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DEVELOPMENT ASSESSMENT REPORT 
Application No. 10.2019.13 
Address 202 Parramatta Road, Ashfield 
Proposal Demolition of existing structures, tree removal and construction of a 

Woolworths supermarket with liquor outlet and café over an at-grade 
and basement car park, signage and associated landscaping and 
drainage works. 

Date of Lodgement 24 January 2019 
Applicant Fabcot Pty Ltd 
Owner Fabcot Pty Ltd 
Number of Submissions 18 
Value of works $22,086,536 
Reason for determination at 
Planning Panel 

Number of submissions 
Value of works 

Main Issues Hours of operation 
Loading dock 
Vehicle movements 

Recommendation Approved with Conditions 
Attachment A Recommended conditions of consent 
Attachment B Plans of proposed development 
Attachment C Plan of Management  
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N 

Notified Area 
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Note: Due to scale of map, not all objectors could be shown.   
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1. Executive Summary 
 
This report is an assessment of the application submitted to Council for demolition of existing 
structures, tree removal and construction of a Woolworths supermarket with liquor outlet and 
café over an at-grade and basement car park, signage and associated landscaping and 
drainage works at 202 Parramatta Road, Ashfield. The application was notified to 
surrounding properties and 18 submissions were received. 
 
The main issues that have arisen from the application include:  
 

• Hours of operation 
• Loading dock 
• Vehicle movements 

 
The non-compliances are acceptable subject to the imposition of recommended conditions 
of consent for the reasons discussed within this report and therefore the application is 
recommended for approval.  
 
2. Proposal 
 
The proposal is for the demolition of all existing structures and construction of a 2-storey 
‘Woolworths’ supermarket with basement level. 
 
Overview 

• ‘Woolworths’ supermarket with 3690sqm of retail floor area; 
• ‘BWS’ liquor outlet with 169sqm of retail floor area; 
• Café/kiosk with 80sqm of retail floor area or 35sqm if the associated seating area is 

excluded; 
• A total ‘retail floor area’ (inclusive of the mall on the first floor) is 4,240sqm. 
• Operating hours for supermarket, liquor outlet, and café: 

o 6.00am – 12.00am, Mondays to Sundays 
• Operating hours of loading dock: 

o 7.00am – 10.00pm Monday to Saturday; and 
o 8.00am – 10.00pm on Sundays/public holidays. 

• 160 customer/staff car spaces; 
• Two loading bays within a loading dock. 

 
Basement Level 

• 66 customer/staff car spaces; 
• Trolley storage; 
• Plant rooms. 

 
Ground Floor 

• 94 customer/staff car spaces and 3 ‘pick up’ loading spaces; 
• 5 bicycle spaces within Bland Street setback, and 16 internal bicycle spaces; 
• Carpark vehicle access ramp to the basement level from Bland Street; 
• Carpark vehicle access ramp to the ground level from Parramatta Road; 
• Service and delivery dock accessed from Parramatta Road, 
• Travellator providing pedestrian access to the first floor from Bland Street; 
• Pedestrian entrance to car park from Parramatta Road; 
• External substation fronting Bland Street. 
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First Floor 
• ‘Woolworths’ shopping centre and associated storage and offices; 
• ‘BWS’ liquor outlet; 
• Café/kiosk; 
• Pedestrian link to the existing pedestrian bridge over Parramatta Road; 
• Mezzanine plant room 

 
Signage 

• Three (3) x ‘Woolworths’ and one (1) ‘BWS’ branding business identification signage 
on the Bland Street elevation; 

• One (1) x ‘Woolworths’ and one (1) x ‘BWS’ branding business identification signage 
on the Parramatta Road elevation; 

• One (1) x ‘Woolworths’ branding business identification signage on the south-west 
(side) elevation. 

• One (1) artwork façade panels to Bland Street and Parramatta Road elevations; 
• Additional vehicle identification signage on both Parramatta Road and Bland Street 

elevations. 
 
Landscaping 

• Removal of three (3) existing trees within the Bland Street setback and one (1) tree in 
the southern corner of the site; 

• Four (4) x street trees to Bland Street frontage, three (3) of which are street trees; 
• Perimeter landscaping within the south-west and south-east side setbacks; 
• Raised planter box and landscaping to Parramatta Road frontage; 
• Landscaped area in Bland Street setback. 

 
3. Site Description 
 
The site is irregular in shape with an area of approximately 6,119sqm. It has a primary street 
frontage to Parramatta Road to the east and a secondary frontage to Bland Street to the 
north. 
 
Currently the site is occupied by a severely dilapidated commercial structure (formerly 
Brescia Furniture) which occupies land at the south western corner immediately adjacent to 
residential flat buildings on the neighbouring properties. A substation is situated at the north 
western corner of the site adjacent to the Bland Street frontage along with several mature 
trees. 
 
The recently completed ‘WestConnex’ tunnel runs under the eastern portion of the site. 
 
A pedestrian bridge which spans Parramatta Road is located immediately to the east of the 
site and is accessed from the adjacent footpath.  
 
The site is neighboured by a 7-storey residential flat building to the south and a 4-storey 
residential flat building to the west. The site is bounded by Parramatta Road to the east and 
Bland Street to the north. On the opposite side of Bland Street is a two (2) storey commercial 
building which fronts Parramatta Road, as well as two (2) 3-storey residential flat buildings. 
 
This portion of Bland Street is largely characterised by multi-storey residential flat buildings 
transitioning to detached houses and lower-scale flat buildings to the west.  
 
Haberfield Public School is located on Bland Street to the north of Parramatta Road. 
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The site is not identified as containing any Heritage Items and is not located within a heritage 
conservation area. On the opposite (eastern) side of Parramatta Road is ‘Yasmar’ estate 
which is identified as a local Heritage Item (I444) which is also part of the Haberfield 
Conservation Area (C42). 
 

 
Figure 1: Aerial image showing site and surrounds 
 
4. Background 
 
4(a)  Site history  
 
On 25 November 2014, the former Ashfield Council granted consent (10.2014.7) for the 
demolition of existing structures and the construction of shop incorporating a Woolworths 
supermarket with ancillary café and liquor store. The approved development included an 
internal loading dock, basement parking for 189 car parking spaces, landscaping and 
signage. Given the slope of the land and ceiling heights, the building presented as two (2) 
storeys and had a maximum height of 15m. 

 
In the approved scheme, vehicular access to the car park was from both Parramatta Road 
and Bland Street. Access to the loading dock was via Parramatta Road. The basement 
footprint extended to the eastern property boundary being the Parramatta Road frontage. 

 
Shortly after consent was granted, the Roads and Maritime Services (RMS) acquired the 
land at the front of the site, and a stratum of land below the site, for the purposes of the 
WestConnex tunnel and Parramatta Road widening.  
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Figure 2: Approved Parramatta Road elevation of DA No. 10.2014.7. 
 
4(b) Application history  
 

• On 28 May and 1 June 2019, Council planners sent the applicant letters outlining a 
number of issues with the proposal most notably in relation to street activation, 
setbacks, traffic generation, safety and access, tree removal and canopy 
replenishment, heritage and overshadowing. 
 

• On 2 September 2019, the applicant provided amended plans and additional 
information in response to the issues raised in Councils letters.  
 
The amendments most notably included:  

o Increased building setback to Bland Street from 0m to 1.5m to allow for a 
greater landscaped setback and wider pedestrian footpath;  

o Additional landscaping along Bland Street setback including the planting of 
four (4) trees; 

o Slight reduction in the maximum height of the building; 
o Introduction of new pedestrian access point from Parramatta Road; 
o Reduction of car parking from 167 to 160; and 
o Additional bicycle parking at ground and basement levels. 

 
The additional information most notably included: 

o Revised Traffic and Parking Statement including additional traffic modelling; 
o A Heritage Impact Statement (HIS); 
o A Retail Impact Assessment (RIA); and 
o A Plan of Management (POM). 

