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Terminology

Definition
Ground Floor Area in square metres

Gross Regional Product in SAUD

Gross Leasable Area in square metres

Can also be referred to as retail floorspace

Total area of a structure leased for the selling of goods (food, personal and household goods) and services
(hair and beauty, optical dispensing, dry cleaning) excludes non-retail commercial services such as real
estate, financial, travel and medical services. Can also be referred to as gross leasable area

Retail
Floorspace

N tail Non-retail commercial floorspace in the commercial centres refers to floorspace that is used for businesses
on-retai ) ) ) ) .
and other employment uses other than retail e.g. finance, insurance, taxation, real estate, medical, travel,

floorspace . . . . . . .
education, recreation, administration and support, government administration/services.

Areas of zoned industrial land (or similar) land which forms the basis of data collection for the Employment

Employment . . .
Lands Development Monitor (Greater Sydney Commission). Precincts range from less than 1.0 hectare to

Precinct
over 500 hectares.

Employment

n Area of concentrated employment outside of Business and Industrial zones
rea

Parramatta Road Corridor Urban Transportation Strategy

I

-
R
>

Transport Performance and Analytics

3
s

Transport, Postal and Warehousing

Australian and New Zealand Standard Industrial Classification

Australia Bureau of Statistics

Net Leasable Area

Local Environment Plan

Greater Sydney Commission

Inner West Council

Food, Groceries and Liquor
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Executive summary

This report presents an evidence base for the Inner West Employment and Retail Lands Strategy. It aims to
provide a comprehensive review of the current state of play in the centres and employment precincts in the
Inner West LGA. It considers the factors that are likely to influence employment related activity in the LGA in the
foreseeable future and provides projections of jobs and floorspace demand for precincts and centres.

The Inner West LGA — A strategic and important location

The Inner West LGA is strategically positioned between Sydney CBD and key regional service areas including
Sydney Airport and Port Botany. The close proximity of the LGA to this key trade gateway has influenced and
shaped the south -eastern area of the LGA for employment and service industry land uses.

The LGA’s employment precincts and centres have grown as industry and retailing has evolved, and as a
consequence, each precinct and centre has developed a unique character and built form which has become
integral to local identity. Decisions about the future of the employment lands and centres have implications for
the Inner West community as well as the business and industry that operate in the LGA.

A number of major infrastructure projects in progress (WestConnex motorway and Sydenham to Bankstown
metro) and in planning stages (Western Harbour Tunnel motorway and West Metro) will impact on the Inner
West LGA. There a number of State Government led renewal projects either already underway or planned to
occur through parts of the Inner West LGA including the Parramatta Road Corridor Urban Transformation
Strategy, Camperdown — Ultimo Collaboration Area and the Bays Precinct. Over time, these projects will have
significant impacts on business activity in the LGA

The working population

In 2016, the LGA had a population of 182,043 people. Population projections suggest that by 2036 an additional 50,000
people will be living in the LGA —and average of an additional 2,500 people per annum over the 2016 population.

In 2016, there were around 99,573 people living in the LGA who were employed. The population in the working
years, aged 15-64 years, is above average at with 72.5 per cent of the population in this age category compared
to 67.4 per cent in Greater Sydney. Overall, the LGA has a relatively young workforce and workforce participation
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in the LGA was highest for those aged 25-34 years (23.1 per cent), with that age bracket having grown the fastest
in terms of people between 2011 and 2016 (2,197 persons).

Economic strengths

In June 2018, the Gross Regional Product (GRP) for Inner West LGA was $10.41 billion, representing a 23 per cent
increase from that generated in June 2008 ($8.48 billion).

The largest employing industry is health care and social assistance (14.3 per cent), followed by retail trade (11
per cent) and construction (10.4 per cent). In 2017/18, the largest industries, by industry value added were
professional, scientific and technical services ($771.4 million), health care and social assistance ($759.8 million)
and manufacturing ($651.9 million). The LGA has a high and growing number of small businesses. Changes in
business numbers suggest a repositioning of the LGA in favour of professional types of businesses and services.

Stakeholder views

Targeted stakeholder engagement occurred prior to public exhibition of the strategy. Local business people
demonstrated a strong commitment to the Inner West noting the local character, availability of suitable space,
proximity to home and relationships with other businesses in the LGA as reasons for choosing their location.
There is strong concern in the community at the continuing pressure to rezone employment land to allow
residential developments. Some fear that a continuation of the loss of employment land will have serious impacts
on the livelihood and character of the LGA. The declining availability of suitable spaces for creative industries was
a key concern. There are concerns that parking constraints in local centres are impacting on businesses.

Protecting employment land for the future

Employment precincts comprise land zoned IN1 - General Industry, IN2 - Light Industry, B5- Business
Development, B6 - Enterprise Corridor, B7 - Business Park and the Canal Road precinct currently zoned as
Infrastructure. Industrial and urban service land plays an important role in providing goods and services to meet
local community needs.

Combined, the employment precincts currently accommodate around 1.77 million square metres of occupied
employment floorspace. Over the next few decades, this is forecast to increase to around 1.99 million square
metres across the precincts.

While there is capacity to accommodate demand overall across the LGA, there will be a clear deficit of supply in
some employment precincts. In particular, there will be an undersupply of land zoned for industrial purposes.

It is critical that future development proposals respect how important the LGA’s industrial and urban service
lands are for job creation and meeting the needs of local residents. An overarching policy position of protecting
employment lands is proposed, consistent with the directions of the Greater Sydney Commission in the Eastern
City District Plan. In particular, protection of land zoned IN1 - General Industrial or IN2 - Light Industrial for
employment uses is supported. Land used for urban services in the B5 - Business Development and B6 -Enterprise
Corridor zones could also be protected from encroachment of residential, serviced apartment and tourist
accommodation uses to create more capacity for employment activities in the LGA.

Uses in industrial zones, particularly in the IN1 - General Industrial zone, such as retail, office and business
premises could be restricted in order to maximise the potential of the limited supply of land suited for industrial
activities.
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Urban services

‘Urban Services’ refer to a range of industries that typically operate in employment precincts and provide services
that are important to the day to day functioning of the city. Urban services include:

= Rental and Hiring Services (except Real Estate)
= Building Cleaning
= Pest Control and Other Support Services
= Motor Vehicle and Motor Vehicle Parts Retailing Repair and Maintenance
= Printing (including the Reproduction of Recorded Media)
m  Electricity Supply, Gas Supply and Water Supply
= Sewerage and Drainage Services
= Waste Collection, Treatment and Disposal Services Basic
= Material Wholesaling, Road Transport, Postal and Courier Pick-up and Delivery Services
= Transport Support Services
= Warehousing and Storage Services Building Construction
= Heavy and Civil Engineering Construction®.
The nature of urban services operations requires a location in industrial, B5 -Business Development or B7 -

Business Park zones to minimise land use conflict. Urban services also need to be located close to the populations
they service to benefit businesses and residents.

Increasing pressure to rezone urban services land must be carefully managed. Recognising the value of urban
services and protecting the land they use will support the continued operation of urban services close to Inner
West’s residents and businesses, minimising the need for travel across the metropolitan area and ensuring a
range of complementary services are available throughout the LGA.

Creative industries

Research found several significant issues associated with creative industries and how they operate in areas zoned
IN1 - General Industrial and IN2 - Light Industry. While data on creative industries is limited, this group is known
to be a significant economic force in the LGA. Originally attracted to the area due to the suitability of space at
relatively cheap rents, the sector has grown and important synergies between business entities have emerged
making the Inner West a primary location for creative industries. The economies of scale realised by sharing
equipment and ancillary spaces, such as meeting rooms and kitchenettes, also benefits the industry.

The encroachment of residential and other higher order uses in industrial land is having a direct effect on the
supply of land and space available for creative industries. Short term leases and building stock compliance issues
are also impacting on creative industries.

Recent development of spaces targeted to creative industries has had mixed success with these spaces
commonly not delivering the types of spaces needed, while rents in these new spaces can be prohibitive. Allowing
creative industries to locate in areas outside the industrial zones, subject to environmental considerations, would
increase the accommodation options open to the industry and potentially prevent the industry from being
‘pushed out’ of the LGA as employment precincts gentrify.

1SGS Economics (2017) Sydney’s Urban Services Land — Establishing a baseline provision at https://gsc-public-1.s3.amazonaws.com/s3fs-
public/sydneys_urban_services_land_-_establishing_a_baseline_provision_-_sgs_-_july_2017.pdf cited 6 September 2019
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A new medical and biotech hub

The establishment of a medical and biotech hub at Camperdown is supported by the Greater Sydney Commission.
Over time the hub could develop into a world leading location for medical research, supported by co-location
with existing health and education facilities. Allowing collaborative work places that are appropriately serviced
by infrastructure, digital connections and specialised platforms will encourage opportunities to bring together
research, education and health care. The proposal will significantly increase the diversity of jobs in the LGA and
grow specialist medical employment.

