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DR WILLIAMS: Well, ah, good morning and welcomé&h, before we begin, |
would like to acknowledge the Traditional Ownershad land on which we meet and
pay my respects to their Elders past and pred#teicome to today’s meeting on the
Gateway determination review for a planning propesaking to amend the Auburn
Local Environmental Plan 2010 in relation to a sitd-17 Grey Street and 32-48
Silverwater Road, Silverwater.

The proposal seeks to amend the LEP by rezoningitinédrom B6 Enterprise
Corridor to B1 Neighbourhood Centre, which wouldkmaesidential flat buildings
and shop top housing permissible on the site, amgride maximum height of
buildings control from 14 metres to 20 metres, agirggnthe minimum lot size map
from 1500 square meters to no minimum lot size,inolliding a site-specific clause
to ensure the 4000 square meter retail componempiises a 2500 square metre
supermarket and 1500 square meters of local speocthil and commercial floor
space.

My name is Peter Williams. | am the chair of tlR€ panel. Joining me on the
panel is Annelise Tuor. Ah, the other attendeeftbe committee — Commission,
sorry, is Matthew Todd-Jones from the IPC Secratardoining us today are James
Matthews, ah, Raymond Raad and Matthew Daniel. idrie interests of openness
and transparency and to ensure the full captunef@fmation, today’s meeting is
being recorded and a full transcript will be progdi@and made available on the
Commission’s website. For transcription purposeould be grateful if you would
confirm your names when you first speak. Ah, smkhyou for that.

This meeting is one part of the Commission’s preadgroviding advice. lItis

taking place at the preliminary stage of this psscand will form one of several
sources of information upon which the Commissiolh bése its advice. Itis
important for the Commissioners to ask questioratteindees and to clarify issues
whenever we consider it appropriate. Ah if youasked a question and are not in a
position to answer, please feel free to take thestjon on notice and provide any
additional information in writing, which we will #n put up on our website. So

we’ll — we’ll now begin. So James, Raymond and thlaw, I'd like you to — um,
whichever order you'd like to start. Thank you.

MR MATTHEWS: Yep. Thank you —thank you, PetéH. start. My name is
James Matthews, Pacific Planning. I'm a town p&anrm, so thank — thank you
for your time today and for the opportunity to coarel — and present to you.
Obviously, you've seen, um, and read our submissutich deals, individually,

with each of the, um, items that the Gateway datexthto not support the
progression of the planning proposal at this tiamel we’re happy to talk to each of
those and whether you're got any questions spedafibose, but, |1 guess, as a—as a
— a broad and — and general start, my — my irsbahments are, um, that, you know,
we’ve been working on this proposal — on — on ggpsal for this site, which is
substantially vacant, um, for a number of years.
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Since the land was rezoned in 2010 into the Aulh&f from residential uses to — to
B6, um, no land in this areas has — has redevelimpactordance with that zone,
and, um, you know, we’ve worked with both coundisth Auburn and — Parr —
subsequently, Parramatta since the land changedito, into the Parramatta LGA.
We've worked with both councils on a suitable, wse for this land.

We've got a local strategy, the Auburn Employmeandl Strategy 2015, which, as
part of that process, back in 2015, we originadlygded the original planning
proposal for the site, um, for a local centre, betgause there was recognition at the
time from local residents and the business commyihié industrial area to the
north, that there was some demand which would ingtbe viability as well for,

um, the industrial land to the north, because tigré a locally — local centre that
provides some of those needs and some of the ssrvic

So, effectively, what this planning proposal haseals, um, implemented a local
strategy, um, in accordance with both councils’, objectives and direction for this
area. Um, and | guess — | guess in relation toobriee — one of the things in terms
of the Local Planning Panel’s direction, and whikhinder, um, condition 1 of the
Gateway determination, this wasn’t — has been Iddgéh the Minister a couple of
times, but, obviously, initially, in 2015, it wasdt lodged and was put on hold, um,
in 2017. So we — we feel that we actually compithw with that — that particular
condition, but it's been with the Minister for amber of years, um, but was
withdrawn and then recently when it went into tlaerBmatta LGA.

So, effectively, what, ah, | think we're seekingdéday, um, is because we've
been working on this for such a long time and goregriate use for this land is a
pathway to, um, determine what — what is the -tlah;- the — the — the use that can
be supported on this site, rather than going bad¢ke start of a process once again.
We've got a local strategy that supports, um, stoma of — of neighbourhood
centre on here. Um, we acknowledge that the Aub& and the Parramatta LEPs
current prohibit shop top housing, um, but thetets of, um, Local Government
areas around Auburn, or now Cumberland, um, ancPatta that do permit shop
top housing in the B6.

So, therefore, the arguments along the lines af dd®mployment lands in relation
to the district plans and — and the broader stiaf@gnning framework, um, aren’t
necessarily as — um, you know, we're — so if weenter— for example, if — if it was
not to rezone the land but to include shop top imgishere’s additional permitted
use. Would that be acceptable? Is that any éifiteto rezoning it to B1, um,
because there’s B6 zones all around us in othesltE& permit shop top housing in
the B6 zone, or residential accommodation, or Irptaimises.

So we’'re a bit confused with the arguments thapatdorth in relation to the
consistency with the strategic planning framewbedgause we don’t see that there is
a loss of employment lands. In fact, we think that— we do comply with it,
because we are retaining and managing, um, thengbipyment uses on the site,
um, because we’ve reviewed what's appropriate hengand — um, so for example,
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if Cumberland — Cumberland is now — obviously, weiot in Cumberland, but
through their process of amalgamating the Holrok land the Auburn LEP, we
could have ended up with a scenario — becauselHoimyd LEP permits, um, shop
top housing and non-residential accommodation, auédchave ended up where we
wouldn’t need a planning proposal because | woakktbeen permitted.

Um, so — so we're a bit, um, ah, confused in a waguess, and trying to work
through the condition number 2 relating to thee-dbjective 23 and action 49, um,
in relation to the — the region plan and the dispian of — of review and managing
because we think this is exactly the case of, whh, is a review and manage process
of, well, there’s a use — there’s a — there’s aeZogre where the uses permitted
haven’'t worked. It hasn’t been redeveloped fot tls@. What are the uses that can
work? How do we ensure that we retain employmenggating uses, and the
business premises and — and the uses that arettypermitted in the B6, we are
proposing to retain. We’re proposing to providensf these retail — small retail.
We — | actually think that the 4000 square metnes's in the resolution is — is above
and beyond what is expected for a neighbourhootteee®0 we would probably
disagree with that. A two and a half thousand sgjsapermarket isn’'t a local centre
—sorry, is a local centre. It's not a — a neigithood centre, so we — you know, all
our drawings and — um, and massing and conceptsdeosomething around the
1300 square metre mark for a supermark — for arkypow, a — a — a, yeah, a
supermarket to serve the neighbourhood needsheet hot the broader area. Um,
so that’s probably one area within the councilsouancil’s resolution.

But | think the key here is that these things ae pf a part 3 process that you'd
study and — and look at, and | refer now back togPa@atta Council’s comments, um,
that some of the issues in relation to amenityiatetface would be thrashed out in a
DCP through a part 3 process where we work withtk Rarramatta Council to

work out what those uses are. But, again, | leéek to, um, for example, Canada
Bay on Victoria Road where you’'ve got B6 zone laridch provides shop top
housing or, um, in Marrickville in the inner west e on the Pacific Highway, where
we’ve got B6 zone land that provides for shop topging where you've — where,
through the design — and I'm glad Ray’s here tothagause he can talk a bit about
how we envisage future development to look like -wimere — where you provide,
um, ah, certain design features that provide fou, know, higher level residential
which can interface and — and minimise amenity icigp#o future development in
relation to a busy road. So those things arenttroon. In fact, we've got a couple
of strategies out there that provide for, um, fattesidential on Parramatta Road.