 
The amendments and additional information adequately addressed most of the 
issues raised. All outstanding issues and non-compliances are discussed throughout 
this report. 

 
5. Assessment 
 
The following is a summary of the assessment of the application in accordance with Section 
4.15 of the Environmental Planning and Assessment Act 1979.  
 
5(a) Environmental Planning Instruments 
 
The application has been assessed against the relevant Environmental Planning Instruments 
listed below: 
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• Roads Act 1993 
• State Environmental Planning Policy (Infrastructure) 2007 
• State Environmental Planning Policy No. 64 – Advertising and Signage 
• State Environmental Planning Policy (Vegetation in Non-Rural Areas) 2017 

 
The following provides further discussion of the relevant issues:  
 
5(a)(v) Roads Act 1993 
 
The application was referred to the RMS in regards to Section 138 ‘Works and structures’ of 
the Roads Act 1993 as the proposal includes vehicular connection to Parramatta Road (a 
classified road). 
 
In a letter dated 4 June 2019, the RMS provided concurrence to the application subject to 
the imposition of recommended conditions of consent. 
 
5(a)(vi) State Environmental Planning Policy (Infrastructure) 2007 (SEPP 

Infrastructure 2007) 
 
Development with frontage to classified road (Clause 101) 
 
The site has a frontage to Parramatta Road, a classified road. Under Clause 101 (2) of 
SEPP Infrastructure 2007, the consent authority must not grant consent to development on 
land that has a frontage to a classified road unless it is satisfied that the efficiency and 
operation of the classified road will not be adversely affected by the development. 
 
The RMS raised no objections with the application with regard to ingress and egress to the 
site which remains adequate to support the intended vehicle movements by road. The 
application is considered acceptable with regard to Clause 101 of the SEPP Infrastructure 
2007.  
 
Traffic-generating development (Clause 104) 
 
In accordance with Column 3 in Schedule 3 of Clause 104 SEPP Infrastructure 2007), 
‘shops’ with at least 500sqm of gross floor area with access to classified road are classified 
as traffic generating development. Accordingly, the application was referred to RMS for 
comment. 
 
In a letter dated 4 June 2019, the RMS raised no objection to the development subject to the 
imposition of recommended conditions of consent as the traffic generated by the proposed 
works would have minimal impact on the classified road network under Clause 104 of SEPP 
Infrastructure 2007. 
 
Determination of development applications—other development (Clause 45) 
 
The application was referred to Ausgrid in accordance with Clause 45(2). On 4 June 2019, 
Ausgrid provided a response and raised no objections to the proposal subject to the 
imposition of recommended conditions of consent. 
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5(a)(vii) State Environmental Planning Policy No. 64 - Advertising and Signage 
(SEPP 64) 

 
The following is an assessment of the proposed development under the relevant controls 
contained in SEPP 64. 
 
SEPP 64 specifies aims, objectives, and assessment criteria for signage as addressed 
below. Schedule 1 of SEPP 64 specifies assessment criteria for signage relating to character 
of the area, special areas, views and vistas, streetscape, setting or landscaping, site and 
building, illumination and safety. The proposed signage is considered satisfactory having 
regard to the assessment criteria contained in Schedule 1 of SEPP 64. 
 
Signs and Advertising Structures 
 
The application seeks consent for the erection of 19 signs, 11 of which relate the 
businesses, and 8 of which relate to wayfinding. 
 

1. Character of the area Comment 

Is the proposal compatible with the 
existing or desired future character of 
the area or locality in which it is 
proposed to be located? 

The area is characterised by commercial and 
residential uses on Parramatta Road and 
residential uses on Bland Street.  

The site is zoned B6 - Enterprise Corridor.  

The objectives of the B6 - Enterprise Corridor 
zone in which the subject site is located 
promotes businesses along main roads and 
provide employment, amongst other things. The 
signage reflects the commercial use of the 
building and reinforces the desired business 
use of Parramatta Road. 

Is the proposal consistent with a 
particular theme for outdoor advertising 
in the area or locality? 

There is no particular theme for outdoor 
advertising in the area given the diverse mix of 
uses and building typologies. 

 

2. Special areas Comment 

Does the proposal detract from the 
amenity or visual quality of any 
environmentally sensitive areas, 
heritage areas, natural or other 
conservation areas, open space areas, 
waterways, rural landscapes or 
residential areas? 

The site neighbours a number of residential flat 
buildings to the north, south and west, and is 
opposite the Haberfield Heritage Conservation 
Area. 

The proposed signage will not detract from the 
amenity of visual quality of these 'special areas'. 

 

3. Views and vistas Comment 
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Does the proposal obscure or 
compromise important views? 

No. 

Does the proposal dominate the skyline 
and reduce the quality of vistas? 

The proposed signage is wholly contained 
within the envelope of the building. The location 
and style of signage does not dominate the 
skyline or negatively impact on vistas. 

Does the proposal respect the viewing 
rights of other advertisers? 

Yes. The signage is wholly within the 
boundaries of the site and contained within the 
building envelope. The viewing rights of other 
advertisers will therefore be respected. 

 

4. Streetscape, setting or landscape Comment 

Is the scale, proportion and form of the 
proposal appropriate for the 
streetscape, setting or landscape? 

Yes, the signage reinforces the commercial 
nature of the building in accordance with the 
objectives of the 'B6 - Enterprise Corridor' zone 
as a business and employment hub. 

Does the proposal contribute to the 
visual interest of the streetscape, 
setting or landscape? 

The signage is appropriately sited on the 
facades to integrate with the architecture, 
achieves its purpose of identifying the use and 
does not detract from the streetscape and 
setting of the site. 

Does the proposal reduce clutter by 
rationalising and simplifying existing 
advertising? 

Not applicable – existing building is to be 
demolished. 

Does the proposal screen 
unsightliness? 

Not applicable. 

Does the proposal protrude above 
buildings, structures or tree canopies in 
the area or locality? 

Yes, the signage will protrude above the 
proposed street and on-site trees and some 
neighbouring buildings. However, this has been 
assessed as acceptable as it is wholly 
contained within the building. 

Does the proposal require ongoing 
vegetation management? 

No. 
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5. Site and building Comment 

Is the proposal compatible with the 
scale, proportion and other 
characteristics of the site or building, or 
both, on which the proposed signage is 
to be located? 

Yes, the signage responds to the horizontal 
proportions of the primary elevations fronting 
Bland Street and Parramatta Road. 

Does the proposal respect important 
features of the site or building, or both? 

The signage does not affect any important 
features on the site. 

Does the proposal show innovation and 
imagination in its relationship to the site 
or building, or both? 

Yes, the signage responds to the horizontal 
proportions of the primary elevations. 

 

6. Associated devices & logos with 
advertisements & advertising 
structures 

Comment 

Have any safety devices, platforms, 
lighting devices or logos been designed 
as an integral part of the signage or 
structure on which it is to be displayed? 

No. 

 

7. Illumination Comment 

Would illumination result in 
unacceptable glare? 

To ensure the illumination of the signs does not 
affect safety, amenity or result in unreasonable 
glare, it is a recommended condition of consent 
that the illuminated signs must not flash, have 
reduced luminance at night, and are only 
permitted to be illuminated during approved 
operating hours. 

 

Would illumination affect safety for 
pedestrians, vehicles or aircraft? 

Would illumination detract from the 
amenity of any residence or other form 
of accommodation? 

Can the intensity of the illumination be 
adjusted, if necessary? 

Is the illumination subject to a curfew? 
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8. Safety Comment 

Would the proposal reduce the safety 
for any public road? 

No, subject to the imposition of conditions of 
consent. 

Would the proposal reduce the safety 
for pedestrians or bicyclists? 

No. 