New enterprises

Facilitating change and evolution of employment precincts will support the establishment of new enterprises.
Inner West LGA is strategically located adjoining the Harbour CBD and Sydney Airport Trade Gateway. This
provides an opportunity associated with the transport, freight and logistics industry. It also creates an
opportunity to support the growth of entrepreneurialism and the small business sector seeking more affordable
office space near their homes or the Harbour CBD.

There is a growing demand for flexible working spaces in inner ring locations that are closer to people’s homes.
More affordable, generally older, industrial, retail and office stock can also be attractive to start-up businesses
looking for a pathway into the market. Inner West LGA is strategically positioned to provide for this niche market,
particularly if coupled with business networking infrastructure that offers private, collaboration and event
spaces, as well as fast internet.

Accommodating growth in centres

Projected demand in centres suggests that an additional 60,000sqm of retail floorspace (GFA) should be planned
for in the LGA. The area with the strongest need will be in Marrickville. This is understandable given the current
strong trading levels for Marrickville Metro and forecast population growth. Steady growth is also forecast for
Leichhardt and Ashfield. Up to three additional full line supermarkets should be planned for in Newtown, the
Balmain Peninsula and the Ashfield / Dulwich Hill / Summer Hill area. A further discount department store could
be supported either in the Marrickville or Leichhardt.

Jobs in office space in the commercial centres have been forecast to increase from around 30,010 in 2019 to
34,860 in 2026, a net increase of around 4,850 jobs. By 2036, the number of workers in office space is expected
to reach around 38,390, a net increase of around 8,380 jobs. Assuming 20sqm GFA per worker and 5 per cent
vacancy, an additional 102,000sgm of commercial floorspace will be needed by 2026 and around 176,000sgm by
2036. Some centres have established clusters of standalone office buildings and this existing supply should be
protected to support future demand.

Future development in centres will need to balance the need for residential dwellings while protecting existing
supply as well as increasing the supply of appropriate retail and office floorspace. This will need to occur whilst
protecting the heritage character of these centres.

Mainstreet and town centres

The inherent functions of main streets and town centres is to provide convenience, social engagement and trade
opportunities for the local catchment and business community.

Centres need to respond to both the commercial realities of the market and economic trends and shifting
lifestyle, social and recreation expectations. More people are choosing flexible work options such as working
from home or lifestyle choices such as living in higher density residential development that has strong access to
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services in a walkable catchment. Increased density within the walkable catchment, including more people living
and working in these spaces strengthens a centre’s performance.

While most centres in the Inner West have a unique and established identity, there are areas that would benefit
from intervention to boost vitality and appeal. People with a disability are a growing cohort. To improve access
to employment and services the built form and public domain of our centres needs to be accessible for all.

Further opportunities to expand and grow centres in line with future population projections and associated
residential and commercial demand would be beneficial, contributing to more lively and active places.

Centres hierarchy

Research demonstrates a need to establish a clear hierarchy of centres. The retail hierarchy below has been
determined having regard for the mix of existing uses in centres, the scale of the centres and outlook for future
growth. All development proposals should support the recommended retail hierarchy

Recommended centre hierarchy

Hierarc| Centres Future role

The major centre is the highest order centre in the Inner
West LGA, comprising the largest mix of retail, commercial,
administrative and community facilities. The centre will
emerge into an employment and economic generator
servicing an LGA wide catchment.

Major centre Ashfield

Ashfield has the best public transport access in the LGA,
both on the rail line and with feeder buses.

These town centres provide essential access to goods and
Balmain services close to where people live. They are serviced by
good public transport which increases their accessibility
from the surrounding community. The town centres provide
a mix of retail, commercial and community space with retail
space and are usually anchored by a supermarket of
Rozelle 1,000sgm or over. They generally contain over 10,000sqm of

retail, business premises and office premises.

Marrickville
Town centre Newtown -Enmore
Norton Street

Annandale
Croydon
Dulwich Hill

Dulwich Hill Station Local centres provide a range of business, retail and

Haberfield community uses that serve the local community. The

Local centre Marion Street centres generally range in size from 3,000sgm to 10,000sqm
Norton Street North of floorspace associated with retail, business premises and
Petersham small-scale office premises.
Summer Hill
Stanmore
Balmain East
Addison Road Neighbourhood centres provide a range of small-scale retail
Rozelle West (Terry Street) and other services that serve the convenience needs of

people that live and work in the surrounding
neighbourhood. Higher order retail and commercial uses
that serve the wider community are not located in
neighbourhood centres.

Lewisham West
Neighbourhood Lilyfield Road
centre Orange Grove

Catherine Street Neighbourhood centres generally comprise less than

Dulwich Hill West 3,000sqm of overall floorspace associated with retail,
Lewisham business premises and office premises.
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_

Sydenham

Note: All other existing B1 - Neighbourhood Centre zoned
centres not listed

Stand-alone centres provide for the weekly or monthly
shopping needs of the local community. They generally
serve a broader catchment and provide a diversity of retail

Marrickville Metro uses including department and grocery stores. The size and
offering of stand alone shopping centres needs to be
carefully managed to avoid adverse impacts on nearby
street- based centres.

Stand Alone
Shopping Centre

The planning framework

The current local planning framework is complex with four local environmental plans which adopt inconsistent
approaches to zoning and permissibility of land uses. This study is concerned with all land zoned for retail or
employment in the Inner West LGA. This report includes recommendations to guide the consolidation of the
multiple LEPs into a single planning instrument.

A detailed set of strategic directions arising from a consideration of this evidence base is provided in a separate
document.
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INTRODUCTION




1.0 INTRODUCTION

This report presents the findings from research into the use, demand and supply of retail and employment land
in Inner West Local Government Area (LGA). It includes an assessment of the forces that are likely to influence
retail and employment activity in the LGA in the future and includes projections of future demand for retail and
employment land. This comprehensive evidence base has informed the development of a strategy to attract and
accommodate employment growth, while maintaining the character and integrity of the Inner West’s suburbs.

The strategy includes recommendations and actions to assist Council in planning and facilitating future retail and
employment growth in the Inner West LGA.

1.1 Inner West LGA

The Inner West LGA is located around five kilometres from the Sydney CBD. It is framed by the Parramatta River
and Sydney Harbour to the north, King Street Newtown and the Princes Highway to the east, Cooks River to the
south and Croydon to the west (Figure 1).

Inner West LGA has a population of approximately 198,024 (ABS 2018). Overall, the LGA has a similar age profile
to that of Greater Sydney, but with higher proportions of ‘young workforce’, parents and homebuilders., 80 per
cent of employed residents worked outside the LGA (2016), mostly in the Sydney CBD.

Traditionally industrial and working class, and subject to several waves of immigration, the LGA is still ethnically
diverse although the place of origin is shifting. In 2016, 34.2 per cent of all residents were born overseas. The
average household income and level of tertiary education is now higher than that of Greater Sydney, with
significant spatial differences across the LGA.

| want to be able to live and
work here. | like walking or

cycling to work.

—an Inner West business operator

Within the LGA, there are over 25 centres providing a range of retail and personal services. These centres are
important to the local economy, providing employment opportunities that build on the distinctive local character
and heritage of the neighbourhoods they are a part of. Some of the more notable local centres in the LGA include
Marrickville, Newtown, Summer Hill, Haberfield, Balmain, Dulwich Hill, Ashfield, Leichhardt and Rozelle.

The LGA has a mix of large and small industrial clusters that accommodate a broad range of industries and user
groups across the employment land precincts. The most significant of these, when considered in terms of area,
are within Tempe, near Sydney Airport and Marrickville/Sydenham. The employment land precincts in the LGA
have a reputation for diversity and innovation.

There are several notable parks, open spaces and waterways within the LGA including:

= The Cooks River Foreshore which extends from Tempe Reserve along the Cooks River to Strathfield
South and Botany Bay
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m  The GreenWay corridor connecting the Cooks River to Iron Cove
= The 7 kilometre Bay Run walking and cycle route at Iron Cove

= Callan Park, a 60 hectare parkland located at Iron Cove, Lilyfield.

The LGA is relatively well served by east/west transport infrastructure including heavy rail, buses, light rail and
ferry services. The T2 Inner West and Leppington and T3 Bankstown heavy rail lines connect the LGA to the
Sydney CBD and Western Sydney. Sydenham provides access to the T4 Illawarra Line to Sydney’s Eastern and
Southern Suburbs. The L1 Inner West light rail line from Dulwich Hill to Central Station connects Lewisham West,
Taverners Hill, Lilyfield and Rozelle Bay. F3 Parramatta River and F8 Cockatoo Island ferry services connect
Balmain, Balmain East and Birchgrove to Circular Quay and Parramatta.