So, again, amenity impact and interface can atldadt with, and we’ve continued to
look at how that could work since the Gateway deteation because while we’ve
looked at, um, just having a B6 zone without angitaahal permitted uses, or as is,
unfortunately, it's just not the — the best use, tonthe land, um, at this stage. So,
um, I'll just refer back to my initial comment, tisat we’re looking for a pathway or
a recommendation from the IPC that — um, that treeaebetter outcome that can be
had here than sending us back to the beginningpod@ess, um, to — to start again
after six years and, um, nearly 10 years of no ldgweent on the site since it was
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zoned from residential to — to business. So | gitiegt’s a bit of an introduction.
Um, I don’t know if you guys have got anything tddaat this stage and whether you
have any questions that, then, we can elaboratewsdiae put in the — um, the
submission.

DR WILLIAMS: Thanks very — thanks for that, Jamesry much. Um, sorry,
Raymond and Matthew, is there anything you warmtti at this stage, um, at all?

MR R. RAAD: No, not at this stage. Thank you.

DR WILLIAMS: Okay. Well, I might just ask one two questions, then | will
hand it over to Annelise to ask some questions, thst — only because it just —
jumped out of what you just - - -

MR RAAD: Yes.

DR WILLIAMS: - - - what you've been talking abouThe — you talked about the
rezoning, the B6 Enterprise Corridor zone. And tywar've asked for is a rezoning.
You've mentioned that a number of other councitsiad the area, in fact, have shop
top housing as permitted use - - -

MR RAAD: Yes.

DR WILLIAMS: - - - and you talked about just raththan changing the zone,
adding a new permitted use. Have you considerachiid, if not, why didn’t you try
to go down that route? Was there any advice froomcil or - - -

MR MATTHEWS: No - no, and this is part of the pfem that we’ve got — we've
actually go a strategy - - -

DR WILLIAMS: Right.

MR MATTHEWS: - - - that says that they want attenn the area.

DR WILLIAMS: Yes.

MR MATTHEWS: And, obviously, that started witHacal centre and through a
process — as in B2 and was the original plan pradosm 2014, maybe, even. It
went — | think it went even further before thatéimSince then through a process of
analysis and what is the appropriate use herectrne B4. So it went from, | think,
B2 with a 4:1 FSR and a 30 metre height.

DR WILLIAMS: Yes.

MR MATTHEWS: That was considered and — well, matis is more of a local

need — sorry, a neighbourhood need for — to supbentitality of the industrial area
to the north and neighbourhood residence. Sonhatamended to B1 and with 2.1
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and a 20 metre height limit which is what you'rexslering today. So all we've
done is provided something in accordance with - - -

DR WILLIAMS: Yes.

MR MATTHEWS: - - - the Employment Lands Stratdbgt was then considered
in the Parramatta — I'm even sure what it's calldtieir Employment Lands
Strategy, which considered that ..... obviouslydtsea process of the planning
proposal so we will await outcomes of that and s. yiethink we’ve just submitted
and lodged and progressed what we anticipated washach was anticipated by the
local strategies. Now, of course, we absolutelysater additional permitted uses
and retain the B6 zone, but that was never songethiat we had the opportunity to
discuss and we would support that if that was enGateway. And | guess this
comes back to the point that part 3 is about wagrkagether to get an outcome and
we feel that the Gateway in refusing it doesnvalthat level of — well, let’s get
some conditions where we can look at the optiomiscame back to the department
for endorsement if required rather having to nowbgok to the beginning.

You know, it's a — we’re read to develop the sitteyacant and its — and we've been
working on it for a long time. So it's hard — anet hard pill to swallow with refusal
and | think these conditions can all be addressedh. a supportive Gateway
determination rather than a refusal, go back aaud again, which is time consuming
and damaging .....

DR WILLIAMS: Right.
MR M. DANIEL: Ithinkif | could justadd - - -
DR WILLIAMS: Yes. Sure. Please do.

MR DANIEL: - --one more point is that — we obusly as a company and as the
landowners inherited this halfway through the pssceThe genesis of this use as
being been promoted on this site in a way that tiee is as a result of the
community seeking services in their local areattet the council responded to
that. And | think if people are led to even redthivhappened during the inquiry
process, which was prior to our time, there wasrsistent theme there that the
council then were all about maintaining — gettinidpey were — they had a lot of
pressure from their community to provide local =8 in the area that — where
there is none and or — and that has not wanedl at al

The — the need is still there, the desire fromctbramunity is still there and that has
been the catalyst for this process, not only frenasilandowners in promoting these
uses on the site, which, as James — my colleagunesJaas pointed out, can ebb and
flow, as we move forward through the strategic arahd then the statutory
consideration processes, but that has also happeneshly with the former council
but with the new council, as well, like, we — wekmur time to go and sit with them
and talk to the staff there, work with them andythame and they — and then they
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had their consideration, this is appropriate, ihis new regime and they came with
the same conclusion.

So there’s a consistent theme here in relationdtvae just feel that what's

happening here is — whereas there — there seebesastrict adherence to —to a
higher level plan from the state in some sort of wave could look at point 2 there,
but, at the end of the day, the local need, | thirdeds to be overridden here because
at the end of the day, that’'s what the democraticgss is seeking to have — services
near people’s homes — which is the reason why weishing this forward.

MS TUOR: So can | just — what services do the momty want there?
MR DANIEL: They're looking for — for retail serees in — in a local centre and that

sort of way. So food retail was the main issu¢ Wea— we - that's a consistent
theme that has come through the whole time andalagy services in that sort of

MS TUOR: Okay. So under the current zoning, netgirhood shops are
permissible. So if there is this demand for negirhood shops, why haven't they
occurred under the existing zoning?

MR MATTHEWS: Well, firstly, it's — 80 square mes is the maximum size for —
for a neighbourhood shop. And we're — we’re propgs 1300 square metre
supermarket, which is considered a suitable size for - - -

MS TUOR: But- - -

MR DANIEL: That sort of food retail is what's need - - -

DR WILLIAMS: Yes.

MR DANIEL: - - - because smaller shops here gt gort of conglomeration just
won't work. | think the market has shown that ....

MS TUOR: But there’s also in the — there’s a hbmgurhood supermarket, which is
1000 square metres, as well, so is that somethat{stnot permissible - - -

MR MATTHEWS: No, it's not. It's only neighbourled shops, not neighbourhood
supermarkets.

MS TUOR: Okay. So, presumably, that could beething that would be fairly
easily added to the Land Use Table of the B6 zone?

MR MATTHEWS: That could be.

MS TUOR: So that's the main thing? It's gettsmmne shops there?
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MR DANIEL: Butthat's ..... but then, of cours@u need the economics to be able
to deliver those services in a — in a whole packagkevelopment because otherwise
we just — you won't stimulate a redevelopment ef site .....

MS TUOR: But just so — stepping back, so, noryadiiithere’s a demand — it's
supply and demand. So if there is a demand faparsnarket and a demand for .....
shops, why wouldn’t they be economically viableghrir own right? Why do they
need to be subsidised by a residential development?

MR DANIEL: Because that's what — because thiwhst this site needs and that's -

MS TUOR: But is there — I'm just trying to undensd — because what you've said
as being the need — the justification for thidis meed for these — or the demand for
shops.

MR DANIEL: Yes.

MS TUOR: So if there is a demand, why wouldn4tjthe provision of that be able
to be satisfied — why does it need to be subsidiyagsidential?

MR DANIEL: Yes. It's areasonably establishedsion — in B1 that you would
put residential and have — and you would have gelophg in accommodation very
close to those food retail and other communityilrstavices. So if it's a B1 centre,
that's a complementary land use that — that undsripi

MS TUOR: All right. But can you take me to thmaomic analysis or something
that actually would be evidence that the — theilitglof a supermarket and shops —
that they’re not viable based on the demand - - -

MR DANIEL: |think the local planning panels +hink the local studies that have
been consistently ..... to local council regimegeha have supported that - - -

MS TUOR: Okay. So - - -
MR DANIEL: - - - as the intended outcome.