Would the proposal reduce the safety 
for pedestrians, particularly children, by 
obscuring sightlines from public areas? 

No. 

 

Based on the assessment of the proposed signage against the aims and objectives of 
Clause 3 and the assessment criteria of schedule 1 of SEPP64, it is considered that the 
proposal is consistent with the SEPP.  
 
5(a)(viii) State Environmental Planning Policy (Vegetation in Non-Rural Areas) 

(Vegetation SEPP) 
 

Vegetation SEPP concerns the protection/removal of vegetation identified under the SEPP 
and gives effect to the local tree preservation provisions of Council’s DCP. 
The application seeks the removal of vegetation from within the site and on Council land. 
The application was referred to Council’s Tree Management Officer whose comments are 
discussed elsewhere in this report. 
Overall, the proposal is considered acceptable with regard to the Vegetation SEPP and 
Chapter C of the DCP subject to the imposition of conditions, which have been included in 
the recommendation of this report.  
5(a)(ix) Ashfield Local Environment Plan 2013 (ALEP 2013)  
 
The application was assessed against the relevant clauses of the Ashfield Local 
Environmental Plan 2011: 
 
(v) Clause 2.3 - Land Use Table and Zone Objectives  
 
The site is zoned B6 – Enterprise Corridor under the ALEP 2011. The ALEP 2013 defines 
the three proposed uses as follows: 
 
‘Woolworths’ supermarket: 
neighbourhood supermarket means premises the principal purpose of which is the sale of 
groceries and foodstuffs to provide for the needs of people who live or work in the local area. 
Neighbourhood supermarkets are a type of shop—see the definition of that term in this 
Dictionary. 
 
Liquor outlet: 
shop means premises that sell merchandise such as groceries, personal care products, 
clothing, music, homewares, stationery, electrical goods or the like or that hire any such 
merchandise, and includes a neighbourhood shop and neighbourhood supermarket, but 
does not include food and drink premises or restricted premises. 
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The use ‘neighbourhood supermarket’ and ‘shop’ are permitted in the B6 – Enterprise 
Corridor zone. 
 
Café: 
restaurant or cafe means a building or place the principal purpose of which is the 
preparation and serving, on a retail basis, of food and drink to people for consumption on the 
premises, whether or not liquor, take away meals and drinks or entertainment are also 
provided. 
Restaurants or cafes are a type of food and drink premises—see the definition of that term 
in this Dictionary. 
Food and drink premises are a type of retail premises—see the definition of that term in this 
Dictionary. 
 
‘Retail premises’ are prohibited in the B6 – Enterprise Corridor zone. 
 
In accordance with the Department of Planning’s (DOP) Circular PS-13-001 ‘How to 
characterise development’: 
 
‘An ancillary use is a use that is subordinate or subservient to the dominant purpose’. 
 
‘To put it simply: 
• if a component serves the dominant purpose, it is ancillary to that dominant purpose; 
• if a component serves its own purpose, it is not a component of the dominant purpose but 
an independent use on the same land. It is a dominant use in its own right. In such 
circumstances, the development could be described as a mixed use development.’ 
 
‘A component of a development may have features that are both ancillary and independent. 
If this is the case, consider the following:  
• Is the component going to serve the dominant purpose of the development or is it 
independent?  
• What is the amount of land to be used for a certain component, relative to the amount of 
land proposed to be used for other purposes? If the amount of land is relatively small, it is 
more likely to be ancillary.  
• Evidence of a purpose that is inconsistent with the dominant purpose is likely to undermine 
a claim that a component is ancillary. 
• If the component is temporary, it is more likely to be ancillary; if it is regular (that is, will 
constitute an ongoing use for a long period of time), it is likely to be an independent use.  
• If the component goes beyond what is reasonably required in the circumstances for the 
development to implement the dominant purpose, it is likely to be an independent use 
(regardless of whether it has ancillary qualities).  
• Related components of a development are likely to have an ancillary relationship, although 
this is not necessarily determinative of such a relationship.  
• Physical proximity of the component to the rest of the development is likely to be evidence 
of an ancillary relationship, although again not necessarily determinative.’ 
 
The proposed café is considered ancillary to the dominant purpose – which is a ‘shop’ for the 
following reasons: 
 

• The café is small in size (35sqm) in relation to the dominant purpose (3,858sqm); 
• The café is located wholly within and integrated into the larger building envelope; 
• The café is not directly accessible from the public domain, but is only accessible via 

the first floor ‘mall’ which principally services the dominant purpose; 
• It is reasonable to assume that the café will principally serve the shoppers of the 

dominant purpose. 
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The following table provides an assessment of the application against the development 
standards: 
 
Standard Proposal non 

compliance 
Complies 

4.3 Height of Building 
Maximum permissible:   15m 

 

 
13.5m 

 
N/A 

 
Yes 

4.4 Floor Space Ratio 
Maximum permissible:   2:1 (12,238sqm) 

 
0.8:1 (4,951sqm) 
(inclusive of 
parking in excess 
of Council’s 
requirements) 

 
N/A 

 
Yes 
 

 
5.10 Heritage Conservation 
 
Although the site is not identified as containing a Heritage item and is not located within a 
heritage conservation area, on the opposite (eastern) side of Parramatta Road is the 
Haberfield Conservation Area (C42) as well as ‘Yasmar’ estate which is identified as a local 
Heritage Item (I444). 
A Heritage Impact Statement (HIS) was supplied by the applicant at the request of Council. 
The HIS concluded that the visual impact of the proposal on the nearby heritage 
conservation area and Heritage Item would be ‘negligible’, largely given the significant 
created by Parramatta Road. 
Council’s Heritage Specialist has raised no objections to the revised proposal. Consideration 
was given to the context of the evolving Parramatta Road environment and the buildings 
which surround the site, in particular: 

• “Yasmar” itself is highly vegetated, contrasting with surrounding development, which 
protectively conceals the house and its grounds; 

• The separation of “Yasmar” from the subject site by the Parramatta Road “freeway” is 
significant; and 

• The obtrusive nature and design of the current pedestrian bridge are factors taken 
into account. 

In summary, the revised proposal will conserve the significance of the existing heritage item 
and conservation area and complies with the relevant objectives of this part of the plan. 
6.1 Earthworks 
 
The proposal involves substantial excavation to facilitate a basement level. 
 
Subject to the imposition of recommended conditions of consent, it is considered that the 
proposal will not have a detrimental impact on environmental functions and processes, 
waterways and riparian land, neighbouring uses, cultural or heritage items or features of the 
surrounding land, in accordance with the objective of this Clause. 
 
5(b) Draft Environmental Planning Instruments 
 
Nil. 
 



Inner West Local Planning Panel ITEM 9 
 

PAGE 758 

5(c) Development Control Plans 
 
The application has been assessed and the following provides a summary of the relevant 
provisions of Inner West Comprehensive Development Control Plan (DCP) 2016 for 
Ashbury, Ashfield, Croydon, Croydon Park, Haberfield, Hurlstone Park and Summer Hill.  
 