As identified in the Future Transport Strategy 2056, Parramatta Road public transport improvements are noted
as key infrastructure to be upgraded over the next 10 years by NSW State Government. The Eastern Suburbs to
Inner West Rapid Bus Links and the Light Rail to Bays Precinct initiatives are also noted for further investigation.

Road transport routes including Parramatta Road, the City West Link, the Hume Highway (Liverpool Road) and
Victoria Road, connecting the Sydney CBD with Western Sydney. Consequently, some parts of the LGA experience
significant volumes of traffic. The Princes Highway links eastern parts of the LGA with southern Sydney and the
Sydney CBD.

The Inner West LGA is strategically positioned between Sydney CBD and key regional service areas including
Sydney Airport and Port Botany. The proximity of the LGA to this key trade gateway has influenced and shaped
the south-eastern area of the LGA for employment and service industry land uses.

Planned infrastructure delivery will impact the LGA, including WestConnex, a motorway linking Sydney CBD, Port
Botany and Sydney Airport. The associated M4 — M5 Link, Rozelle Interchange and Iron Cove Link will connect
the existing road network and proposed Western Harbour Tunnel via underground tunnels. Stage 3 of the project
comprises the M4 — M5 Link from Haberfield to St Peters and will consist of twin mainline tunnels between the
M4 East at Haberfield and the new M5 at St Peters, which passing under Haberfield, Leichhardt, Camperdown,
Newtown and St Peters.

In addition, a West Metro project has been confirmed, with stations at Bays Precinct and Five Dock (in Canada
Bay LGA). This has the potential to enhance connectivity considerably but could also put pressure on existing
employment precincts for residential rezoning.

There are several key State Government led renewal projects either already underway or planned to occur
through parts of the Inner West LGA. Projects of note include:

= The Parramatta Road Corridor Urban Transformation Strategy
= The Sydenham to Bankstown Urban Renewal Area
= Camperdown — Ultimo Collaboration Area

= The Bays Precinct.

The current local planning framework for the LGA is governed by separate Local Environmental Plans (LEPs) and
Development Control Plans (DCPs). The relevant LEPs are Ashfield LEP 2013, Marrickville LEP 2011, Leichhardt
LEP 2013 and Leichhardt LEP 2000. The zones, especially the business zones, are quite different in their uses
across the different LEPs. This strategy will recommend a pathway for Council to consolidate and refine its current
planning controls.
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Figure 1: Inner West Influences
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1.2 Retail and employment land

This study is concerned with all land zoned for retail or employment land in the Inner West LGA. This includes
land zoned:

= IN1 - General Industrial

= IN2 - Light Industrial

= B1-Neighbourhood Centre
= B2-Local Centre

= B4 - Mixed Use

m B5-Business Development
= B6 - Enterprise Corridor

= B7-Business Park

= Certain lands zoned SP1 - Special Activities and SP2 - Infrastructure (eg Canal Road precinct).

The Bays Precinct is partially located within the Inner West LGA but is currently subject to SREP 26 (City West).
The precinct is undergoing significant change, with considerable portions of the precinct being used for the
construction of the WestConnex motorway interchange and light rail stabling yards. Other parts of the precinct
contain existing and proposed employment uses (eg proposed concrete batching plant). The NSW Government
has recently announced its intention to locate a Metro Station in the Bays Precinct. Due to lack of Council control
over land use planning in the precinct and the high level of uncertainty around its future, the Study does not
include this land as part of land available for future retail and employment uses.

Land within the above zones is the primary location for economic activity in the LGA. Some employment and
economic activity also occurs outside these zones through home businesses and a broad range of activities that
are located, through historical or special circumstances, on other land.

13 Purpose

Council requires an understanding of the current and future retail, commercial, industrial and urban service
needs of the LGA in order to appropriately deliver more sustainable local employment opportunities, economic
productivity and convenient access to population services for an increasing and evolving population. The Inner
West Employment and Retail Lands Strategy (Strategy) is to meet the following objectives:

m  Research and document existing retail, commercial, urban services and industrial employment capacity
and type in the Inner West LGA

= Research and evaluate demographic, social and economic data and trends that are related to retail
services, jobs, and employment lands

= Forecast retail, commercial, urban services and industrial demand and supply over the next 5, 10 and 20
years

= Analyse any potential gaps between supply and demand for each of the business and employment types
= Having regard to key trends and influences on business and employment lands:
o Develop a precinct based strategy for managing Council’s urban services and industrial lands

o Develop a hierarchy for the retail/commercial centres in the LGA

@)

Identify the potential impacts of the recent introduction of the ‘artisan food and drink industry’
on competing land uses within industrial zones as well as the performance of retail/commercial
areas
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o Prepare and evaluate options for the harmonisation of relevant land use zones and LEP clauses
(including cl. 5.4) for the new Inner West comprehensive LEP

o Provide recommendations for key guidelines, principles and strategies for future retail,
commercial, urban services and industrial lands in the Inner West LGA.
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STRATEGIC CONTEXT




2.0 STRATEGIC CONTEXT

This section reviews current strategic planning policy at a metropolitan and local level and highlights the
implications of each for this Strategy.

2.1 NSW Government Strategic Planning

There are several NSW State Government policies, studies and strategies that require consideration in the
development of a retail and employment land strategy for Inner West LGA. These are briefly outlined below.

2.1.1  Greater Sydney Region Plan

In 2018 the Greater Sydney Commission implemented the Greater Sydney Regional Plan —
Metropolis of Three Cities (Region Plan) a regional plan to respond to new challenges for
planning Greater Sydney to 2056. The Region Plan establishes 10 directions for Greater Sydney
and sets objectives and strategies for integrated government land use, transport and
infrastructure planning.

The Region Plan highlights the importance of urban services; light industry, mixed light

industry, new economy or creative uses and industrial and urban services wholesale. As such,
Strategy 23 and Action 11 are centred around safeguarding industries from encroachment from sensitive uses,
stating:

approaches, including buffers, can protect the operations of various industries (including concrete
batching plants, waste handling facilities, freight activities) and should not be compromised by
encroachment from sensitive land uses like residential, which are impacted by noise, light and odours.
These tensions between uses have the potential to restrict the operation of existing industrial and urban
services activities and thus have a negative impact on the productivity of Greater Sydney.

In this context, the protection of employment land in the Inner West LGA is critical to local and regional
productivity. The location of future residential development should not cause land use conflicts that impact on
the operations on employment land.

In Inner West LGA, smaller industrial precincts and urban services precincts are identified as being of particular
importance. The Region Plan states that while these areas may be physically small, and often isolated parts of
the industrial land supply, they are important for providing spaces for essential urban services and sometimes,
particularly within Inner West, creative industries.

The Region Plan clearly articulates that the Inner West LGA contains regionally significant employment land. The
industrial areas of Marrickville, the proposed collaboration precinct in Camperdown and pockets of land that
deliver essential urban services to the local population, will need to be recognised in this Strategy.

The Region Plan identifies principles on how to ‘retain and manage’ industrial and urban services land, the
approach specified for the Inner West LGA. Effectively, ‘all existing industrial and urban services land should be
safeguarded from competing pressures, especially residential and mixed-use zones’ and that ‘the number of jobs
should not be the primary objective, rather a mix of economic outcomes that support the city and population.” An
example of where this is particularly relevant is where industrial land has a strategic role to service trade
gateways rather than other job dense employment uses.

Notably, the Region Plan highlights the importance of supporting creative industries and innovation (Objective
9), with Strategy 9.1 aiming to facilitate opportunities for creative and artistic expression and participation,
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wherever feasible with minimum regulatory burden. This is supported by a number of recommendations in this
study (refer to the ‘current issues’ section, Chapter 8.1).

Objective 16 of the Region Plan discusses freight and logistics networks, highlighting the need to manage
interfaces of industrial areas, trade gateways and intermodal facilities. This has particular importance for land
near Sydney Airport and Port Botany, on the south-eastern edge of the Inner West LGA. Strategy 16.1 clearly
articulates the need to retain ‘industrial lands for port, intermodal and logistics uses as well as the landside
transport network from the encroachment of commercial, residential and other non-compatible uses.’

Further strategies within the Region Plan that may have an impact on the direction for employment and retail
lands in the Inner West LGA include:

m Objective 15: The Eastern, Greater Parramatta to the Olympic Peninsula and Western Economic
Corridors are better connected and more competitive. The Plan recognises the Eastern Economic
Corridor as an area of national significance for economic opportunities, with the industrial areas in
Marrickville being a major asset of the corridor providing essential trades and services that support
specialised economic activities.

= Action 8: Support the growth of the Camperdown-Ultimo Collaboration area to further develop the
health and education precinct to grow jobs and business opportunities.

= Objective 22 highlights the importance of planning for new office and retail floor space within Centres.
Notably it states that, ‘planning for new and existing centres is to be informed by council growth
strategies, which should consider the network of centres, retail, commercial and industrial supply and
demand and local housing strategies.” This Strategy represents one of the documents referred to in the
Region Plan.