MS TUOR: All right. So just on that, can yourifia— the original local study was
adopted on 20 May 2015 and at that point in tinsd,@nderstand it, it didn’t have
anything about a neighbourhood centre in this lonatThen in October 2015, when
the planning proposal went before Auburn Counk#t’s when the strategy was
amended to include the neighbourhood centre ittbader location, not necessarily
on this site, and, as | understand, that was &ubgect to a master plan which,
presumably, would have looked at where the besediar this neighbourhood centre
was. So what was the — again, the evidence thapwiaforward that changed — to
change the study from the May to October? Was thamee sort of study that was
done or something that looked at demand for thesaces or — do you know - - -
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MR RAAD: If —sorry. If | may? Raymond Raado #%e — so | — | represent the —
the landowner. And we took — we purchased thedsitang this — during this earlier
part of the process. So a lot of the original wads done by the original — the
original owner. There are — there economic stiagegnd studies undertaken in both
— during both planning proposals that they put gmdv | would have to take it on
notice exactly who — who produced those strategiatsthat’'s how the — the FSR of
2.7:1 was generated. So, economically — and I'tranaconomist, so | can’t talk
much more into it, but they — they worked on the that 2.7:1 — 2.7:1 was required
to — to base, | guess, or to prop up a neighboutlceatre of that — or local shops, a
retail, of about that 4000 square metres, so -bact to, | guess, what you were
asking about why — why the — the employment studg shanged, | understand that
that came through with the whole inquiry into -tlee Council - so not specifically
this side — that there was a need and that wagdgj relayed through to the
councillors. You will find with — and when this wainder the Auburn LGA — that
the makeup of the area — you will find that a Ibthe people wouldn't, | guess,
participate in community consultation but they aeey active with their local
councillors so whilst, I think, the inquiry fountdwas odd that the — the planning
came top-down, there was nothing untoward founditaweds a matter of simply that
the locals were asking for it. And you will findat a lot of the land to our west and
to our east is R3, so there’s a lot of that R3 Ignad hasn’'t been redeveloped under
its capacity as well. So a lot of that — what wgroposing would satisfy and
provide as a catalyst for the redevelopment urtdexisting zoning to medium
density.

MS TUOR: Okay.
MR MATTHEWS: Can — can | just — sorry — just aesuhat.
DR WILLIAMS: Yes, please. Thank you.

MR MATTHEWS: While the strategy was then silenttbe exact location, this
was considered suitable owing to a number of regdmut one of the key reasons
was that we've got seven and a half thousand squatees of land in single
ownership so it was a great opportunity where, kimow, this land here is all
residential houses so it's significantly fragmengedoarty why it hasn’t redeveloped,
as well, you know, into the — the existing zon@. t&have, um, seven and a half
thousand square metres in single ownership isfagiepportunity to provide a
sensible outcome.

MR DANIEL: Right near a — right near a piece btady-zoned RE1 land, as well,
which is — so we think the site is quite approgrifatr a — for a centre in that sort of
line.

MR MATTHEWS: Yeah.

MS TUOR: And, um, the study that was done — theukn Employment Lands
Strategy — that predates the work that's now bdmge on the Parramatta Road
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which — it identifies the location for a — esselhyiaa neighbourhood centre. So part
of the concern that has been expressed is thatithere be — you don’t need the two
centres. So did you have any comments on that?

MR MATTHEWS: Well, yes, | guess.
MS TUOR: Yes?

MR MATTHEWS: Yes, we do. | guess, one of the isspes there is that | would
acknowledge that that’s further to the south agdjrg has its own catchment that
it's supporting which includes other B6 owned lamdund that area. There’s quite —
it seems there’s — you know, I'm not sure of thaa»xamount but there’s a — there’s
a long strip where they are proposing to — wheeelth land is proposed and, to the
south, and again, that’s on fairly fragmented land in an undefined time period —
yes — okay, you've got the map there, yes.

MS TUOR: Yes.

MR MATTHEWS: We are further to the north. Thvas intended to serve locally
— sorry — on a neighbourhood scale, the resideatial to our west and the industrial
land to our north so | don’t think that this isaditin conflict with the land to our
south that’s identified in the Parramatta Roadidorr | think, importantly, just as —
this is a comment to the timing of any new develeptof that land, as well, which |
feel is undefined — we’re working on a couple ajjpcts within the Parramatta Road
and, as far as I'm aware, nothing is progressirtgrims of rezoning of any of that
land until precinct traffic light studies are dcered I've been asking the Department
since about June 2017 when that will be completkeitts— it is still unknown so the
timing, then, for any of that land to be rezoned Hren even developed is — is k-
well, anyone’s guess.

MS TUOR: Sure.

MR DANIEL: |think an important point, also, iges, the corridor strategy has that
land there and they’re trying to create a centribat sort of area. But if we think
about the communities, there is a big M4 Motorwdnyal divides and which is a big
urban edge to that and it defines the two areawayy We're talking about
something that’s in need right now, that can bévdetd now, that is servicing
communities in this sort of — that exist now. Tedkability of this and the
permeability is not going to be promoted if youeople from this area are not going
to go, necessatrily, to that thing with that urbdgeethere. They're going to want to
be encouraged in this sort of area here. So ktinthe design principles, | think

it's quite justified for this — there — and this wd be a smaller centre that's
envisaged across the road there that will take s@aes — probably at least a decade
to be delivered, if not more — whereas this cadiserthe needs of the community
within relative reason now.

DR WILLIAMS: Right now.
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MR DANIEL: And not having people — humans justnfavalk underneath big
busy highways for their daily needs so | think #ieisome practicalities around that
that’'s acknowledged by the Council.

MR MATTHEWS: Andisn’tthat - | guess, the powita neighbourhood centre is
that we’re not seeking to provide, really, neighttmod land uses that are going to
support that land to the south. This is meantufipert the immediate
neighbourhood that was in the vicinity which ismftcommon to see neighbourhood
centres - you know, this is still about 500 mettehink, from that land to the south
on Parramatta Road so | don’t think it's an uncomrtiong for neighbourhood
centres to pop up that aren’t too far from eacleobut can still distinctively support
that neighbourhood.

MR RAAD: Sorry, if | could just add, as well, ju® note here.
MS TUOR: Yes.

MR RAAD: So there — there — there — that samaewocs report looked at — or
when it looked at the trade areas, it only evessm®red everything north of the M4.
So the primary and the secondary trade areas thati guess, where the people
would come from to spend their time and money endéntre were the Grey to
Silverwater precinct and just on the other sid8ibferwater Road. So even back
then, they never envisaged the catchment of pebatehe centre would service
coming south of the M4 and, also, they - they lab&tthe study compared to see if
there was going to be any loss of — loss of tradegwington because, at the time,
Newington was the local centre, and they found titkate was nothing — well, sorry,
there was less than 10 per cent, if my memory sem@&well, which is considered
adequate.

DR WILLIAMS: So that’'s — that’s the — is just teenployment — well, economic
justification given for the amendment to the Aub&mployment Lands Strategy.
Yes.

MR RAAD: | would have — yes, | would have to geu — so similar to before,
there is — yes, there was a few studies that wanme dt various times by the original
proponent.

DR WILLIAMS: Yes.

MR RAAD: I've — I've got here there’s a — ther@dill PDA appraisal in 2015.
DR WILLIAMS: Okay.

MR RAAD: But, yes, so that looked at, | guessealy — the primary trade area and

the secondary trade areas and the increase imeas®in population and their
forecasted spend.
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DR WILLIAMS: Yeah. It's just that the informatowe’ve been given is silent on
the — the basis of the amendment to the stratedythie — and, therefore, obviously
part of that is the economic justification of winetstrategy needed to be - - -

MR RAAD: Okay. Yes, of course. Of course.

MR MATTHEWS: If we can put that together for yaad provide that subsequent
to this, that would be appreciated.

MS TUOR: It probably is now. It's listed as ateahment, | think. There’s an
attachment 7.

MR DANIEL: This is the ACOM report.
MS TUOR: Part 1 and 2 consolidated summary report
MR DANIEL: It's quite a — yeah. The ACOM repastquite detailed, yeah.

MS TUOR: So, presumably, that's — or is thatlanean, that's 2014 so is that the
study that you're talking about?

MR RAAD: It could be. | would have to take it ootice.
MS TUOR: So presumably, attachment 7.