IWCDCP2016 Compliance 
Section 1 – Preliminary   
B – Notification and Advertising Yes 
Section 2 – General Guidelines  
A – Miscellaneous  
1 - Site and Context Analysis Yes 
2 - Good Design  Yes – see discussion 

below 
3 - Flood Hazard   Yes – see discussion 
5 - Landscaping   Yes – see discussion 

elsewhere in this report 
6 - Safety by Design   Yes – see discussion 

below 
7 - Access and Mobility   Yes – see discussion 

below 
8 - Parking   Yes – see discussion 

elsewhere in this report 
10 - Signs and Advertising Structures  Yes – see discussion 

below 
14 - Contaminated Land  Yes – see discussion 

elsewhere in this report 
15 - Stormwater Management Yes – see discussion 

elsewhere in this report 
C – Sustainability  
1 – Building Sustainability Yes – see discussion 
2 – Water Sensitive Urban Design  Yes – see discussion 
3 – Waste and Recycling Design & Management Standards   Yes – see discussion 
4 – Tree Preservation and Management    Yes – see discussion 

elsewhere in this report 
5 – Tree Replacement and New Tree Planting   Yes – see discussion 

elsewhere in this report 
D – Precinct Guidelines  
1 – Enterprise Corridor (B6) – Parramatta Road Partial – see discussion 

below 
 
The following provides discussion of the relevant issues: 
 
Good design 
 
As discussed throughout this report, the development demonstrates good design in that it is 
well designed and appropriately considers context, scale, built form, density and resource, 
energy and water efficiency, landscape, amenity, safety and security, social dimensions and 
aesthetics. 
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Safety by design 
 
CPTED 
 
In accordance with DS1.4 and 1.5, the development establishes a clear delineation between 
public and private and includes legible entries from both Parramatta Road and Bland Street. 
 
Extensive ground and first floor glazing is provided on the Bland Street elevation providing 
good passive casual surveillance. 
 
Given the high patronage of Parramatta Road, it is considered that proposed level of passive 
causal surveillance is acceptable in this instance. 
 
Given the lack of extensive glazing on the Parramatta Road elevation, passive casual 
surveillance to Parramatta Road is minimal. It is a recommended condition of consent that 
intermediate breaks to the ground level ‘powder coated aluminium louvre/sunshade’ on the 
Parramatta Road elevation must be provided in order to provide passive surveillance of 
Parramatta Road. Subject to the imposition of this condition and due to the high patronage of 
Parramatta Road, it is considered that proposed level of passive causal surveillance is 
acceptable in this instance. 
The proposal complies with the CPTED principles subject to the imposition of conditions of 
consent. 
 
Road and pedestrian safety 
 
A Road Safety Audit was supplied with the application which concludes that the safety risk to 
pedestrians/cyclist will be acceptable subject to the adoption of the recommendations.  
 
The recommendations aim to ensure that the driveways off Bland Street and Parramatta 
Road incorporate appropriate means for vehicles to stop to give-way to pedestrians crossing 
at the location, and similarly provide warnings to pedestrians to take caution when crossing 
at the driveway. The intent of the recommendations are to ensure that pedestrians are given 
priority over vehicles and include (but not limited to): 

• ‘Stop’ lines and speed hump devices and exit driveways; 
• A ‘driveway’ profile instead of ‘road’ profile for the driveway crossovers as the former 

gives legal right-of-way to pedestrians; 
• Pedestrian island to separate Bland Street driveway; 
• Signage, including a ‘stop’ sign and hold line at the property boundary exits as well 

as warning signs such as ‘Watch for Children & Cyclists’; and 
• Truck generation prohibited during peak school children activity times (i.e. school 

days from 8.00am to 9.30am and from 2.30pm to 4.00pm). 
 
Some but not all of the recommendations are reflected on the drawings, as such the relevant 
recommendations made within the audit are to be imposed as conditions of consent. 
 
Access and Mobility 
 
The supplied BCA Report concludes that the building is capable of compliance with The 
Disability Discrimination Act 1992), The Disability (Access to Premises — Buildings), 
Standards 2010, Part D3 of the BCA, and Australian Standard AS 1428.1-2009. 
 
A platform lift provides an accessible link from the first floor mall to the pedestrian bridge 
over Parramatta Road. Councils preference was for a non-mechanical means for providing 
an accessible link, however due to the significant change in levels from the proposed first 
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floor and pedestrian bridge, this would either require raising the entire building, or a 34m 
1:14 accessible ramp, neither of which were considered a desirable outcome. 
 
Parking and loading dock 
 
Based on a ‘gross floor area’ of 4,406sqm (exclusive of any car parking), the DCP requires 
110 car parking spaces. 160 car spaces are proposed.   
 
The applicants supplied Traffic and Parking Report concluded that the DCP car parking rates 
are unusually low in comparison to other LGAs and the RMS’s parking rates in “Guide to 
Traffic Generating Developments”. The Guidelines recommend 4.2 car spaces per 100sqm 
of supermarket GFA and 4.5 car spaces per 100sqm of specialty retail GFA. 
 
As opposed to the DCP which bases car parking provision on ‘gross floor area’, the 
Guidelines are based on ‘gross leasable floor area’ which refers ‘…most specifically to the 
factor that generates / attracts trips.’ As such, the ‘mall’ area on the first floor has excluded 
from the calculations. Council calculates a gross leasable floor area of 3,705sqm of 
supermarket GFA and 248sqm of specialty retail GFA (total of 3,953sqm). 
 
Based on these areas, the proposal generates the need for 166 car spaces in accordance 
with the RMS Guidelines. 
 
Although the provision of car parking exceeds the DCP guidelines it is below the RMS 
Guidelines. 
 
Council’s Traffic Engineers have raised no objections to the conclusions in the Traffic and 
Parking Report and have concluded that the traffic generation as a result of the proposal will 
not significantly impact adjacent intersections. 
 
For the reasons stated above, the proposed 160 car spaces are considered acceptable. 
 
The DCP requires 5 accessible spaces per 100 spaces, however only four (4) accessible car 
spaces are provided at ground level. It is recommended that a condition of consent be 
imposed requiring a minimum five (5) accessible car spaces. 
 
21 bicycle spaces have been provided at ground and basement level in accordance with the 
requirements of the DCP. The majority (16 spaces) are located at ground level, 5 of which 
are located in within the Bland Street setback. 
 
Seven (7) motorcycle spaces are provided at ground level in accordance with the 
requirements of the DCP. 
 
No objections to the configuration and location of the proposed loading dock were raised by 
Council’s Engineers however it is a recommended condition of consent that delivery vehicles 
shall be restricted to a maximum length of 12.5 metres long as larger trucks would require a 
bigger vehicle access point with amenity and safety impacts for the footpath.  
 
As discussed elsewhere in this report, it is a recommended condition of consent that suitable 
devices and signage been installed at the exit driveways to ensure that pedestrians are 
given priority over vehicles. 
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Signage 
 
The proposal includes a total of 19 signs, 11 of which relate to the on-site businesses 
(Woolworths and BWS) and 8 of which relate to wayfinding. 
 
18 of the signs are fascia sign structures, 15 of which are illuminated. 3 of the signs are 
painted on walls and 1 of the signs is painted on the roof. 
 
The proposed signage generally complies with the relevant aims and provisions in the DCP 
in that it minimises adverse effects on the area, does not lead to visual clutter, does not 
dominate the building, is proportional to the size of the building or space to which it is 
attached, and is compatible with the character of the area in which it is proposed.  
 
As discussed elsewhere in this report, a condition is recommended in relation to sign 
illumination. 
 
Sustainability 
 
The proposal incorporates a number of sustainable measures including insulation, rainwater 
harvesting and use, sun shading devices and tree plantings. 
 
The supplied BCA Report has demonstrated that the building will comply with the Section J 
‘Energy Efficiency’ requirements of the BCA. 
 
The supplied plans shown an indicative ‘solar panel layout subject to future design from 
consultants’ on the roof planes. While Council are supportive of solar panels being installed 
on the roof, given the lack of detail provided, no explicit approval is granted in this consent 
for solar panels on the roof. A condition to this effect is recommended. A future application 
can be lodged for solar panels. 
 
Flooding 
 
Although the existing overland flow path through the site has been removed by stormwater 
drainage works related to WestConnex, the impact of flooding at the existing low point in 
Bland Street that affects the site has not been assessed. As a result the Basement 1 carpark 
level and the Bland Street pedestrian entry must be protected to a level of RL 15.37m AHD 
(Flood Planning Level) to provide adequate flood protection from the 1 in 100 year flood. 
 