The Strategy recommendations and actions enable Inner West Council to facilitate delivery of a number of
objectives and actions in the Region Plan in relation to protecting and managing employment lands, supporting
creative industries and innovation.

The Strategy actions Strategy 23.1 of the Region Plan with a series of recommendations to ‘retain, review and
plan industrial and urban services land in accordance with the principles for managing industrial and urban
services land.’

2.1.2  Eastern City District Plan

The Eastern City District Plan (District Plan) is a 20-year planning document that contains the
planning priorities and actions from the Region Plan, as they relate to the Eastern City District
(District). It is the bridging document between regional and local planning and aims to inform
local strategic planning statements and LEPs, as well as local planning proposals and
Community Strategic Plans.

The District Plan outlines an overall 0-5 year housing supply target for the Eastern District of

46,550 additional dwellings over 2016-2021, of which 5,900 are targeted at Inner West LGA.

The District Plan emphasises the importance of local centres as areas of employment, identifying that they house

14 per cent of employment within the District, with Industrial Centres providing 10 per cent of overall

employment. The District Plan also notes the significance of local centres’ thriving night-time economies, citing
Newtown, Marrickville and Balmain as such areas in the Inner West LGA.

A place-based planning principle, identified by the District Plan is to ‘protect or expand retail and/or commercial
floor space.” (p50) This Strategy identifies the projected additional capacity of retail and office floor space
required within centres and subsequently, has actions to protect and grow the supply of retail and office floor
space within Centres. Action 22 of the District Plan is to ‘use flexible and innovative approaches to revitalise high
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streets in decline.” This Strategy will also make recommendations for innovative approaches to address any
challenges identified in centres.

While investment, business opportunities and jobs growth targeted within the District Plan are specifically aimed
at strategic centres outside Inner West LGA, Planning Priority E13, Supporting growth of targeted industry sectors
identifies the visitor economy as a current and future key source of employment for the District. Within this
planning priority, visitor economy assets are identified as attracting global talent and investment. The District
Plan cites Newtown as a centre of vibrant urban, heritage, creative and night-time activities; Ashfield as an
established cultural centre; and Marrickville as examples of centres that are assuming unique identities and
reputations through bespoke retail, food and beverage offerings, as well as small-scale cultural and arts
experiences, adding a new and unique face to the tourist economy.

The District Plan recognises the importance of the Camperdown-Ultimo collaboration precinct as a key area for
developing employment lands, particularly in the innovation, biotech and creative industries, as well as start-
ups. The Inner West LGA is also recognised as playing a key role in facilitating ‘trade gateways,” including
WestConnex, Sydney Airport, Glebe Island and the Bays Precinct. These trade gateways support industrial
precincts, essential transport connections and economic growth.

The District Plan also recognises the need to retain employment lands and that future demand will increase for
industrial and urban services land. The Bays Precinct, and Marrickville are recognised as some of the largest
precincts of this kind in the District. An action specifically identifies the safeguarding all industrial zoned land
from conversion to residential, including conversions to mixed-use zones.

The District Plan acknowledges that PRCUTS, a strategy that relates to the area surrounding Parramatta Road,
may conflict with the retain and manage policy. In areas where PRCUTS applies, the District Plan specifies that
the land subject to the Corridor Strategy is not subject to the industrial strategies and actions of the District Plan.

The planning priorities for productivity include:

= E7: Growing a stronger and more competitive Harbour CBD (including Glebe Island, parts of
Camperdown, Rozelle, and Balmain)

= E8: Growing and investing in health and education precincts and the Innovation Corridor (the
Camperdown — Ultimo Biotechnology hub)

= E9: Growing international trade gateways (with the airport directly adjoining the LGA to the east, refer
to Sections 9.1.1, 9.1.2, 9.4.3 and [@)

= E11: Growing investment, business opportunities and jobs in strategic centres. (this Priority also
provides principles for local centres)

= E12: Retaining and managing industrial and urban services land (including, but not limited to, key
industrial lands in the Marrickville and Sydenham areas)

= E13: Supporting growth of targeted industry sectors, including industries that support a circular
economy. Target industries for the Inner West include:

o Urban services

o Specialised food manufacturing

o Logistics and other uses associated with the airport and Port Botany

o The cultural and arts sector

o Night-time economies in centres like Newtown-Enmore, Marrickville and Balmain
o Council depot/s and the establishment of an organic recycling centre

o  Biotechnology industries in Camperdown.
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The above planning priorities inform this Strategy and are discussed in further detail.

The Strategy will need to address the key priorities and actions of the District Plan, in particular those related to
‘Productivity’.

2.1.3 Future Transport Strategy 2056

The Future Transport Strategy 2056 sets the 40-year vision, directions and outcomes for
customer mobility in NSW, which will guide transport investment over the longer term. The
plan sits in concert with the Region Plan, The State Infrastructure Strategy and the District
Plan.

The vision is built on six outcomes, two of which are relevant to planning for employment
and retail lands: ‘successful places’ and ‘a strong economy.” Connecting people to goods,
jobs, and services is core to the strategy in being able to achieve the 30-minute city.

The Strategy proposes a ‘Movement and Place Framework,” which will allow a collaborative
and integrated approach to road planning. By engaging across government with those bodies responsible for
transport, land use and roads in NSW, desired street environments can be agreed upon and the Movement and
Place Framework can become a common platform for road planning, based on an integrated view of the strategic
significance of:

= Roads and streets in their role in moving people and goods
= Land use adjacent to roads and streets.
Inner West LGA has a number of classified roads, which will be reviewed under this framework. It includes a

number of centres (e.g Ashfield) and enterprise corridors (e.g. Princes Highway). There is an opportunity to
strengthen employment outcomes in the Inner West through this process.

Parramatta Road public transport improvements are identified as a key infrastructure upgrade over the next 10
years. Eastern Suburbs to Inner West Rapid Bus Links and the Light Rail to Bays Precinct initiatives are noted for
further investigation.

The ‘movement and place framework’ provides Council with an opportunity to revitalise key centres and to
support development for employment uses along key enterprise corridors.

2.1.4 Greater Sydney Services and Infrastructure Plan

The Greater Sydney Services and Infrastructure Plan builds on the metropolitan-wide
outcomes identified in Future Transport Strategy 2056. It considers the direction for
managing growth and development set in the Greater Sydney Regional Plan with a focus on
transport and movement.

The document references the city-serving network including extension to the Bays Precinct
with the Inner West Light Rail will be investigated in the next 20 years to support urban
renewal.

Table 1: Greater Sydney Services and Infrastructure Plan -Initiatives relative to the Inner West LGA

Committed Initiatives

Priority Cycleway links in Priority Cycleway links in inner Sydney including the Inner
inner Sydney West Greenway and Sydney Harbour Bridge cycleway

0-10 years committed
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connections, to be developed and delivered in partnership

with the local councils where appropriate.

. A 30km extension of metro rail from the end of Sydney
Sydney Metro City and

Metro Northwest at Chatswood under Sydney Harbour, 0-10 years committed
Southwest

through new CBD stations and south west to Bankstown.

Initiatives subject to further investigation

Eastern Suburbs to Inner West rapid bus links: Randwick to
Eastern Suburbs to Inner West . . ) . ) o
Sydney University to the Bays Precinct; Maroubra Junction 0-10 years investigation

rapid bus links . o
to Sydney Airport to Marrickville

A proposed loop from the existing Inner West Light Rail
Light Rail to Bays Precinct connecting the existing line at North Leichhardt and at
Pyrmont via the Bays Precinct and Old Glebe Island Bridge.

10-20 year
investigation

Over the next 10 years, major upgrades identified for investigation include the Eastern Suburbs to Inner West
Rapid Bus Links. Commitments to the Inner West Greenway are also mentioned in terms of upgrading
connectivity via the Greater Sydney Bicycle Network.

2.1.5 Camperdown-Ultimo Collaboration Area Place Strategy

The Camperdown-Ultimo Collaboration Area is one of five key areas that the Greater Sydney
Commission has identified to develop place-based, multi-stakeholder driven outcomes. The
Collaboration is partially within the Inner West LGA and currently hosts a mix of innovative
activities, in amongst an established urban hub. The Camperdown-Ultimo Collaboration
Area Place Strategy (Collaboration Strategy) seeks to build on this innovation and facilitate
collaborative partnerships for growth, particularly in areas of employment, investment,
research (and related economic and social contributions in NSW) and liveability.

The Strategy includes a specific priority to ‘support the role and function of employment
lands.’ The strategy recognises the ‘potential for high growth and new investment through continued growth in
jobs, new industries, innovation enterprises and tech start-ups, and service industries.’