MR TODD-JONES: So I've got this. This is Hill POconsolidated — the report is
in 2014.

MS TUOR: Yes.

MR TODD-JONES: That's it, yes.

MS TUOR: Yes.

MR RAAD: Yes, most likely. Yeah.

MS TUOR: So we’ve gotit. We will just need tave a look at that.

MR TODD-JONES: That's on our website.

DR WILLIAMS: That's on your website. Okay. Thatwvell, we will have a look
at that. That's good. Thank you. But we just tedrto find something that

provided that rationale for why the — why the anmardt occurred to the - - -

MR RAAD: Of course. Of course.
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MS TUOR: Yep. So speaking of further studiess,tivhatever it's called, 49 —
what'’s it called — action — action 49, which is tkgiew and manage. As |
understand it, what that has — is resulting itn& Councils, when they're preparing
their local planning strategic — strategic locamling studies, they've been asked to
review employment land within their area and thatr®matta is currently going
through that process so they’re looking at it man@adly than just this particular site
that we have in front of us and it's anticipatedttthat’s going to be on exhibition in
October. So what would be the argument as to Wisyshould be brought forward

in advance of that study at least being on exloibii

MR MATTHEWS: Well, | guess there’s a couple ohts. Firstly, | spoke to — |
have spoken to council about their strategic plagstatement and how this will
work to that. And they’ll be able to - - -

MS TUOR: Yes.

MR MATTHEWS: - - -talk in more detall - - -

MS TUOR: And we’ve got them coming in after .....
MR MATTHEWS: - --in any event.

MS TUOR: Yeah.

MR MATTHEWS: But the initial response was it woralk to this level of detail to
assist in the process for this — for this landtfiag site. So | can'’t really talk any
more to that. That was the advice | was givenabse that is something that I did
think of and did consider that there could be aess there. Um, in terms of, um,
how long that takes and — so say it did, for exaypmn — um, then — which is why |
asked council about it and inquired with countdim, | guess it still would be a — in
terms of your question about proceeding before tirat | come back to my initial
comments about the — just the time that we've eaking on this and the time that
it's taken.

And if there is another strategic document thapsus that, | would seek a process
where we can continue to move forward and studyimjunction with that strategic
— with strategic process, again, noting that theeges from some of this does go
back quite a few years. And in terms of supportigindustrial and the residential
areas for a centre, supported by residential, wisiclirrently what's on the land.

MS TUOR: All right. And then just specificallyith what's before us, again, we
haven't really looked at the concept plan, bubksihave — it's on the website, so we
can look at it. But, um, just clarifying, do thgsians — they only show a
supermarket that's 1300. Is that correct?

MR MATTHEWS: Yes. I've got the — so, obviouslye’'ve been working and
refining this further having regard to some of thheemments. One of those
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comments was in relation to the interface — thiSasnarvon to the north. So we've
—we’ve made some adjustments to that to removeesigential and — and sort of
tried to increase the number of business type udes, um, and — but certainly the
retail here was 1300, but our concept plans cdytdidn’t reach the 4000 square
metres, because we didn’t think that that workethig location.

MS TUOR: All right. But just so | understand - -

MR MATTHEWS: Sorry. Yes. It was smaller than--

MS TUOR: It originally went to Auburn and thenaas withdrawn and then it
came back and then it went to Parramatta.

MR DANIEL: It wasn't — it wasn’t withdrawn, | ddnthink.

MR MATTHEWS: So-- -

MS TUOR: There’s a quote - - -

MR MATTHEWS: So council, because the departmeasttimeframe targets to
Issue ..... determination, they didn’t just wardiiting there on hold, so they said,
“Look, can you withdraw it until the - - -”

MS TUOR: Yep.

MR MATTHEWS: “- - -inquiry’s complete, and théinwould be submitted.” So
that's what - - -

DR WILLIAMS: Yeah. I|think they said don’t have -

MR MATTHEWS: - - - happened.

DR WILLIAMS: ---any---

MR MATTHEWS: So it was withdrawn from them, btitwasn't - - -
DR WILLIAMS: Yeah.

MR MATTHEWS: - - - withdrawn from council’'s — fro — it was still ..... planning
proposal.

MS TUOR: Yeah.

MR MATTHEWS: Which is why then council at Parramagput it back up to their
council for consideration and endorsed it to mowécthe department.
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MS TUOR: And when it went to Parramatta Countilyas still, um, at that stage
the four to one and the — no?

MR MATTHEWS: It was — so the, um, resolution b&t— of the former Auburn
Council, they endorses that resolution, which was point — 2.7, 20 and B1.

MR DANIEL: And that was a result of the then- -

MS TUOR: Sorry?

MR DANIEL: - - -then Auburn Council doing — gietty in ACOM to do its study

of that sort of area, working further on the used, a guess, reflecting on the master
planning sort of aspects of it. And then they ca@lmeugh with an alternate
recommendation 2.7 - - -

MR MATTHEWS: Yeah.

MR DANIEL: The council was then — 2016, there e amalgamations that
occurred, and then, ah, we, ah, we then went dmRgrramatta Council and
continued that process on. And they felt there @asugh — there was good rigour
behind those sort of studies and that sort of woak had been done, and the council
in its wisdom - - -

MR MATTHEWS: Yeah.

MS TUOR: All right. But - - -

MR DANIEL: - -- made — continued that conclusion

MS TUOR: - --I'mjust trying to clarify, becaesny understanding is that the
council report, it recommended the 2.7 - - -

MR DANIEL: That's - - -

MS TUOR: - - - and the B1, etcetera.
MR MATTHEWS: Yes.

MR DANIEL: Correct.

MS TUOR: That Auburn Council’s resolution wasualy the four to one, the 25
metres, um, B2, etcetera, etcetera.

MR MATTHEWS: Yeah. Sorry. | may have misspokken. It's —they endorsed
the council officer's recommendation, not the rasoh.

MS TUOR: Yeah. Yep. So---
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MR DANIEL: Sorry. Yeah. |---
MS TUOR: So that's - - -

MR DANIEL: Yes. No. That's a very — that's arygood point. I'm sorry. We'd
probably - - -

MS TUOR: No.

MR DANIEL: We didn’t mean to.

MS TUOR: No. No. No. No. It was just we'ré mdading it going - - -

MR DANIEL: On the same page.

MR MATTHEWS: Yeah.

MR DANIEL: Yeah.

MS TUOR: So that's what went to Auburn, was wrdwn. It then came back and
went to Parramatta. And then what did — but theas — what was actually before

Parramatta when they considered it as a planniogosal? It was — as a document.

MR DANIEL: The original document was made — teathy we’'re — I'm — we’re
critical on the term “withdraw”, ‘cause nothing wesger withdrawn.

MS TUOR: Yep. Yeah. Yeah.

MR DANIEL: We continued that through. And, yondw, we came in halfway
through the process. And we continued that thramghpresented that. Work —
worked with councils — Parramatta Council Planrstaff on that extensively. And
then we came to the conclusion, us a professi@maswvith the council staff and the
landowners, that it was appropriate that the ouaof that study that the former
council had done of recommending 2.7 was apprapt@proceed, not the
recommendation of the councils at four to one.

MS TUOR: So the recommendation that went up toaR@atta Council - - -

MR DANIEL: To Auburn Council originally — sorryt- - -

MS TUOR: And then when it went to Parramatta QGxlui -

MR DANIEL: That's right

MS TUOR: - - - there was a planning proposal \ntatthat point in time already
illustrated the 2.7.
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MR DANIEL: Yes. We worked with them and amendiee controls and worked
with them on a scheme and did that sort of maséemmg work with them on it to
make sure that that could — it was substantiafed] then that was continued
through into 2.7. And | can see how this is coimfgs

MS TUOR: Yeah.

MR DANIEL: Yes.

MS TUOR: And then they adopted — but said go ladke council officer's
report. And then post that resolution was when y@pared the documents that we
have now got - - -

MR DANIEL: Yes.

MS TUOR: - - - before us. Okay. And - - -

MR DANIEL: There was a fair bit of work with usid Parramatta Council
planning staff, as well, because they had to comi® $peed, as well, and do their

own assessment at that sort of time, as well.

