tactical step change possible
solutions for Camperdown that can be used to
influence the next steps in the
UrbanGrowthNSW development of the Draft
Parramatta Road Transformation Strategy.

Option 2 may create an opportunity to provide
industrial, employment lands for uses associated
with the growth of the research and production
activities of the Royal Prince Alfred Hospital and
Sydney University, in particular in relation to
biomedical industries through a partial rezoning
to B5.

Policy Council Meeting 08 March 2016

ITEM 2.4




Page 225

Attachments

Attachment 1: SGS Interim Report Leichhardt Industrial Precinct Planning.
Attachment 2: Architectus Interim Indicative Structure Plans And Urban Form

lllustrations.
Attachment 3 : Save Lewisham Group Strategy
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EXECUTIVE SUMMARY

An Executive Summary will be produced with the final report

Leichhardt Industria | Precinct Planning 3
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4. Industrial precincts are under threat from other uses. Competition for inner city land is placing
pressure on industrial precinctsto turn over to ‘higher value’ uses Residential developmentis a
persistent threat, due to continued demand for inner city living However, industrial lands also face a
threat from other employment usesthat compete for larger floorplates and locationsbut aren't
necessarily defined as ‘industrial’

Leichhardt ndustral Precinct Planning 30
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The addition of commercial floorspace brings the result closer to feasible

Adding commercial floorspaceto the floorspace m ix of buildingsincreases development costs and
requires taller buildings, however the higher rent per sgm can, in some instances, enable a development
to cross the feasibility threshold However, this tendsto require a significant am ount of commercid
floorspace in order to achieve this

Residential is the easiest way to generate additional industrial floorspace

Residential returns the highest land values on aper square metre basisand it is therefore the most
efficient at returning a feasible result It also doesnot necessarily require asignificant proportion of total
GFA, however it does necessitate the construction of tller buildings

In some cases, the introduction of residential floorspace resulted is a feasible outcome for development
The findings indicate that there are no patterns associated with land size asthe smallest lotin
Camperdown, Lot AC stands & a feasbility ratio of 1.7 3. This lot achieved afeasible outcome by
providing 1,802 sqm of industrial floorspace and 2,184 sqm of residentid floorspace with 28 units
Motably, the site achieved a feasible outcome without commercial flmorspace However, in Camperdown,
the largest lot, Lot A, did not result in a feasible outcome For Lot A to be feasible, the ad ditional
commercial and industrial floorspace must more than double, the m edian residential sales price must
increass to 54,462,155 and the development mu st supply 80 units.

Lot size does not appear to matter

Inthe scenarios and sites tested, there does not appear to be apattern where lot size provides a better
or worse feasibility result

Leichhardt [ndustral Frecinct Planning 52
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