The Collaboration Strategy includes the following actions:

m Action 26: Retain and manage commercial and business activities, particularly small businesses and
teach start-ups, by safeguarding business-zoned land from conversion that allows residential
development.

m Action 27: Establish a biotechnology hub in Camperdown activity node (Parramatta Road, Mallet
Street and Pyrmont Bridge Road area), and safeguard innovative, incubator and research activities from
unrelated commercial land uses through planning controls.

m Action 28: Advocate for and deliver a minimum per centage requirement for affordable space in
developments for tech start-ups, innovation, creative industries, cultural uses, community uses and
artists within and beyond the Collaboration Area.

Other actions identified in the Collaboration Strategy that are relevant to planning for employment and retails
lands include:
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= Action1l: Develop a Strategy for transport investigations and initiatives, underpinned
by the principles of movement and place, to enhance safety, accessibility and permeability within and
surrounding the Collaboration Area by prioritising pedestrian safety and amenity, encouraging cycling,
and planning for public transport, freight movements and parking.

= Action3: Advocate for a mass transit system that strengthens connections between the Collaboration
Area and Greater Sydney’s economic corridors.

= Action 17: Foster vibrant places by activating night-time precincts, activating ground floor areas, and
developing and promoting meeting places and cultural assets.

= Action 21: Develop an Infrastructure Strategy that identifies the open space, social and civic
infrastructure needed for growing resident, worker, student and visitor populations.

= Action 22: Prepare and implement an economic development strategy that reinforces the strengths
and local identity of key local areas. The strategy will retain existing and attract new businesses and
industries by supporting start-ups, investors, researchers and entrepreneurs to collaborate, leading to
commercialisation and jobs growth.

= Action 35: Establish a Collaboration Area Leadership Group to strengthen and promote the
Camperdown-Ultimo Collaboration Area.

= Action 38: Identify funding sources and advocate for funding (such as sponsorships, grants,
contributions, planning agreements, value capture and agency budgets) to deliver Place Strategy
actions.

Planning for this precinct is being expedited by the State Government through the Innovation Corridor Taskforce.
The Taskforce includes representation from Greater Sydney Commission, Jobs for NSW, University of Technology
Sydney, University of Sydney, Sydney Business Chamber, Atlassian, Fishburners and other start up
representatives. With a strong focus on boosting employment and investment, the initiative is expected to
create 36,000 new jobs by 2036. Irrespective of the imminent recommendations of the Taskforce, the core public
sector stakeholders of Inner West Council, City of Sydney, Sydney Local Health District, universities, and Ultimo
TAFE are collaborating to establish and lead implementation of the Collaboration Strategy.

2.1.6  Parramatta Road Corridor Urban Transformation Strategy

The State Government has adopted a long-term strategy to regenerate the Parramatta Road Corridor. The
Parramatta Road Corridor Urban Transformation Strategy (PRCUTS) and Implementation Toolkit and sets out the
vision and land use and transport principles to accommodate 27,000 new homes and 50,000 new jobs across the
corridor over the next 30 years?.

PRCUTS is given effect by a Ministerial Direction in place under Section 9.1(2) of the Environmental Planning and
Assessment Act 1979.

PRCUTS identifies eight precincts for urban growth and renewal within the corridor. Four of the eight precincts
are wholly or partly contained within the Inner West LGA being:

= Kings Bay: proposed for rezoning to enable an additional 2,510 dwellings and 4,400 jobs by 2050

= Taverners Hill: proposed for rezoning to enable an additional 1,350 dwellings and 4,110 jobs by 2050
= Leichhardt: proposed for rezoning to enable an additional 1,100 dwellings and 3,602 jobs by 2050

= Camperdown: proposed for rezoning to enable an additional 700 dwellings and 2,285 jobs by 2050.

2 Landcom, 2016.

M Inner West Employment and Retail Lands Study 29 of 452
Document Set ID: 33820681

Version: 5, Version Date: 19/08/2020



Actions from the Implementation Plan propose a series of target floor areas by 2023 for each of the precincts.
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Table 2: Gross floor area targets for selected precincts

Maximum of 139,000sgm residential gross floor area
Kings Bay e Minimum of 30,000sgm employment gross floor area of predominantly retail,
enterprise, and business, commercial uses

e Maximum of 47,000sqm residential gross floor area

Taverners Hill e Minimum of 35,000sqm employment gross floor area of predominantly light
industrial, enterprise, commercial, and community uses.

e Maximum of 121,000sgm residential gross floor area
Leichhardt e Minimum of 71,000sqm employment gross floor area of predominantly retail,
enterprise, and business, commercial, and community uses.
Camperdown o F\/Iammym of 105,9005qm employment gross-floor area of prefiomlnantly light
industrial, enterprise and business, commercial, and community uses.
Source: Parramatta Road Corridor Urban Transformation Strategy

The Parramatta Road Corridor Planning and Design Guidelines (PRCUTS Design Guidelines) (2016) recommends
planning controls, including land use, building heights, and densities.

A detailed review of PRCUTS, in relation to employment lands and centres is provided in Section 9.3.

2.1.7  Callan Park (Special Provisions) Act 2002

The Callan Park (Special Provisions) Act 2002 (Callan Park Act) was introduced in 2002 to govern licencing and
uses of the spaces at Callan Park.

Section 7, clause 3 of the Act specifies that health facilities and educational or community facilities may be carried
out at Callan Park, with development consent. The Act defines educational facilities ‘a university or any other
facility providing educational services on a not-for-profit basis.” Other employment uses that do not fall under
these definitions are not permitted.

Notably the Greater Sydney Region Plan (p57) highlights the importance of collaboration between creative
industries and health and education institutions:

Creative industries have a growing role in the region’s productivity, with creativity, entrepreneurship, technical
ability and collaboration being essential skills for the future workforce. Providing better and more opportunities
for creative industries to collaborate with health and education institutions can facilitate local innovation.

Callan Park provides an opportunity to support Strategy 9.1 and Objective 9 of the Greater Sydney Region Plan.

The range of uses permitted under the Callan Park Act 2002 allows for ‘educational facilities” which can enable
some creative hubs to operate. An example of this is Writing NSW, which provides a hub for writers across New
South Wales. Locating specialised educational facilities within Callan Park can influence the growth of certain
industries within the Inner West.
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2.2 Local plans

The LEPs for the Inner West LGA are reviewed in detail in Section 8.

2.2.1 Community Strategic Plan (Our Inner West 2036)

Our Inner West 2036 (endorsed June 2018) is the Inner West LGA’s Community Strategic
Plan (CSP). It identifies the community's vision for the future, long term goals, strategies to
get there and how to measure progress towards that vision. It guides all of Council's plans,
policies and budgets.

Strategic Direction 3, ‘creative communities and a strong economy,” is relevant for
employment and retail lands. Relevant outcomes and strategies for this direction are
identified in Table 3:

Table 3: Relevant strategies in Our Inner West 2036

_ Strategy

1. Support local job creation by

3.4 Employment is diverse and accessible protecting industrial and employment
lands
Strategic Direction 3: 3.5 Urban hubs and main streets are distinct 1. Promote unique lively, safe and
(OE LTI BLNESERCERS  and enjoyable places to shop, eat, socialise accessible urban hubs and main
Strong Economy and be entertained streets — day and night.

3. Pursue a high standard of planning,
urban design and development that
supports urban centres.

2.2.2  Our Place Inner West — Local Strategic Planning Statement (LSPS)

The Our Place Inner West — Local Strategic Planning Statement (adopted in April 2020),
sets out the vision for the area in 2036 and the actions that will be taken to achieve this
vision. It provides the land-use planning framework for the Inner West, providing a link
between the Greater Sydney Commission’s Eastern City District Plan and the priorities of
Our Inner West 2036 — A Community Strategic Plan for the Inner West Community.

Objectives and actions in the LSPS in relation to productivity have been substantially
drawn from Council’s Employment and Retail Lands Strategy. Specifically, an action in the
LSPS is to ‘Implement the Employment and Retail Lands Strategy.’
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2.3 Implications

Strategic planning by the NSW Government has set a framework that will guide the future directions of Inner
West. This includes the following:

= Arequirement to protect employment land in the Inner West LGA as these lands are critical to local and
regional productivity

= Arequirement to locate future residential development so that it does not cause land use conflicts
that impact on the operations on employment land

= The need to protect the significant industrial areas of Marrickville and Sydenham
= A need to protect the pockets of land that deliver essential urban services to the local population.

Priorities in the strategy should seek to capture and leverage the benefits from State Government investment in
the following:

= Growing and investing in health and education precincts and the Innovation Corridor (the Camperdown
— Ultimo Biotechnology hub)

= Growing international trade gateways (with the airport directly adjoining the LGA to the east).

= Supporting growth of targeted industry sectors, including industries that support a circular economy
o Specialised food manufacturing
o Logistics and other uses associated with Sydney Airport and Port Botany
o The cultural and arts sector
o Night-time economies in centres like Newtown-Enmore, Marrickville and Balmain
o Council depot(s) and the establishment of an organic recycling centre

o Biotechnology industries in Camperdown.