MS TUOR: And so the concept plan that we've gefobe us now — we’ll have to
look at the net ..... on the net, but it's got howch - - -

MR MATTHEWS: It's —thisis the - - -

MS TUOR: It hasn't got 4000 square metres.

MR MATTHEWS: That’s .....

MS TUOR: In what'’s - - -

MR DANIEL: That's what ..... revision.

MS TUOR: Yeah. Not in your amendments, but m4h -
MR DANIEL: Sorry.

MS TUOR: - - - current one.

MR DANIEL: [I've confused people even more.

MR MATTHEWS: | haven't got the fourth ..... sorry

MR DANIEL: | will have it on the computer .....
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DR WILLIAMS: Can | just clarify while doing thathe planning proposal that
originally went to the department that the depaninsaid they — we haven't got the
stop the clock provision, so you have to withdrafvam the department, not the
council. That was — that planning proposal wasetaon the council officer’s
recommendation of the two point seven — two paeves ..... or was that the original
council resolution?

MR MATTHEWS: Resolution.

MR DANIEL: That's right. The resolution of th@encil.

DR WILLIAMS: Okay. It was just the four to one -

MR DANIEL: The bigger one.

DR WILLIAMS: Okay.

MR DANIEL: Yeah.

MR MATTHEWS: We anticipated that the department would, though,
regardless of the resolution, look at all the infation before them, which included
the Hill PDA report - - -

DR WILLIAMS: Yeah.

MR MATTHEWS: - - - and the viability assessme/nd - - -

DR WILLIAMS: So after that was withdrawn and aftbe public inquiry and you
resubmitted the planning proposal not to Auburnr@dubut to Parramatta Council

MR MATTHEWS: No. We didn’t resubmit anythinghé planning proposal was
still alive. We just worked with Parramatta Counci

DR WILLIAMS: Council.

MR MATTHEWS: Um, and they said — they considetiegl resolution of the
former Auburn Council and what the staff had recanded.

DR WILLIAMS: Yes.

MR MATTHEWS: And we worked with them to ..... fupt what the staff
recommended - - -

DR WILLIAMS: Right.
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MR MATTHEWS: - - - because that's what the repamnd the studies — and we
worked with them on the 2.7 and the 20 metres.

DR WILLIAMS: So, effectively, an amended plannipgpposal was then lodged.
Because you ..... original planning proposal whi# bigger development, the four to
one FST. That was withdrawn from the departméttthe end of the inquiry, ah,
you — and then Parramatta Council now takes ovel. [&¥ou now resubmit the
planning proposal to — the planning - - -

MR MATTHEWS: Was still - - -

DR WILLIAMS: - - - transferred across.

MR MATTHEWS: Yeah.

DR WILLIAMS: Okay. But you have to — you hadamend the planning proposal
at some point.

MR MATTHEWS: Well, council could have done that.

DR WILLIAMS: Someone’s amended it from - - -

MR MATTHEWS: But we were asked to assist, so - -

MR DANIEL: Yep.

MS TUOR: But what — | think what we’re trying - -

MR DANIEL: Sowe - - -

MS TUOR: - - - to ascertain was when it went &srBmatta Council, the
documentation in front of them, was it still the,E®ne four to one, 25 metres, all
those things?

MR DANIEL: Yes.

MS TUOR: And, as part of their resolution, whithopted the council officer's —
that’s when it got changed to being - - -

MR DANIEL: Yes.
MS TUOR: - - - the physical documents that areigeus?

MR DANIEL: Yes. But, of course, as happens iest sort of processes, it's not as
if we just went to the council and the council said

MS TUOR: Yeah. Yeah.
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MR DANIEL: .....

MS TUOR: There was discussion.

MR DANIEL: There was — we did a lot of rigour amdbrk with the council staff,
um, to, um, come up with what we feel collectiveiyh the council was the right
result for the land.

MS TUOR: Yep.

MR DANIEL: Which happened to — and we took on Wk that the staff at

Auburn Council had done in coming with a differentclusion to what their council

had resolved.
MS TUOR: So, in terms of the documentation that'8ont of us now - - -

MR DANIEL: Yes.

MS TUOR: - - - not your further work, but whatefoit show in terms of the square

metres of, um - - -

MR MATTHEWS: The .....

MS TUOR: - - - supermarket .....

MR MATTHEWS: Sorry. I've — and I've just foundhat - - -

MS TUOR: Yeah.

MR MATTHEWS: - --we've done. Because we've béeoking at - - -
MS TUOR: Yeah.

MR MATTHEWS: - - - other things, what we think@ppriate, these were my
comments that I've put in the plan proposal. U gon’t mind me just reading it.

DR WILLIAMS: No, please.

MR MATTHEWS: Itis on page 11 of the actual plamgproposal. And it's a
response to the recommendations of the staff,ufigogot that.

DR WILLIAMS: Yes.
MR MATTHEWS: And it’s just at the bottom there.

DR WILLIAMS: Yes.
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MR MATTHEWS: So in the left column - - -

MS TUOR: Yes.

MR MATTHEWS: - - - were all the recommendations.
MS TUOR: Yes.

MR MATTHEWS: And I've just responded to how we'adopted them. So under
(g) at the bottom of 11:

The planning proposal has been amended to ensat&l@®0 square metre
retail component comprises a 2500 square metrerswgo&et and 1500 square
metre of local specialty retail/commercial floorese.

So I've just done — we’ve amended it in accordavitde the recommendation and,
subsequently, the resolution, but then | go oraio s

It is however recommended that this be reviewethduhe gateway process,
as a 2500 square metre supermarket is considerethtge for a
neighbourhood centre, with the floor space bettdised for other
convenience goods and services.

So then we've refined that in another concept h&w, again, we were just — that’s
just a consideration that | felt that the gatewaghihwant to consider in terms of the
scaleofa- - -

MS TUOR: All right. But in terms of the overdl000, you're saying that's okay, it
just should be not too — the distribution shouldr@ttwo and a half for supermarket
and one and a half for retail.

MR MATTHEWS: No. We think 4000 is too much. QGaurrent concept has 1800
of retail.

MS TUOR: All right. Well - - -
MR MATTHEWS: - - - which includes 1300.
DR WILLIAMS: Yes.

MS TUOR: So in terms of satisfying a demand, tiiok that 1800 overall would
be what the demand - - -

MR DANIEL: Yeah. We're delineating retail useerh these six uses.

MR MATTHEWS: That's right.
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MR DANIEL: Yes.

MR MATTHEWS: So there’s still 2000 square metné86 related as well.

MR RAAD: On that level, but with - - -

MR MATTHEWS: Yes. On the ground, yes.

MS TUOR: So what's the B6 related, sorry?

MR DANIEL: Would you ..... at the moment, but..there’s numbers on there.
DR WILLIAMS: So---

MR DANIEL: There’s numbers on there.

MR MATTHEWS: There’s a spare copy here as well.

MS TUOR: Yes. I---

MR MATTHEWS: And that for the — and just — so fbe record, we've just
handed over our revised concept that we've beekingon subsequent to it being
forwarded to the department from gateway.

MS TUOR: So this is if it were to stay B6 and yast add shop top housing?
MR MATTHEWS: Yes.

MR DANIEL: So we’'d have 2126 of B6 - - -

DR WILLIAMS: On that level?

MR DANIEL: - - - uses on that level, 1864 of nktand then if you keep coming
through the scheme, which we’ve refined, is becaos@cil have acknowledged it
as a work in progress and they want to develop i@ mgorous DCP for land, so
we’re working on that process with them in that edra way.

MR MATTHEWS: It may be worth adding we haven’bpided this to council - - -
DR WILLIAMS: No.

MR DANIEL: No, no.

MR MATTHEWS: - - - or discussed it with them.