Waste and recycling 
 
A waste management report was supplied with the application which has demonstrated that 
the development can be operated in accordance with the requirements of the DCP subject to 
the imposition of the recommendations. The report concludes:  
 

‘For amenity, access and improved stream separation, two bulk bins and one mobile 
garbage bin are recommended for use in the waste area in the loading dock to 
accommodate general waste from the supermarket, and general waste and 
commingled recyclable waste from the supermarket offices and retail tenancies. A 
separate area for the compaction and storage of baled cardboard and plastic from 
the supermarket is recommended in the back-of house areas, close to the bale 
press. Additionally, food organics is also recommended to be stored away from the 
general waste and commingled recyclables waste storage to prevent contamination.’ 

 
Waste will be collected from the loading dock area by a private contractor. The report 
recommends daily collection. To ensure the amenity of neighbouring properties is not 
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unreasonably affected, it is a recommended condition of consent that waste collection be 
restricted to the recommended loading dock hours (discussed elsewhere in this report) 
which are as follows: 
 
Base hours 
 

• 7.00am – 8.00am, 9.30am – 2.30pm, 4.00pm – 8.00pm Monday to Friday; 
• 7.00am – 8.00pm, Saturday; and 
• 8.00am – 8.00pm, Sunday / Public Holidays. 

 
Extended hours 
 

• 7.00am – 8.00am, 9.30am – 2.30pm, 4.00pm – 10.00pm Monday to Friday; 
• 7.00am – 10.00pm, Saturday; and 
• 8.00pm – 10.00pm, Monday to Sunday. 

 
Enterprise Corridor (B6) – Parramatta Road 
 
The site is located within ‘Area 2 – Central’ of the Enterprise Corridor (B6) Parramatta Road. 
 
PC1 Public Domain 
The proposal provides direct pedestrian access from Parramatta Road. It is acknowledged 
that the subject (western) side of Parramatta Road (between Bland Street and Chandos 
Street to the south) currently has minimal pedestrian activity given the predominantly 
residential uses. Direct pedestrian access is provided from the first floor of the development 
to existing pedestrian bridge over Parramatta Road.  
PC2 Subdivision and Amalgamation 
The proposal meets the minimum required 25m frontage to Parramatta Road and therefore 
site amalgamation is not required. 
Although vehicular access is provided off Parramatta Road, the RMS and Councils 
engineers raise no objections as it will significantly alleviate additional demand and impacts 
on Bland Street. 
 
It is a recommended condition of consent that all lots be consolidated into one. A plan of 
consolidation prepared by a registered surveyor is to be submitted to the Land Titles Office 
(Department of Information and Land Management). Evidence of consolidation from the 
Land Titles Office shall be submitted to Inner West Council or the Principal Certifying 
Authority prior to the release of a Occupation Certificate. 
 
PC3 Building, Siting and Design 
 
Orientation and activation 
In accordance with DS3.1 and DS3.15, the building has been designed to be orientated 
towards both Parramatta Road and Bland Street.  
The primary frontage of the development and street activation occurs on Bland Street  given 
it is more pedestrian-oriented than this part of Parramatta Road. The street activation of 
Bland Street is achieved by extensive glazing, pedestrian access points, bicycle parking and 
public art. The street activation of Parramatta Road is achieved by a pedestrian entrance 
and public art. 
Given the nature and scale of supermarkets there are fewer opportunities for providing street 
activation than a smaller scale generic retail use. Although the ground level is wholly 
occupied by car parking and vehicle/pedestrian access, as discussed elsewhere in this 
report the proposal still achieves adequate street activation given the nature of the 
predominant use.  
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Further street activation could be achieved by relocating the café to the ground level. 
However due to the issues with permissibility of the ‘food and drink’ use discussed 
elsewhere in this report, it is likely that the relocation of the ‘ancillary’ café to the ground level 
away from the ‘dominant’ supermarket use on the first floor would change its 
characterisation from ‘ancillary’. The relocation of the liquor outlet to the ground level was 
not considered a wholly desirable means to further activate a public street. 
The recently completed WestConnex tunnel entrance directly opposite the subject site has 
changed the context and character of this part of Parramatta Road. The subject (western) 
side of Parramatta Road (between Bland Street and Chandos Street to the south) is wholly 
residential in use. As such, the need to engage with Parramatta Road with high proportion of 
glazing and active uses outlined in DS3.1 was not considered prudent for the subject site. As 
mentioned, street activation to Parramatta Road is still achieved by a pedestrian entrance 
and public art. The public art will be subject to further details given the lack of information 
provided. 
Design 
In accordance with DS3.11m, the large solid portions of the street frontage use high quality 
and interesting finish materials. 
In accordance with DS3.13, the building is generally massed towards the corner of 
Parramatta Road and Bland Street and steps down towards the neighbouring residential 
properties. 
In accordance with DS3.14, the building incorporates architectural features to provide 
interesting articulation to both street frontages. 
In accordance with DS3.16, all plant equipment has been either located within the building or 
screened so as to minimise its visual impacts from the public domain. The rooftop plant 
equipment is centrally located on the roof plane and incorporates architectural screening 
ensuring it will not be readily visible and screened from the public domain. 
Front setbacks 
Given the irregular boundary shape at the corner of Parramatta Road and Bland Street and  
adjacent pedestrian bridge (see Figure 3 below), the proposal has varying setbacks of 
between 0-1m. Although this doesn’t numerically comply with the required nil corner setback, 
it achieves the desired outcome of reinforcing the prominence of the corner (see Figure 4 
below). It is noted that a portion of the first floor at this corner overhangs Parramatta Road 
however no objections were raised by the RMS (also see Figure 3 below) and 
correspondence has been provided indicating the RMS have no issue adjusting this 
boundary accordingly. This overhanging portion has an adequate clearance for pedestrians.  

 
Figure 3: Floor plan showing corner of Parramatta Road and Bland Street as well as the 
pedestrian bridge. 
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Figure 4: Diagram from the DCP showing the desired envelope and setbacks for corner 
sites. 
The balance of the Parramatta Road frontage has a 600mm setback (not inclusive of 
pedestrian articulation zones) which complies with the required 0-3m setback. The notable 
exception to this is the loading dock at the south-most edge which has a setback of between 
5-15m (as measured from the roof structure) to facilitate truck movements. The intent of the 
setbacks controls is partially to provide a street wall edge along Parramatta Road. The 
neighbouring site to the south (No. 98 Chandos Street) contains a 7-storey residential flat 
building with a setback of up to ~9m setback to Parramatta Road. Given No. 98 is unlikely to 
be redeveloped in the future, it is therefore also unlikely that the desired consistent street 
wall along Parramatta Road will be achieved. The proposed setback 5-15m setback provides 
a transition to No. 98, reinforces the prominence of the corner and is supported in this 
instance. 
The balance of the Bland Street frontage has a 1.5m setback (not inclusive of pedestrian 
articulation zones) which complies with the required 0-3m setback. The notable exception to 
this is the 7m setback above the vehicular access point at the western-most edge. The 
increased setback is supported in this instance as it facilitates safer vehicular entrance/exit 
and provides a transition to the neighbouring residential development at No. 121-125 Bland 
Street which has a ~10.5m setback to Bland Street. 
 
In accordance with DS3.8, street tree plantings are provided along the Bland Street setback. 
 
Rear setback and neighbouring amenity 
 
The proposal does not wholly comply with the rear setback requirements in Figure 14 (See 
Figure 5 below) of the DCP. 
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Figure 5: Diagram from the DCP showing the desired rear setbacks. 
 
The intent of this part of the plan is to achieve an adequate ‘scale’ relationship with 
neighbouring buildings will maintaining adequate neighbouring amenity.  
 