Opportunities may arise from potential future investment in the transport network including:
= Parramatta Road public transport improvements upgrades over the next 10 years
m  Eastern Suburbs to Inner West Rapid Bus Links
= Light Rail to Bays Precinct initiatives are noted for further investigation.
= the Inner West Greenway upgrading connectivity via the Greater Sydney Bicycle Network

= Metro West between Westmead and Sydney CBD via Kings Bay and Bays Precinct.

M Inner West Employment and Retail Lands Study 33 of 451
Document Set ID: 33820681

Version: 5, Version Date: 19/08/2020



LITERATURE REVIEW




3.0 LITERATURE REVIEW

This section reviews available literature that is relevant to this strategy at a national, metropolitan and local level
and highlights the implications of each for this Strategy.

3.1 Sydney Airport Master Plan 2039

Sydney Airport Master Plan 2039 (Master Plan 2039) aims to ‘provide the community and
all levels of government with an understanding of future activities that could be located
on different parts of the airport site.’

The Australian Noise Exposure Forecast (ANEF) contained in Master Plan 2039 covers a

large proportion of the Inner West LGA. The National Airport Safeguarding Framework,

which applies to the airport and surrounding areas, and provides a national land use

planning framework to minimise noise-sensitive developments near Sydney Airport and

communicate noise metrics and improve safety outcomes by ensuring aviation safety

requirements are recognised in land use planning and development decisions. Master Plan
2039 encourages councils to implement the NASF.

Master Plan 2039 includes a 20-year development plan by each sector of the airport. The northern lands sector
falls within the Inner West LGA and the key initiatives are listed below:

= Locate new freight facilities in the northern lands sector (near Canal Road)
= Recognise the lands within the northern lands sector to be lost as a result of Gateway

= Retain existing industrial land in close proximity to the airport.

The Sydney Airport Master Plan informs the future use of airport owned land located within the Princes Highway
and Airport Enterprise Corridor, which is discussed in Chapter 9.1.1.
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3.2 Inner West Council Land and Property Strategy

The Inner West Council Land and Property Strategy provides directions to ensure the community’s assets are

being properly managed and protected for the long-term best interests of the community, as well as provide a

sound basis to achieve a sustainable property portfolio, generating positive community outcomes by developing

and enhancing community capacity. It will also serve to guide future investment and resource allocation decisions
associated with Council-owned and operated property assets to meet the diverse and evolving needs of the local

community.

The key principles and actions relevant to this study are described below:

= Optimise benefits to the community, are sustainable and equitable

o)
O

o)
©)

(e}

O

Review and identify opportunities including reuse and disposal.
Manage property portfolio to sustain value and Heritage significance.

Responsibly represent Council as the owner including on strata boards and reviewing
development applications.

Deliver multiple benefits from each property including diversity of services operating from
hubs.

= Demonstrate industry “Best Practice”: be transparent, consistent, manage risk and demonstrate best

value for money

o

Maintain a land & property register for Council controlled, managed and owned properties.

= Meet the needs of our Community now and in the future

(]

O

O

Undertake service needs analysis such as community services, cultural spaces, recreation and
aquatics.

Develop an integrated 10-year strategic property program

Develop a 10-year program for new and renewal of plans of management for community and
crown lands.

Develop and implement a prioritised schedule for acquisition, consolidation or amendment of
land and property.

Develop a list of land parcels such as laneways or road closures for reuse or sale.
Manage the property portfolio to meet the needs of Council.

Manage the buildings portfolio to maintain agreed service levels for capacity, utilisation, risk,
condition & function.

= Optimise Council revenue to support services delivery and community capacity

(o]

(e}

Identify the priorities for application to property investments.

Benchmark costs versus benefits to identify opportunities for improvement.

This Strategy will provide recommendations and actions to maximise employment and public domain outcomes
from the renewal of Council assets within Centres. This Study identifies the need for Council to grow public
domain space within and adjacent to centres. When Council assets are considered for disposal, their
redevelopment could offer opportunities for new employment floor space.
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3.3 Creative Industries

3.3.1  Futuring Inner West Arts and Culture 2036

The Inner West has a strong identity as a creative hub, evident through the CSP’s vision and strategic directions.
Engagement with creative industries undertaken for the project found a common concern:

People are proud of the Inner West and consider it a leading cultural and arts hub in Australia.
There is a clear desire to protect and celebrate the diverse independent arts organisations and
spaces that exist here, while creating a sustainable future focus to retain and grow this sector.
Multi-use creative spaces where people can produce, rehearse, engage, teach, live and learn
are in high demand, as is the need to be heard in terms of social and cultural influence on local
policy development.?

Futuring Inner West Arts and Culture 2036 demonstrates the value arts and culture plays in the economic and
social vitality of the Inner West Community. Relevant recommendations from this “futuring” series of
workshops visioning arts and culture in 2036 are:

= The night-time economy is recognised and supported. Encourage thriving performance cultures. Live
bands have more options for places to play.

= Consider that the Inner West LGA has many small businesses that are at the fore of new, ethical exchange
and new social contraction, growing investment in alternative systems of exchange education and
resourcing: ‘skill-sharing,” ‘circular economy,” ‘bio-regionalism’ and the ‘gift-economy.” Space, skill and
tool sharing platforms are necessary.

= That Council discourages practice of ‘landbanking’ by developers, introduces prohibitive taxes — empty
buildings taxation contributes to local arts, culture, living stories.

3.3.2  Cultural Creation and Production in the Inner West LGA

Cultural Creation and Production in the Inner West LGA, by University of Western Sydney,
analyses the needs of creative industries in the Inner West LGA. The methodology was
based on a similar project in the City for Sydney The previous studies highlighted: the lack
of affordable creative spaces in the inner city, concerns about the suitability of existing
creative spaces and their temporary tenures, and the threat posed by the disappearance
of industrial building stock to the survival of artistic creation and production in the inner
city.

Building on those findings this study investigated 11 case study cultural venues located in
the Inner West. Each case study individually provides insights into the operations of creative industries in the
LGA. Some of the common themes to emerge were:

= The unaffordability and insecurity of tenure of creative space

= Disappearance of industrial building stock

= Rezoning as mixed-use industrial precincts without making provision for existing creative venues
= Unsuitability of creative spaces within major re- and new developments

= Neglect of existing creative networks when assessing rezoning and redevelopment applications by
property developers

= Inflexibility in regulating creative land use.

3 Futuring Inner West Arts and Culture 2036 cited at https://yoursay.innerwest.nsw.gov.au/26956/documents/68390 on 1 August 2019.
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Recommendations in the report advocate for a whole of community approach to address the issues raised in the
case studies, including:

= Preserve the affordability of affordable creative spaces in the inner west, despite the potential short-
term benefit alternative land uses (eg commercial or residential) may generate.

= Consider how the space required for cultural creation and production translates to its inclusion in
industrial or other zones. Consider how larger multi-purpose space can be incorporated to allow for a
wider range of activities, or co-located activities.

= Identify collaborative design solutions to deliver light-industrial creative spaces and venues that manage
the mismatch between the spatial needs of messier and noisier forms of cultural and creative production
and the ‘creative spaces’ offered within existing and new mixed use developments.

3.3.3  Made in Marrickville: Enterprise and cluster dynamics at the creative industries-manufacturing
interface, Carrington Road precinct (2017)

This report presents findings from comparative international case study research around
the changing dynamics of the urban creative economy, particularly the emergent
relationships with a rapidly evolving manufacturing sector. The report establishes that
creative industries are connected to future urban growth and investment, city marketing
and employment generation. While creative industries often fall within the gambit of
manufacturing, manufacturing as a sector has become diverse with firms making a
spectrum of goods, from technologically advanced products to locally made craft objects
involving traditional methods.

International best practice in urban planning and policymaking is looking toward the nexus between creative
industries and urban manufacturing. Cities that foster and deepen relationships between creative industries and
urban manufacturing industries, especially in distinctive precincts where the two sectors increasingly co-locate
organically, are succeeding to stimulate local jobs and enterprise formation and retain local spending.

The study:

= Examined the production relationships between cultural industries and urban manufacturing

= Determined how changing industry, urban development, land use change, technological, and policy
dynamics affect cultural production

= Identified lessons for Australian cities to develop new policies around cultural production and

manufacturing.

The report identifies the Carrington Road precinct as an economically significant location for creative industries
and manufacturing, due to:

m Its location and proximity to transport networks and other network hubs,

= Its mix of older low rent buildings at the right scale that can co-locate with a mix of likeminded
microenterprises who cannot afford rents in standalone buildings

= Its existing dense network of enterprises operating at the creative industries/manufacturing interface

= Its existence within a context of declining availability of light industrial lands.

The report is clear that any proposal to rezone this area would threaten a unique creative

industries/manufacturing interface precinct and may result in significant loss of jobs and enterprises.