MR DANIEL: No.
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MR RAAD: So this has been prepared merely from-ofrtom our, | guess, review
of the gateway, the report and the comments thaireseded back from the Greater
Sydney Commission via the website. So we've loakeitiand we’ve rationalised
what we feel is a, | guess, more relevant or rdggeamount of retail at that ground
level. And then there’s a fair number of uses #ratpermissible under the B6,
which we feel are complementary to those retaisusgl guess, create that local or
that neighbourhood centre; whatever the correstrphg terminology is.

MS TUOR: All right. I think what we have to ditnough, first of all, is just
understand the actual planning proposal that weobtincil, because | think there
are some constraints in terms of a review beingesioimg that you actually have to
review the proposal that went to council.

MR MATTHEWS: Sorry to interrupt. Isn’t that az@ning review before it has
been issued to gateway in terms of - - -

MS TUOR: Yes.
MR DANIEL: That’s correct, yeah.

MR MATTHEWS: So I think — my understanding is whaas lodged with council
originally and was considered is what the - - -

MS TUOR: Okay.

MR MATTHEWS: But that be before a gateway - - -

MR DANIEL: Anddarelsay- - -

MR MATTHEWS: - - - before it's been even senthe department.

MR DANIEL: That isn't a legislative requirementhat is merely a policy issue.
MS TUOR: Okay.

MR DANIEL: But- - -

MR MATTHEWS: 1 think it's because - - -

MR DANIEL: - - - we’re not captured by that inistsort of situation.

MR MATTHEWS: Yes. And I think we’ve got the sump of council — both
councils — on this and we're just seeking a revaéthe actual gateway

determination.

MR DANIEL: So but to answer your questions, speally in process, the council,
the Parramatta Council, considered a proposalrahat we're talking about today.

.AUBURN LEP 2010 8.7.19 P-23
©Auscript Australasia Pty Limited  Transcript in Gmence



10

15

20

25

30

35

40

45

MS TUOR: Would it actually consider the propoagdt and then resolve to be 2.77?
MR DANIEL: No. We worked with council staff —-
MS TUOR: No, no, but just technically - - -

MR DANIEL: No. Well, I am being quite technicdlecause, you know, because
I've been caught by this before, inappropriateyred say, in the process, and it's
quite an annoying thing in New South Wales plan@nthe moment, dare | say,
from an industry perspective, but we worked with touncil staff, we came to a
solution that was changed, we work for them onangled planning proposal. It
changed the controls, the uses and that was pogfape the council. There seems
to be this thought process that, what you lodgéherfront counter is what is
considered by the council. | would say that's wdnabuncil meeting considers is
actually what is before them in relation to thaliggowhich we’re discussing at the
moment. So we did actually work with them throdigat process to come to a
considered position.

MR MATTHEWS: Yeah. I|think either way, that we’'not challenging what
council resolved - - -

MR DANIEL: No, that’s right.
MS TUOR: No, no.

MR MATTHEWS: - - - all the stuff recommended. \Wechallenging or we're
asking for you to review — so the gateway consudi@relanning proposal at 2.7, B1
and 20 metres and we're seeking your advice batiketdepartment on those
conditions.

MS TUOR: All right. So in terms of the plannipgoposal that went to Parramatta
Council, we don’t — have you got a copy of thatarms of where the — well, how
that was distributed? Is that - - -

MR MATTHEWS: Yes. This is — this this one, bhet- | don’t think there’s yields
on there, but that's — but that's the one thatdkiMatt will have on - - -

MS TUOR: Okay. So you don’t know how many squaedres were in that?

MR MATTHEWS: Yeah. But — well, that should bees, that should have been
4000.

DR WILLIAMS: All right. Well, was council — digou discuss with council the
prospect or the possibility of reducing that 4060ase metres as part of the — to the
amendments to the proposal that we work through @ouncil? | mean, they've
adopted the Auburn Council offices recommendatiof080 square metres. Two
and a half thousand supermarket and 1500 stores.
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MR MATTHEWS: | think there would be and | put tha the planning — well, it's
in their planning proposal that they've sent inhwtheir - - -

DR WILLIAMS: But they - - -

MR MATTHEWS: - - -to review in the gateway prese

DR WILLIAMS: The actual floor space?

MR MATTHEWS: Yeah. So there’s a — in the plamghproposal - - -
DR WILLIAMS: Yes.

MR MATTHEWS: - - - that council have sent to tthepartment, which talks to,
you know, during the gateway process, reviewing lhael of retail floor space.

DR WILLIAMS: So that, basically, the planning pasals you're asking the
gateway to consider reducing that.

MR MATTHEWS: Yeah. Or reviewing it as part oftiprocess - - -
DR WILLIAMS: Yes, yes.

MR MATTHEWS: - - - because it's probably not akoa neighbourhood centre or
a B1 zone.

DR WILLIAMS: But had you discussed this with cailrbeforehand to try and get
it reduced in the amendments to the planning prlfos

MR MATTHEWS: Possibly. | can't talk definitiveltp that, but it's — we’ve been
working with them collaboratively and | - - -

DR WILLIAMS: Yes, yes.

MR MATTHEWS: - - -1 believe it's something thates, we’ve talked about — we
talked to studying further after a gateway deteation.

DR WILLIAMS: Righto. I just think — I mean, ihere’s approved for 4000 square
metres, you've stuck with something that's goindpéctoo big.

MR DANIEL: But it wouldn't be - - -
MR MATTHEWS: Well, it's a maximum, | guess. It'®t - - -
MR DANIEL: It's a maximum and it wouldn't - - -

MR MATTHEWS: Orisn'tit?
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MR DANIEL: - --would it, in that sort of sensehere this what — and my
colleagues introduction was that, at the end ofiéng the strategic process is to get

MS TUOR: Sorry. Just- - -
MR DANIEL: - - - the right outcome.

MS TUOR: - - - clarifying, because it's — the @atresolution of Parramatta
Council was that council endorsed the former AubConncil officers
recommendation dated'df October as the pathway to progress the Gregestr
planning proposal. Then there’s stuff about théA\\&Ad DCP, etcetera, etcetera, but
there’s nothing in that about looking at less - - -

MR DANIEL: No, it just says require the applicaatmodify the proposal - - -
MS TUOR: Yes.
MR DANIEL: - - -to ensure 4000 square metresetdil.

MS TUOR: Yes. And then when you go to the couoificer's recommendation
(g) requires:

The applicant to modify the planning proposal tsue —
S0 it’'s not a maximum, it's to ensure that 4000ssqumetres - - -
MR DANIEL: Yes.

MS TUOR: - - - speciality retail — retail compani€omprises, blah, blah, blah,
blah. So at that point in time, it was that youevgoing to providing 4000 square
metres of specialty retail, commercial floor spacthe form of a two and a half
thousand square metre supermarket and a one aifl-a h

MR DANIEL: Yes.
MS TUOR: So — and that’s what's before us toeewi
MR MATTHEWS: Yes.

MS TUOR: And we will get on to the next stage,ethis that you're now saying
that perhaps we should be looking at a differeappsal, but at the moment, just
looking at the first one, it was the 4000. Soemts of how that would work in a
planning instrument, you would have the B1 zonetaed you would have — which
has a range of permissible uses — and then youdwawe a clause that would be
inserted, presumably, into that — | mean, agast,tjying to understand it, because
the actual definitions in the Auburn LEP 2010, don,neighbourhood shops — you
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square metres. And it also has a clause for neigtiood supermarkets, that they
would have to not exceed 1000 square metres.

MR MATTHEWS: Yeah.
MS TUOR: So presumably, you would have to amepdt-an amendment into this
section, 5.4, to — under the previous version thfe-one that the councils had
adopted, that would allow a supermarket, that'sighbourhood supermarket, to be
up to two and a half thousand square metres.

MR MATTHEWS: | think — | think — | think that thpathway — if it's B1 zone, |
think shop top housing is a permitted use.

MS TUOR: No.

MR MATTHEWS: Inthe B1?

MS TUOR: B1? Specialist — no.

MR MATTHEWS: Yep. So shop top housing is peredttvith consent under (3).
MS TUOR: Sorry, | was looking at (4). Yep. Yefo it's permitted.
MR MATTHEWS: So - yep. So therefore - - -

MS TUOR: And residential flat buildings are petted in their own right.
MR MATTHEWS: Yes.