The neighbouring building to the rear (west) at No. 121-125 Bland Street is a residential flat 
complex with three separate buildings; a 3-storey plus attic level building fronting Bland 
Street, a 2-storey flat building in the centre of the site, and a 3-storey flat building at the rear. 
The building fronting Bland Street has a maximum height of approximately 14m and a nil 
setback to the common side boundary. The other two buildings also have a nil setback to the 
common boundary. The subject proposal has a maximum 13.5m height, and a reduced 
height of 12m directly adjacent to No. 121-125. The proposal is therefore is considered to 
have an appropriate height scale relationship with No. 121-125. 
 
In accordance with DS3.10, a 3m wide deep soil landscaped area with significant plantings 
is provided along the majority of the western setback which is adjacent to the neighbouring 
residential flat building at No. 121-125. This will provide a landscaped buffer between the 
two buildings and is an improvement over the nil setback of the existing building on the 
subject site. 
 
The supplied solar access diagrams demonstrate that there will be a small reduction in solar 
access to the north-facing windows of the north-most units of the residential flat building at 
No. 121-125. This will be largely confined between 9.00-10.00am during the winter solstice. 
The diagrams also demonstrate that there will be some loss of solar access to the ground 
level common circulation and landscaped areas largely between 9.00am-11.00am. The 
predominant communal open space is located on the western side of No. 121-125 and will 
largely be unaffected in relation to solar access.  
 
Given the north-south orientation of No. 121-125 and the shadows already cast by the 
existing building on the subject site, the additional solar impacts from the proposal will not be 
substantial and are largely confined to early morning during the winter solstice. 
 
The outlook from the units of No. 121-125 over the subject site will not substantially change 
given the envelope and nil setback of the existing building. It is considered unreasonable to 
expect to maintain an outlook over a neighbouring site particularly if the outlook is obtained 
over a side boundary and that the subject proposal is significantly below the maximum 
allowable 15m height of building development standard. 
 
The visual privacy of No. 121-125 will not be significantly affected as the development 
contains one first floor window on the western (rear) elevation which relates to the ‘mall’. The 
window will not create any unreasonable visual privacy impacts as it is set significantly 
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forward of the neighbouring flat building and is setback 7m from the common boundary. The 
external fire stairs within the western setback are for fire egress only, will not be ordinarily 
available to the public, and align with the blank side walls of the neighbouring flat buildings. 
 
The acoustic privacy of No. 121-125 in relation to the adjacent customer vehicle access was 
addressed in the supplied Acoustic Report. The report concluded that the additional traffic 
movements and flows will cause either no noise increase to existing roadways or compliance 
with RNP criteria for increased traffic volumes on surrounding roadways and would not 
adversely impact on the acoustic amenity of surrounding residential receivers. 
 
Side setback and neighbouring amenity 
 
The neighbouring building to the south (No. 98) is a 7-storey residential flat building with a 
maximum height of approximately 20m. The subject proposal has a maximum 13.5m height, 
and a reduced height of 9m directly adjacent to No. 98. The proposal is therefore is 
considered to have an appropriate scale relationship with No. 98.  
 
The proposed development has a varying setback of 1.3-5m from the common side 
boundary with No. 98. DS3.9 states that the required setback is to be determined on merit 
having regard to providing an appropriate standard of residential amenity (ie sunlight and 
daylight access, visual and acoustic privacy). 
 
Although not required by this part of this plan, a 3-5m wide deep soil landscaped area with  
significant plantings is provided along the majority of the southern setback which is adjacent 
to the neighbouring residential flat building at No. 98. This will provide a landscaped buffer 
between the two buildings and is an improvement over the nil setback of the existing building 
on the subject site. 
 
The supplied solar access diagrams demonstrate that there will be little change, and in some 
instances an increase, to the solar access received by the private open spaces, common 
open space areas and north-facing windows of the neighbouring residential flat building at 
No. 98 during the winter solstice.  
 
The outlook from the units of No. 98 over the subject site will not substantially change given 
the envelope and minimal setback of the existing building. It is considered unreasonable to 
expect to maintain an outlook over a neighbouring site particularly as the subject proposal is 
significantly below the maximum allowable 15m height of building development standard. 
 
The visual privacy of No. 98 will not be significantly affected as the development contains 
only one (1) first floor window on the southern (side) elevation which relates to the staff 
dining area. The window is 6.8m from the Parramatta Road frontage, does not face the 
neighbouring flat building and is setback 30m from the common side boundary. 
 
The acoustic privacy of No. 98 as a result of the adjacent loading dock was addressed in the 
supplied Acoustic Report. Council’s Health Officers reviewed the report and concluded that 
as the design of the loading dock is fully enclosed, no additional acoustic walls/barriers are 
required in order to achieve the noise criteria.  The report makes a number of noise 
mitigation measures that are to be built into the design and operation, and subject to these 
being implemented, will ensure the acoustic privacy of No. 98 is not unreasonably affected. 
The hours of operation of the loading dock will be restricted (as discussed below). It is 
recommended that the recommendations in the Acoustic Report be included as conditions of 
consent. 
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Operating hours 
 
Supermarket, liquor outlet, and café 
 
The supermarket, liquor outlet, and café have the following proposed hours of operation: 
 

• 6.00am – 12.00am, Mondays to Sundays. 
 
The DCP does not prescribe maximum hours of operation, and as such they are based on 
merit.  
 
The supplied Acoustic Report predicts that the noise generated from the supermarket, liquor 
outlet and café will not exceed the relevant noise requirements in Australian Standard 
AS1055. It is noted that the report states ‘management controls should be utilised to manage 
patron departure particularly at night and at closing times to ensure that patrons leaving 
development in a prompt and orderly manner’, however management controls cannot be 
enforced once patrons and staff leave the site and as such concerns are raised regarding 
the potential impact of customers and staff leaving the site, particularly late at night. For 
these reasons, the following hours of operation for the supermarket, liquor outlet, and café 
are recommended: 
 
Base hours 
 

• 6.00am – 10.00pm, Monday to Sunday. 
 
Extended hours 
 

• 10.00pm – 12.00 midnight, Monday to Sunday 
 
The extended hours are subject to a one (1) year trial period in order for the operator to 
demonstrate that nearby residential amenity will not be unreasonably affected by hours. 
 
Loading dock 
 
The loading dock has the following proposed hours of operation: 
 

• 7.00am – 10.00pm, 7 days a week. 
 
It is noted that the supplied Acoustic Report recommends the following loading dock 
operating hours: 
 

• 7.00am – 10.00pm, Monday to Saturday, 
• 8.00am – 10.00pm, Sunday / Public Holidays 

 
The proposed loading operating hours are 7.00am – 10.00pm, Monday to Sunday. Based on 
the Acoustic Report, concerns regarding potential neighbouring amenity impacts and the 
hours recommended in the Safety Audit (discussed elsewhere in this report), the following 
loading dock operating hours are recommended: 
 
Base hours 
 

• 7.00am – 8.00am, 9.30am – 2.30pm, 4.00pm – 8.00pm Monday to Friday; 
• 7.00am – 8.00pm, Saturday; and 
• 8.00am – 8.00pm, Sunday / Public Holidays. 
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Extended hours 
 

• 7.00am – 8.00am, 9.30am – 2.30pm, 4.00pm – 10.00pm Monday to Friday; 
• 7.00am – 10.00pm, Saturday; and 
• 8.00pm – 10.00pm, Monday to Sunday. 

 
The extended hours are subject to a one (1) year trial period in order for the operator to 
demonstrate that nearby residential amenity will not be unreasonably affected by hours. 
 
A further application may be lodged to continue the extended operating hours for both the 
supermarket/liquor outlet/café and loading dock not less than 30 days before the end of the 
trial period. Council’s consideration of a proposed continuation and/or extension of the hours 
permitted by the trial will be based on, among other things, the performance of the operator 
in relation to the compliance with development consent conditions, and any substantiated 
complaints received. 