The report recommends:
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= Retaining and updating the industrial zoning — protect rent-sensitive, suitable light industrial space.
Balance competing land uses and preserve urban manufacturing.

= Integrate Carrington Road’s creative industries — manufacturing clusters into existing strategic plans,
planning procedures and relevant policies for NSW, Sydney and the Inner West.

3.3.4  Cultural Infrastructure Discussion Paper

Left bank Co. and JOC prepared a discussion paper for Inner West Council in April 2019. The paper addresses the
range of policy levers available to Council to retain, protect and grow creative spaces and employment lands in
its LGA. The report recognises how Inner West Council is working on supporting the creative sector through
planning and regulatory reform. Initiatives include:

= A review of the planning and regulatory framework that govern music and late-night activities as
proposed by the City of Sydney in An Open and Creative City: planning for culture and the night-time
economy, Discussion Paper. Council is reviewing the package of recommendations and discussing how
to adapt these to benefit the Inner West.

= A focus on harmonising proposed regulatory reforms on King St, Newtown and the Newtown/Enmore
precinct so that City of Sydney and Inner West Council regulations are consistent

= Council’s Live Music Planning Liaison Service has been launched to enable new and established live
music venues to navigate planning controls and lodge development applications

= Council has removed red tape for cafes and restaurants in Leichhardt, Annandale, Rozelle, Lilyfield,
Balmain and Birchgrove wanting to convert their premises to a small bar. Cafes and restaurants now
have a 10-day approval process from Council or a certifier rather than a lengthy DA and a separate
application to the NSW Independent Liquor and Gaming Authority. Council advocated with the NSW
State Government in order to effect these changes.

While Council has been active in supporting the arts, creativity and live music through a variety of programs,
rapid urbanisation and gentrification of the LGA presents a significant risk of loss of local creative spaces, placing
the network of cultural and creative venues at risk. Potential flow on impacts may negatively impact the Inner
West LGA's rich and vibrant places to live, work and visit.

The discussion paper puts forward a series of actions and strategic objectives. These are considered furtherin .

3.3.5 Sydenham Station Creative Hub: Economic Impact Analysis

The Sydenham Station Creative Hub is in the Sydenham-Marrickville employment lands. Sydenham Station
Creative Hub: Economic Impact Analysis (Sydenham Station EIA), prepared by SGS Economics and Planning, dated
June 2017, evaluated the potential economic impacts of a proposal to permit additional land uses, including
restaurants, cafes and small bars, on land zoned IN1 - General Industrial.

The Sydenham Station EIA concluded that if additional permitted uses are introduced, it could negatively impact
on existing industrial uses, potentially pushing the existing businesses out to cheaper land in the west. This, in
turn, could create supply chain inefficiencies, driving up production costs and potential job losses. The Sydenham
Station EIA indicates employment in manufacturing, whilst previously in decline, will in fact increase over the
longer term in the Sydenham Creative Hub, and the broader Sydenham-Marrickville industrial area. The precinct
is the last major mixed industrial precinct in inner Sydney and should be preserved.

The existing controls and permissible uses for Marrickville and lllawarra Roads (i.e. Marrickville Town Centre)
were considered to be an appropriate location for retail and commercial uses. This is offered as an opportunity
to locate businesses or office premises for creative purposes and is also considered an opportunity for urban
renewal in this locality.
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3.3.6 Live Music Marrickville Action Plan

Live Music Marrickville Action Plan (Action Plan) was prepared by the former Marrickville Council as part of a
commitment to support existing and new live music venues. The Action Plan acknowledges that live music and
the development of small bars and ancillary businesses have significant potential in creating economic renewal,
aesthetic and amenity improvements and in contributing to the cultural fabric and identity of areas.

Notwithstanding the importance of the Marrickville Sydenham Precinct as noted above, the Action Plan
promotes zoning changes to support live music venues in the precinct. The Action Plan recognises Marrickville
as an important facilitator of Sydney’s Live Music scene. Recommendations for land use include:

= Support for zoning changes to a limited part of the Sydenham precinct to encourage more live music
and creative venues

= Review zoning on a targeted area of Parramatta Road to assess implications on live music and creative
venues.

3.3.7 Summary of implications

Sydney’s Inner West prides itself on the creative and culturally engaged community that live and work in the
LGA. The value of cultural venues along with spaces of creation and production are valued for far more than just
their economic outputs. Creative industries are valued for their contribution to social cohesion, community
development but also as a thriving sector of the local economy.

Heightened concern exists for the sustainability of creative industries. These concerns primarily relate to:

= The relative unaffordability and insecurity of tenure of creative spaces

= The declining availability of industrial building stock arising from:
o Rezoning former industrial precincts without making provision for existing creative venues
o Unsuitability of new “creative spaces” within major redevelopments and new developments
o Insufficient weight being given to the cumulative impacts to creative networks when assessing

rezoning and redevelopment

= Inflexibility in regulating creative land use, noting that land use definitions in the planning controls are
not easily applied to creative industries

= Vulnerability to change (including relocation) of cultural organisations which have invested in
refurbishing or renovating space for co-location.

These issues are explored further in Chapter 8 of the Study.
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3.4 Employment and retail land research

3.4.1 The Ashfield Urban Planning Strategy 2010

The Ashfield Urban Planning Strategy 2010 informed the former Ashfield Council’s LEP and
provides long term directions for land use planning decisions within the former Ashfield LGA.

The key directions relevant to planning for encouraging renewal of Ashfield Town Centre are
described below:

m Ashfield Central:

o Promote mixed-use development with ground level active, non-residential

uses.
o Consolidate fragmented miscellaneous zoning into a single B4 - Mixed Use zone.

o Maintain the existing predominant 6-8 storey height limit across the central area. The building
height controls should reflect the ‘Street Wall Height Zone’ as identified within the Ashfield
Development Control Plan -Part C3 Ashfield Town Centre Part 2.

m Ashfield East:

o Consolidate fragmented zoning and rezone for mixed uses fronting either side of Liverpool
Road.

o Rezone No. 7 — 9 Victoria Street (Ashfield West car park) from Residential to B4 - Mixed Use.

m  Ashfield West:

o Consolidate fragmented zoning and rezone for mixed uses fronting either side of Liverpool
Road.

o Establish a predominant building height of 6 storeys fronting Liverpool Road, stepping down to
4 storeys away from the Liverpool Road.

o Rezone land at the corner of Liverpool Road (Nos. 361 —391) and Thomas Street (Nos. 2 — 8) to
permit mixed uses with ground level active, non-residential uses (see figure overpage).

= Broader Catchment:
o Maintain the predominant existing low-density residential zones.
o Retain the existing FSR in the 2B and 2C residential zones to the south of Parramatta Road.
o Consolidate the existing 2(b) and 2(c) Residential zones into a single R3 - Medium Density
Residential zone with differential height limits and floorspace ratio controls where required.
=  Parramatta Road Corridor refocused as an Enterprise Corridor:

o Rezoneland along the Parramatta Road Corridor to B6 -Enterprise corridor. Permit a wide range
of competitive business, retail, light industrial and employment generating uses.

o Prohibit further residential and seniors living development along the road corridor.

= Encourage new business opportunities in Ashfield Town Centre:

o Promote new retail and business opportunities as part of mixed use developments within the
town centre and within the western and eastern fringes of the centre

o Simplify the planning controls for Ashfield Town Centre to facilitate more opportunities for
standalone and mixed use business development

M Inner West Employment and Retail Lands Study 41 of 451
Document Set ID: 33820681

Version: 5, Version Date: 19/08/2020



o Ensure that planning controls within town and village centres provide opportunities for new
small businesses to occupy the ground level of buildings and to ensure that parking
requirements are not overly onerous.

3.4.2  Ashfield Town Centre Strategy 2013

Ashfield Town Centre Strategy 2013 (Town Centre Strategy) presents a series of strategic principles for the
town centre together with actions. Relevant actions for employment and retail lands are presented in Table 4.

Table 4: Relevant Ashfield Town Centre Strategy 2013 Actions

Developments are to be required to have active street
frontages, transparent windows facing the street in in

order to have passive surveillance of lanes, streets and
open spaces.

Provide recreation and quality open space

Require in a DCP minimum amounts of ground level
commercial floorspace

Encourage commercial and mixed development proposals
Renewed and diverse retailed opportunities by applying development incentives

Identify key potential development sites for additional
commercial/retail uses, including new retail frontages
along The Esplanade.

iR Bl G Carefully control building form to achieve high quality
architectural outcomes

The Town Centre Strategy presents a series of spatial actions on maps, most of which are more appropriate for
DCP development, including a street wall height zone to ensure the existing scale of the street is maintained.

3.4.3  Marrickville Employment Lands Strategy 2014

Core to the strategic directions presented in the Marrickville Employment Lands Strategy 2014 (Marrickville ELS)
is the recognised need to have a coordinated and strategic approach to planning inner Sydney employment lands.
The Marrickville ELS considers the context of the former Marrickville LGA in its strategies and actions.