MS TUOR: As well.

MR DANIEL: So we wouldn’t be restricted by thosert of things.

MS TUOR: No.

MR DANIEL: So there is a flexibility of uses tadi.

DR WILLIAMS: | think what's — what’s mentioned reis — in the report was
putting in a new, ah, clause in the part 6 of tB#|.the additional local provisions,
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the site specific provision for this site that wabolverride the other controls that
would have to — that would say that you have twioi®- - -

MR MATTHEWS: That's correct.

DR WILLIAMS: - --4000 square metres.

MR MATTHEWS: Yep.

DR WILLIAMS: And ..... that’s the way it was —-
MS TUOR: Is that how it was going to be done?
MR MATTHEWS: Yep. Yep.

DR WILLIAMS: | think that's how — I think that'©iow it was going to work but

MS TUOR: Okay.
DR WILLIAMS: But - but - - -

MR MATTHEWS: The site specific clause would sayuyhave to have 4000
square metres.

MS TUOR: Yeah.

DR WILLIAMS: But Annelise is right. You're gointp have to amend the LEP
and | think that’s - - -

MR DANIEL: In some way, yeah.

DR WILLIAMS: Yeah. Some way.

MR DANIEL: Yep.

DR WILLIAMS: And | think that's — that's how themendment would be - - -

MS TUOR: Because you mightn’t be able to useténe neighbourhood shop and
neighbourhood supermarket.

DR WILLIAMS: Yeah. Yeah.

MR MATTHEWS: So they're — because neighbourhdwoops are permissible at
the moment but neighbourhood supermarket isnthénB6.

DR WILLIAMS: Mmm.
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MS TUOR: Mmm.

MR MATTHEWS: But if it's shop top housing, thelnet retail within a mixed use
development is — would be permitted, regardlesbef the — the five — clause 5.6 is
my understanding. So — | mean — and that's whatéat'’s in front of you is — at

the moment, | guess, is the B1 20 metres and Qorthe land use is in the B1,
reflective of what has been proposed in these giace

MS TUOR: Mmm.

MR MATTHEWS: However, if — and again, all we'mging to do is, well, tease out
what are the actual issues that are coming througfis gateway determination and
say okay, there is — there's clearly a need, régggdhat other council areas have the
B6 zone and have shop top housing as a permitesdusesidential flat buildings.

So you know, that's a key issue for us, that theegpplying something — a condition
here that talks to the — the regional plan anditbgict plan about reviewing and
managing urban services land. Yet there’s otheaiuservices land that allow retail
and residential flat buildings. We’ve got a stumiye that supports residential and
retail land uses but they’re using — the gatewag s®mething that — here that it
doesn’t make sense elsewhere.

DR WILLIAMS: Yeah.

MS TUOR: Mmm.

MR MATTHEWS: Or is — being inconsistently applie8o — but, however, if we
want to keep up — you know, we’re happy to lookrabption where the B6 is
retained and we can look at both — um, you knowayiding more B6 uses in terms
of business premises or high tech industries amal tiat would — but that would
require additional — and additional permitted useshop top housing.

MS TUOR: Okay. So that's — do you want to nowtgohat - - -

MR MATTHEWS: Another option but that’s part ofetlsite specific clause - - -
MS TUOR: Explain - - -

MR MATTHEWS: - - - which we need anyway.

MS TUOR: So as | understand what you're sayitgalmost like you would
prefer not necessarily to proceed with the curpdarining proposal that was adopted
by Parramatta Council but to look at a modified,ameich would be retaining the

zoning but adding shop top housing. Is that - - -

MR MATTHEWS: Well - - -
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MR DANIEL: Look, could I just make a comment teerCouncil hasn’t adopted a
planning proposal. They’ve given a resolutionhe Minister that a gateway be
iIssued.

MS TUOR: Yep. Sure.

MR DANIEL: And in that process there’'s a wholé¢ & more strategic planning
steps that we need to go through, that they walhtbventually come to, possibly and
more than likely, an alternate resolution so wetlgetright outcomes for the
community here.

MS TUOR: But just to — but what you would prefercome, if a new gateway — if
the gateway were to be issued - - -

MR DANIEL: Yes.

MS TUOR: - - -would be a gateway for the retentof the basics land with shop
top housing and - - -

MR MATTHEWS: Can | speak to that, if you don’tmai?
MS TUOR: Yep.

MR MATTHEWS: So | guess my — my response is théd what has been lodged
with the department, B1, 20 metres and 2.7, ankihgoat the reasons that — that the
department have provided in the gateway, | — | albelieve are — are sufficient
justification to refuse the application because, wtmether it's B1 or B6, the
outcome is the same. So having a B1 zone is -oig tnansparent for the
community in an exhibition process and more acelyaeflects the uses that will

be, um, on the site. So, um, that would be $télpreference and what we’re here
today to tell you is to justify why it's an apprage outcome, having regard to these
conditions that have been put forward in the gayewarticularly number 2 which is
coming back to what I'm saying — is that | beligkiat we are consistent with the
regional plan and the district plan and we haveyadtly justified through a
retained and managed process at the same timskmghabout, well, there’s no —
why is there no strategic justification here agaihese documents whereas other
councils all around us have B6 zones with shoghtmgsing in them? We're not
okay but they are so - - -

MS TUOR: All right. But - - -
MR MATTHEWS: So that’s — so — so that’s — sorry.
MS TUOR: Yep.

MR MATTHEWS: I'm —I'm trying to answer your qusn.
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MS TUOR: .....

MR MATTHEWS: I'm just going round in a big loop.

MS TUOR: But I'm just trying to be sort of - - -

MR MATTHEWS: Yes. The alternative - - -

MS TUOR: Is where it says proposal for a gatetalye issued, do you want that to
say and, you know, retain the B6 enterprise corraohal add shop top housing as an
additional use? Is that your first — is this this your first preference, what went to
the department originally, which was about - - -

MR MATTHEWS: B1.

MS TUOR: - - -rezoning it?

MR MATTHEWS: Yes, of course.

MS TUOR: BG6 to B1.

MR MATTHEWS: | think that's more transparent $@at would - - -

MS TUOR: Okay.

MR MATTHEWS: Would be my preference. Yes.

MS TUOR: And then, your fall-back would be B6 emtrise zone, add shop top
housing.

MR MATTHEWS: Shop top housing as an additiona.us
MS TUOR: Yep.
MR MATTHEWS: Yeah.

MS TUOR: And then, in relation to the last dotrgpwhich was about the 4000
square metres, in your first preference, whictbisua it being, um, B1 — rezoned to
B1, do you want to include a site specific clawsensure how many square metres
of retail? Like - - -

MR MATTHEWS: Well, again, | come back — I thinkd — | come back to the point
that | think that needs to be through a part 3 ggestudied but my initial response is
that 4000 exceeds what would be anticipated farightbourhood centre and through
our refinement about 1800 square metres of retaiing that in the B6 zone we'’re
also providing business type uses as well.
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MS TUOR: No, no, but this is — if it stays as Bff it stays as — if it goes to B1

MR MATTHEWS: 4000 is too much, | would say. Yes.

MR DANIEL: We — we disagree with there being shall we say a — a floor of
4000 square metres.

MR MATTHEWS: Yep.

MR DANIEL: We’'re happy to have a ceiling of — ykoow, of that but we — we —
we think that - - -

MR MATTHEWS: Yep.

MR DANIEL: We think it is appropriate, | mean, alow flexibility of the market
and a flexibility of the uses that are going to mdhkis site viable to permeate
through this part 3 process. So putting in a flaithis stage would prevent that.

MS TUOR: It's just that the rationale largely fdoing this has been, in terms of
your documentation, that there is a demand forsetwice the community for retail
and supermarket and that providing for that denwaiidneet, essentially, what is
required to be met by the B6 in terms of retendbmdustrial lands, etcetera,
etcetera. So there has to be a certain amouhab&mployment generating use to
satisfy what you’ve put forward as your rationdl@sould have thought.

MR DANIEL: I'm not —we’re not against that.