5(d) The Likely Impacts 
 
The assessment of the Development Application demonstrates that, subject to the 
recommended conditions, the proposal will have minimal impact in the locality. 
 
5(e)  The suitability of the site for the development 
 
Provided that any adverse effects on adjoining properties are minimised, this site is 
considered suitable to accommodate the proposed development, and this has been 
demonstrated in the assessment of the application. 
 
5(f)  Any submissions 
 
The application was notified in accordance with Inner West Comprehensive Development 
Control Plan (DCP) 2016 for Ashbury, Ashfield, Croydon, Croydon Park, Haberfield, 
Hurlstone Park and Summer Hill for a period of 36 days to surrounding properties.  A total of 
18 submissions were received.   
 
The following issues raised in submissions have been discussed in this report: 

- Inadequate setback to Bland Street and landscaping – see Section 5(c) 
- Inactive street frontages – see Section 5(c) 
- Tree removal – see Section 6(a) 
- Traffic and parking impacts – see Section 5(c) and 6(a) 
- Hours of operation – see Section 5(c) 
- Solar impacts – see Section 5(c) 
- Heritage impacts – see Section 5(b) and 6(a) 
- Provision of excessive car parking – see Section 5(c) and 6(a) 
- Economic impact and need for another supermarket in the area – see Section 6(a) 

 
In addition to the above issues, the submissions raised the following concerns which are 
discussed under the respective headings below: 
 
Issue:   Visual impact in regards to bulk and façade treatment. 
Comment:  As discussed elsewhere in this report, the proposal complies with the Height 

of building and Floor space ratio development standards, and generally 
complies with the relevant street setback controls. The façade treatment 
incorporates a number of different materials and forms, providing visual 
interest. The treatment and presentation of the building and relationship to its 



Inner West Local Planning Panel ITEM 9 
 

PAGE 769 

context are considered suitable given the commercial typology of the 
proposed use. 

 
Issue:   Above ground carpark. 
Comment:  During assessment of the application, Council officers recommended that the 

applicant explore locating all car parking wholly within basement levels. The 
applicant noted that this option was explored at the design stage however due 
to the site constraints of the WestConnex tunnel below part of the site, the 
restricted basement footprint would likely require three basement levels in 
order to provide the same amount of parking as proposed. It was also noted 
that multiple levels of basement car parking would likely adversely impact the 
flow of cars entering and exiting the car park, and that observations have 
found that customers tend to circulate the most convenient car park level (i.e. 
entry level) as opposed to parking on a lower level, resulting in delays and 
congestion throughout the car park. As discussed elsewhere in this report, the 
proposal is still significantly below the maximum allowable building height, 
achieves adequate street activation and visual presentation to the street 
frontages. 

 
Issue:   Pedestrian safety, particularly around proposed vehicle crossovers/driveways 
Comment: The Road Safety Audit supplied by the applicant concludes that the safety 

risk to pedestrians/cyclist will be acceptable subject to the adoption of the 
recommendations which included (but are not limited to) a ‘driveway’ instead 
of ‘road’ profile for the crossovers as the former gives legal right-of-way to 
pedestrians.  

 
Issue:   Light spill. 
Comment:  Conditions of consent are recommended in relation to sign illumination, and 

lighting in the open to ensure they comply with the revelation Australian 
Standards and that the design and placement must be so that lighting does 
not create a nuisance or negatively affect the amenity of the surrounding 
neighbourhood. 

 
Issue:   No awnings provided on Parramatta Road or Bland Street. 
Comment:  There are presently no opportunities to provide footpath awnings to the south 

or west of the subject site given the established residential uses and building 
setbacks. It is therefore not possible to link any awnings provided on the 
development to neighbouring sites or provide continuous/substantial weather 
protection for pedestrians. Nor is it likely that the neighbouring sites will 
undergo any significant future redevelopment which will include footpath 
awnings. For these reasons the provision of awnings on the subject proposal 
are not considered necessary.  

 
Nevertheless, It is noted that an awning is provided a 23m long awning is 
provided over the Bland Street entrance, which although is located within the 
subject site, is adjacent to the footpath and could provide temporary weather 
protection if needed.  

 
Issue:   Inaccurate pedestrian count in the Safety Audit Report. 
Comment:  Concerns have been raised that the pedestrian count used in the audit does 

not reflect changed movements and pedestrian numbers resulting from a shift 
of the catchment boundaries of Haberfield Public School (which now includes 
areas to the west of the subject site). It is considered that subject to the 
imposition of the recommendations in made in the Safety Audit Report and by 
Council’s Traffic and Parking Services Unit (discussed elsewhere in this 
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report), the proposal will ensure adequate pedestrian safety. Most notably 
delivery trucks will be prohibited during peak commuting times for school 
children, and a number of safety devices (such as stop signs and speed 
humps) and signs must be installed at the carpark vehicle exits. 

 
Issue:   Fire separation/safety concerns.  
Comment:  Compliance with fire safety and superstation requirements in the NCC are to 

be addressed at the Construction Certificate phase. 
 
Issue:   Seismic requirements in the NCC. 
Comment:  Compliance with any seismic requirements in the NCC are to be addressed at 

the Construction Certificate phase. 
 
Issue:   Location of liquor outlet next to pedestrian bridge link. 
Comment:  No objection is raised to the proposed location of the liquor outlet adjacent to 

the pedestrian bridge link, the link is a ‘private’ link and is not the primary 
entrance point to the building. Furthermore, the outlets proposed location 
ensures that it is not readily visible from the public domain. 

 
Issue:   Trolley management. 
Comment:  It is a recommended condition of consent that the mechanism for ensuring 

that trolleys stay within the subject site must be specified to the satisfaction of 
Council before the issue of a Construction Certificate. The applicant has 
indicated that this will likely be a ‘wheel lock’ mechanism. 

 
5(g) The Public Interest 
 
The public interest is best served by the consistent application of the requirements of the 
relevant Environmental Planning Instruments, and by Council ensuring that any adverse 
effects on the surrounding area and the environment are appropriately managed.  
 
The proposal is not contrary to the public interest. 
 
6 Referrals 
 
6(a) Internal 
 
Trees 
 
The proposal includes the removal of four (4) mature trees, replacement plantings and 
extensive landscaping. Councils Tree Officer has provided the following comments: 
 
The eucalyptus tree located in an elevated, narrow strip of land at the rear southern corner 
of the property is of low retention value and no objections are raised to its removal.  
The three (3) trees located on the Bland Street frontage include two (2) ‘lemon scented 
gums’, and one (1) ‘narrow leaved peppermint’, and are mature specimens showing good 
health and condition which provide visual landscape amenity and environmental significance 
to the locality.  
The three (3) trees are located in the proposed vehicular access from Bland Street. The 
applicant has stated that “this proposed access point has largely been dictated by the 
topography of Bland Street and the requirement to provide an accessible path of travel from 
the footpath to the supermarket. Due to RMS restrictions associated with WestConnex, there 
are few suitable locations the proposed travelators can be situated. The proposed location 
for the travelators does not contain RMS restrictions and therefore the access point must be 
located in this area”. 
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The proposal was revised to provide an increased building setback on Bland Street from 0m 
to 1.5m to support the planting and healthy tree growth of four (4) ‘watergum’ trees, three (3) 
on Bland Street and one (1) within the Bland Street setback. Given the constraints outlined 
by the applicant, the removal of the existing three (3) trees subject to the compensatory four 
(4) tree plantings is considered acceptable in this instance. 
The landscape plan proposes plantings of ‘eumundi quondong’ trees along the western and 
southern site boundaries as a visual buffer between residential land uses. These tall, narrow 
canopied native trees are appropriate plantings for the site boundaries and will in time 
ameliorate the visual bulk of the development as perceived from neighbouring properties. 
It is acknowledged that significant plantings are not possible along the Parramatta Road 
frontage and the corner of Bland Street given WestConnex tunnel is directly below ground 
level. Nevertheless, planter boxes have been provided adjacent the loading dock entry with 
a minimum soil depth of 500mm. 
No objections are raised to the proposal subject to the recommended conditions of consent. 
 