MS TUOR: So what would that figure be? If 406@do much - - -

MR DANIEL: No. Sorry. |think there’'sa- - -

MS TUOR: Yeah.

MR DANIEL: | think — | think we - - -

MS TUOR: Because it would be - - -

MR DANIEL: We’'re getting confused between if —daln- unintentionally between
retail uses and employment uses. What we’re pghg that to have viable retail
users on the site that from what we've done — dbimrg, is that 1800 square metres
can still meet that local objective and to haves¢hsort of things and we can still
provide other urban services to the area in a missedenvironment with — that are

already existing in the B6 use in that sort of g wa

MR MATTHEWS: So that might include — and you va#e on this — on this — this
second - - -
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MS TUOR: But if you rezone to B1, you don’t ha®@ uses, necessarily. You
have a different list of uses.

MR DANIEL: Similar. Some are similar; some am@hibited.

MS TUOR: Mmm. You have medical centres, neiglboad shops,
neighbourhood supermarkets, oyster aquaculturelergsal ..... respite, day care
centres, roads, self-storage units, service depattrshop-top housing, warehouse
and distribution centres.

MR MATTHEWS: Yes.

MR DANIEL: Itis an enabling zone, though, ssipgrobably best to see what's
prohibited rather than what’s permitted, in thatsse

MR MATTHEWS: But some — but some of those thirgamean, business
premises, child care facilities, some of those-aaad medical centres are the kind of
usage that we’re anticipating that are - - -

MS TUOR: Okay. So then, you can have 4000 squatees.

MR MATTHEWS: But, I think, isn’t — doesn’t — ishthe language “retail”?

MS TUOR: Yes, so it's 4000 square metres.

MR DANIEL: That's right as well.

DR WILLIAMS: But the — yeah, the language is aiét

MR DANIEL: Yeah.

DR WILLIAMS: So the point would be if this wasgued and you got 4000 - - -
MS TUOR: Of non-residential.

DR WILLIAMS: - - - what would you do?

MR DANIEL: Well - - -

MR MATTHEWS: Well, that would be — yeah - - -

MR DANIEL: We have it there. | mean, that's whe say. So what — we’re just
getting — we're getting fine-tuning, perhaps, orawvis food retail and those sort of
specialty sort of shops in that sort of direct ebréxplanation. There’s other

employment uses on here which fall into the B1acsé#'’s, you know, yeah.

DR WILLIAMS: Yeah — no, it's the size of the supwrket as well, | think.
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MR MATTHEWS: Well, that's — the wording of thgroposal is very precise
about what the 4000 is supposed to be used foif god — and if this was to be

MR DANIEL: That's right.

DR WILLIAMS: If we recommended this to go throughd that's what happens,
then you have got 4000 square metres on the side.

MR DANIEL: Yeah, of retail uses.

DR WILLIAMS: That you would have to sell.

MR DANIEL:

MR DANIEL: So I don't — but that's not — we dor‘twe’re not opposed to that.
DR WILLIAMS: Right.

MR DANIEL: It’'s just that the language has beeoumd supermarkets and those

sort of things, but if we're being — if we’re opemnour description of what “retail
uses” were, well, our scheme falls inside that.

MS TUOR: Well, it's not really retail; it's relgl— what you’re saying is you want
non-residential uses — 4000 square metres of rederatial usage.

MR DANIEL: Yeah, but there was — earlier in ousalission, you will recall that
we talked about a certain size for a supermarketaarertain size for specialty
shops. We're saying that's what needs to be nptascriptive in that sort of regard.

MS TUOR: Well, presumably, it would have to — amminprising a neighbourhood
supermarket which then flips back to the LEP whichuld be, then, 1000 square
metres.

MR MATTHEWS: | think that’s just that specific @sthough. That’s — that’s only
a neighbourhood supermarket as defined, and shopetosing provides — would
provide for a two and a half thousand square nstpermarket. | think that — |
believe that they fall under different definitions.

MS TUOR: But if it were that there was a requiegtnfor a supermarket and you
wanted it to be definite that there was going t@alseipermarket - - -

MR MATTHEWS: Yes.
MS TUOR: - - -two and a half thousand squarereset too big but a

neighbourhood supermarket is what you're sayinrgysu could be — there would be
a demand for that that could be satisfied. Sowifas 4000 square metres of non-
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residential component comprising a neighbourhog@#suarket, ie, 1000 square
metres - - -

MR MATTHEWS: Yes.

MR RAAD: Yes. Yeah, that’s - - -

MS TUOR: And then not have the rest of it — amsthing like that.
MR MATTHEWS: Yeah.

MR RAAD: Yeah. Well, sorry, could | just say -eire not — we’re not adverse to
having employment-generating employer ads. It'serbat the definition and that
minimum area related specifically to retail andré'®a whole lot of other uses
which are not technically retail but which we wollel more than happy to
accommodate and, by having that minimum for — ifreveaving that 4000 square
metres, we can do that.

MR MATTHEWS: And I think some of those food andintk, medical facilities will
service those day-to-day requirements of the enmpdmy land to the north, as well,
which, you know, they’re reasonably available fouy

DR WILLIAMS: Yes. There’s just a — as the plamgiproposal components stand
at the moment, it’s fairly prescriptive.

MR RAAD: Specific. Yeah.

DR WILLIAMS: And — and you were wanting flexili, then the — what'’s
recommended - - -

MR RAAD: Mmm.

MR MATTHEWS: Well — and I think, at the end oktlday, we're happy with
prescriptive controls when a clause or a changetiied on the New South Wales
legislation website at the end of a process an@iody, this would be something
that, you know, Council would — we would study wibuncil, you know, through
an exhibition process and make a recommendatidktbabe Minister to be made at
the end of that process. But | come — we come tmaek've only provided an
alternative solution of including shop-top housasyadditional permitted use
because | know that we’ve already got a site-sfpedlifiuse that deals with the retail
component.

DR WILLIAMS: Yes. Well, that gives us a lot modetail about what — the history
of what's — how we got to here which is what we evensure about.

MR MATTHEWS: That'’s ..... yeah.
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DR WILLIAMS: And so we’re trying to get at exagtivhat it is that's there
compared to what it is you're trying to achieve &md disconnect between — as |
said, some parts of it are quite prescriptive ahdthver there’s another way to get
around in terms of necessarily rezoning additionalpermissible use. If you're
stuck with 4000 square metres as it stands at thraent, it's 4000 square metres.
The only way you’re going to get around that idause 4.6 objection or something
or other, so you — as it stands, it's — once dtking you into the provisions of the
planning proposal itself so we're trying to getitadb conferral about what would be
the scope for some sort of variation on amendmehat’'s about it, | think. Yeah.
That'’s us, | think, so we’ve — | think we’ve dewlith that. Did you have any
specific questions?

MS TUOR: No.

DR WILLIAMS: So I think — thanks for tabling theextra concept plans. They're
very helpful. So we’ve got — can we keep thesgioais?

MR MATTHEWS: Yeah. We can send you ..... eleaicoif that helps.

DR WILLIAMS: Thank you. Yeah. And, Matt, we\got copies now. Have we
got electronic copies of some or all of these?n@rall of them?

MR MATTHEWS: The one I've just handed over, | Mamail to Max as soon as
we’ve finished this meeting.

DR WILLIAMS: Yeah. Thanks very much. That woudd helpful ..... | think
that’s all the documentation we need. So no furtjuestions?

MS TUOR: No.
MR MATTHEWS: No.

DR WILLIAMS: Did you have any other comments aregtions you would like to
make?

MR MATTHEWS: Not really. Again, it just comesdiato my comment from the
beginning that we're just looking for a processiove forward rather than going
back to the start and so that's why we’ve tabledidkeas but, again, coming back to
the conditions for refusal, | feel we've — we'vesiified against those why there is a
pathway to move forward.

DR WILLIAMS: Right. Yeah. Well, thanks very mucDarren, Matthew, Roman.
Thanks very much. We appreciate you coming td will stop there. Thank you.
Thanks, gentlemen.

MS TUOR: Thank you.
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DR WILLIAMS: Thanks for that.

MEETING CONCLUDED
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