Traffic and Transport 
 
Councils Traffic and Parking Services Unit has reviewed the proposal and the supplied 
Traffic Statement dated January 2019 and the Traffic and Parking Statement dated 26 
August 2019. 
 
The proposal is considered to be acceptable in relation to its impact on the local street 
network and no objections have been raised subject to the imposition of recommended 
conditions of consent relating to loading dock restrictions, ensuring landscaping does not 
affect site lines, and for the treatment be considered at carpark exits to assist the safety of 
pedestrians. 
 
The following comments were made in relation to the proposal: 
 

• With no turning movements restricted at the Bland Street exit, it allows vehicles 
exiting the site to distribute into the surrounding network. The intention of this is to 
evenly distribute the stress of introducing a new source of traffic generation to the 
area, in an attempt preventing a failure a specific location in the network; 

 
• Bland Street is classed as a collector road and is foreseen to be capable to handle 

the proposal and the associated traffic generation; 
 

• The main concern had been cars entering the site from Bland Street leading vehicles 
to queue across the intersection of Parramatta Road and Bland Street. However, 
SIDRA analysis provided by the applicant has demonstrated otherwise and along 
with DA conditions regarding a review of all future parking control device proposals 
preventing free flow of vehicles from Bland Street into the site has ensured the 
prevention of this issue; 

 
• The surrounding network of local roads is predicted remain relatively undisturbed as 

Bland Street allows vehicles to directly access Haberfield and Ashfield town centre 
without any turning; 

 
• With vehicles banking up on Bland Street at the intersection with Parramatta Road, 

vehicles intending to travel eastbound on Parramatta Road can easily travel south 
along Bland Street, east along Julia Street and north on Chandos Street to exit on 
Parramatta Road, eastbound. With this option available, during heavy congestion of 
Bland Street, drivers continuing to travel eastbound are able to avoid the intersection; 
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• With the requirement of Council approving the applicant’s Operational Delivery 
Management Plan, it ensures that the traffic impacts of trucks entering/exiting the 
premise are minimised; 

 
Strategic Transport 
 
A number of initial concerns were raised regarding street surveillance, bicycle parking, 
pedestrian movements and the intended size of trucks servicing the building.  
 
The revised scheme and additional information provided by the applicant adequately 
addresses these concerns. 
 
Engineering 
 
No objections subject to the imposition of recommended conditions of consent.  
 
It was noted that the supplied Stormwater Management Report fails to assess the impact of 
flooding at the existing low point in Bland Street that affects the site. As a result the 
Basement 1 carpark level and the Bland Street pedestrian entry must be protected to a level 
of RL 15.37m AHD (Flood Planning Level) to provide adequate flood protection from the 1 in 
100 year flood. Recommend 
 
Strategic Planning 
 
Attention was drawn to the Parramatta Road Corridor Urban Transformation Strategy 
(PRCUTS) and the rapid bus lane identified along Parramatta Road. It was requested that 
the development be setback further from Parramatta Road to facilitate any future rapid bus 
lane and to widen the footpath. The application was referred to the RMS and no objections 
to the proposed setback to Parramatta Road were raised, nor any concerns in relation to 
being able to facilitate a future rapid bus lane, bus stop hub or footpath widening. It is also 
important to note that the RMS had to provide owners consent for the subject application to 
be lodged with Council. Nevertheless, the applicant has advised Council that the RMS have 
indicated that it is their intention that the slip lane on Parramatta Road adjacent to the site 
will be closed and any future bus stop hub will be located to the north of the Bland Street 
intersection. This will facilitate a widened footpath 
 
Concerns were raised about the proposals impact on the Haberfield local economy, which 
were largely based upon a drafted but not yet published ‘Employment Land and Retail 
study’. The applicant provided a Retail Impact Assessment (RIA) in response to these 
concerns which most notably summarised the following: 
 

viii. The proposed Ashfield Woolworths main trade area population is currently 
estimated at 27,230 (2018), including 20,850 persons within the combined primary 
sectors. The main trade area population is projected to increase to 28,400 by 2031, 
including 21,630 persons in the combined primary sectors. 
 
In Australia, one major full-line supermarket is typically supportable for every 8,000 – 
9,000 persons. On this basis, the main trade population could easily support three 
full-line supermarkets, with none currently provided. In the primary west sector, the 
current population of some 14,010 persons is not served by a supermarket. 
 
The existing Haberfield Lamonica IGA, which is the only supermarket in the main 
trade area, is small by modern standards at some 850 sqm in size. Most modern full-
line supermarkets that serve the weekly shopping needs of local residents are 
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typically 3,200 sqm in size and larger. The Haberfield Lamonica IGA also provides a 
large range of Italian goods that would have a loyal following for the local 
and surrounding population. 
 
There are limited food and grocery tenants, and specifically supermarkets, to serve 
residents of the local and surrounding region. Assuming the Sydney benchmark of 
263 sqm of supermarket floorspace per 1,000 persons, there is a current indicative 
undersupply of some 6,311 sqm of supermarket floorspace across the main trade 
area. Not all of this supermarket floorspace demand will be retained in the main trade 
area, however, there is considered to be significant demand for supermarket 
floorspace in this part of Sydney. 

 
Based on the information provided, the economic impacts of the proposal are not considered 
unreasonable. 
 
Environmental Health 
 
No objections subject to the imposition of recommended conditions of consent largely in 
relation to neighbouring amenity (noise and odour), land contamination, mechanical 
ventilation and the proposed café/kiosk (food premises). 
 
Resource Recovery 
 
No objections subject to the imposition of recommended conditions in relation to waste 
storage, transfer and collection. 
 
6(b) External 
 
The application was referred to the following external bodies: 
 
• RMS – No objection subject to conditions. See discussion elsewhere in this report. 
• Ausgrid – No objection subject to conditions. 
• NSW Police – No comment. 
 
7. Section 7.11 Contributions  
 
Section 7.11 contributions are payable for the proposal.  
 
The contribution is based on the ‘retail shops’ rate of calculation and 4,951sqm of gross floor 
area. No credit could be applied for the existing building as floor plans could not be produced 
to demonstrate its gross floor area. 
 
The carrying out of the development would result in an increased demand for public 
amenities and public services within the area. A contribution of $1,010,281.05 would be 
required for the development under Ashfield Section 94/94A Contributions Plan 2014.  A 
condition requiring that contribution to be paid is included in the recommendation. 
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8. Conclusion 
 
The proposal generally complies with the aims, objectives and design parameters contained 
in Ashfield Local Environmental Plan 2013 and Inner West Comprehensive Development 
Control Plan (DCP) 2016 for Ashbury, Ashfield, Croydon, Croydon Park, Haberfield, 
Hurlstone Park and Summer Hill. 
 
The development will not result in any significant impacts on the amenity of the adjoining 
premises/properties and the streetscape and is considered to be in the public interest. 
 
The application is considered suitable for approval subject to the imposition of appropriate 
conditions. 
 
9. Recommendation 
 
A. That the Inner West Local Planning Panel exercising the functions of the Council as 

the consent authority, pursuant to s4.16 of the Environmental Planning and 
Assessment Act 1979, grant consent to Development Application No. 10.2019.13 for 
demolition of existing structures, tree removal and construction of a Woolworths 
supermarket with liquor outlet and café over an at-grade and basement car park, 
signage and associated landscaping and drainage works, at 202 Parramatta Road, 
Ashfield subject to the conditions listed in Attachment A. 
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Attachment A – Recommended conditions of consent 
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Attachment B – Plans of proposed development 
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Attachment C – Plan of Management 
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