= Strategy 1: Protect subregionally significant industrial lands

o Actions in this strategy focus on the importance of the Marrickville-Sydenham precinct as a sub
regionally significant industrial precinct, and to zone accordingly, including to prevent the
spread of retailing and services into the precinct core, and restrict subdivisions and/or strata
titling to prevent fragmentation.

= Strategy 2: Ensure sufficient stocks of industrial land to meet requirements of local population.
o Population serving industry is expected to increase as the population grows. Land use planning
should consider the local service industry needs of residents.
= Strategy 3: Explore economic development opportunities in some industrial precincts

o Actions relevant to this strategy recognise the role creative industries play in the economic
activities of the LGA. Rezoning of selected lots to B7 -Business Park as ‘live-work’ space targets
some business activities in this industry but should not jeopardise existing industrial activity. A
live music hub is also considered.

= Strategy 4: Consider residential conversion opportunities
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o Opportunities to include some mixed-use zones in Carrington Road and selected sites converted
to B4 -Mixed Use are recommended.

= Strategy 5: Encourage the development of Princes Highway strategic corridor.

o B6 - Enterprise Corridor zoning is considered appropriate for the corridor general, however
IN1 -General Industrial and IN2 - Light Industrial zones should be retained.

The Marrickville ELS presents a number of localised rezoning proposals, and future land use scenarios. Forecasts
indicate demand for the former Marrickville LGA is modest when compared with the existing capacity. However,
the report indicates that Marrickville hosts some of the subregions most significant industrial demand and that
the Marrickville-Sydenham precinct should be protected.

3.4.4 Rezoning Study: Lewisham Industrial Precinct (2017)

SGS Economics and Planning were commissioned by Inner West Council to undertake Rezoning Study: Lewisham
Industrial Precinct (Rezoning Study), reviewing the IN2 - Light Industrial zoned properties at 135-203 and 180-
218, New Canterbury Road and 1 Wardell Road, known as Lewisham industrial precinct. The Rezoning Study
forecasts a deficit of 375,900sgm of industrial zoned floorspace in the Inner West LGA by 2036.

The Rezoning Study recommends the lands within the Lewisham Industrial Precinct retain their current industrial
zoning, and carefully considers the impacts of loss of cumulative industrial lands through multiple small rezonings
elsewhere throughout the LGA.

3.4.5 Leichhardt High Street Vacancy Study (2013)

The Leichhardt High Street Vacancy Study (Vacancy Study), prepared by HillPDA, reviewed vacancy rates within
non-residential premises located on Parramatta Road, Norton Street, Darling Street Rozelle, Darling Street
Balmain and Annandale Village. The study provided baseline data to assist Council to track vacancy trends over
time. The Vacancy study informed the Leichhardt Employment and Economic Development Plan.

The best performing high streets surveyed were the neighbourhood centres of Rozelle and Annandale, which are
noted to have adapted to meet the changing needs of their respective communities (for example, adapting to
the trend of consumers spending less on fashion and more on cafes, restaurants, takeaway foods, groceries and
personal services), as well as a limited supply of retail floorspace. Parramatta Road had the highest vacancy rate,
with barriers to renewal including poor amenity, traffic congestion, poorly maintained and unattractive buildings,
tired public domain, low rental yields and a lack of convenient parking.

3.4.6  Leichhardt Industrial Land Study 2014

Forecasts undertaken by SGS Economics in Leichhardt Industrial Land Study 2014 (Industrial Land Study 2014)
indicate an undersupply of industrial lands is expected by 2036. Relevant recommendations and actions put
forward in Industrial Land Study 2014 are detailed in Table 5.

Table 5: Recommendations, Leichhardt Industrial Lands Study

Recommendation 1: Protect Leichhardt’s industrially-zoned precincts for their important employment and service
functions.

. Refuse any proposal to rezone land from Council’s small pool of industrial land within any
Action 1.1 . . .
of the industrial precincts.

Protect the industrial nature of the key precincts of Moore Street South, White Bay and
Action 1.2 Camperdown from rezoning and non-industrial redevelopment that may be a permitted
use within IN2 - Light Industrial zoning.
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Recommendation

Rezone the key industrial precinct of Moore Street South from IN2 - Light Industrial to
IN1 - General Industrial to maximise its industrial nature.

Amend the clause within the Leichhardt LEP that allows for the continued provision of
creative industries within any IN2 - Light Industrial land and identify specific precincts in
which it is permitted.

Recommendation 2: Develop a profile and plan for each industrial precinct

Develop a profile of each precinct to assist in planning for their future function, including:
i. Precinct context and current mix of land uses

ii. Physical characteristics of precincts & lots (size, configuration etc)

iii. Available floorspace and development potential.

Develop a coherent vision for each precinct, as part of a broader industrial land strategy,
which:

i. Considers the pressures and potential demands the precinct may face

ii. Considers each precinct’s ability to support particular industrial uses or mix of uses

iii. Includes specific detail on zoning, controls and permitted uses

iv. Can be incorporated into the Development Control Plan or similar policy document.

Facilitate intensification of existing precincts, where possible, to make better use of the
LGA’s existing industrial land supply.

Develop an LGA-wide industrial land strategy that encapsulates the findings of precinct
plans and provides a clear position with regards to Council’s approach to industrial land
protection and development.

Consult with industry groups to ensure future precinct development meets the needs of
users.

Recommendation 3: Develop clear vision for the future of the Camperdown precinct and maintain industrial zoning

Maintain current IN2 - Light Industrial zoning for Camperdown precinct

Permit no further retail use (including large-format retail) within Camperdown precinct

Recommendation 4: Ensure adequate provision of industrial land for population-serving industries
Maintain current provision of IN2 - Light Industrial -zoned land
Provide an additional 33,909 sqm of IN2 - Light Industrial floorspace by 2036
Prohibit large-format retail in industrial zones

Consider the establishment of a B5 - Business Development and/or B6 - Enterprise
Action 4.4 Corridor zone along major arterial roads to accommodate the demand for large-format
retail

Recommendation 5: Ensure the vision for Leichhardt’s industrial lands considers possible impacts of the Bays Precinct
redevelopment

Advocate as a key stakeholder on behalf of the Leichhardt LGA community, including local
businesses, to protect and enhance their interests

Adopt urban design/strategic plan framework to respond to the Bays Precinct
redevelopment

Ensure Council is a key stakeholder in discussions regarding the redevelopment of the
Bays Precinct

Maintain industrial zoning of White Bay industrial precinct

Recommendation 6: Work with neighbouring councils to ensure a sub-regional approach to industrial land provision

Engage with Marrickville Council and state agencies on Parramatta Road-focused renewal
schemes

Source: SGS Economics
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3.4.7 Leichhardt Industrial Precinct Planning 2016

Following on from Industrial Lands Study 2014, Leichhardt Industrial Precinct Planning 2016 provides
recommendations for future planning of Leichhardt’s industrial precincts based on different land use scenarios.

A review of industry and lot size profiling found that:

= Thereis a shortage of industrial land at a subregional level
= Thereis a shortage of local services within Leichhardt (industrial uses that service a local market)

= There is a need to provide sufficient floorspace and appropriate built form configurations to support
emerging uses

= Industrial precincts are under threat from other uses.

SGS Economics looked at a number of development scenarios to address these issues and found that industrial
development alone will not provide additional industrial floorspace, that the addition of commercial floorspace
brings the result closer to feasible but comes with some risk, and that residential is the easiest way to generate
additional industrial floorspace but comes with significant risk.

Given the level of risk, two options were provided to Council:

= Option1: Business as usual. Recommends protection of the remaining industrial precincts.

= Option 2: Policy change approach (introduce other uses). Makes recommendations based on the
scenario that there is continued pressure on Leichhardt Council to redevelop its precincts, persuaded by
such drivers as the development aspiration for the Parramatta Road Corridor.

A summary of Option 2 is presented in Table 6.

Table 6: Leichhardt Industrial Precinct Planning 2016 Recommendations (Option 2)

Strategy Recommendations
/Action

Strategy 3a: Development of Camperdown as a distinct commercial precinct
m Introduce B5 -Business Development zone into the LEP and prohibit ‘Residential Accommodation’

Strategy 3b: Development of Camperdown as an industrial mixed-use precinct
(an alternative to Strategy 3a)

Strategy 4: Re-configure the zoning of the Camperdown precinct

Introduce B5 -Business Development into LEP 2013 and include ‘Residential Accommodation’ as a
permitted use with consent.

Provide additional direction with regards to floorspace proportions and height of buildings for the B5
Business Development zone in either the LEP or Development Control Plan (DCP) if they are unable
to be included in the LEP. This would limit the total amount of residential GFA to approximately 20
per cent to 30 per cent of total GFA for individual development and control the minimum ceiling
height on the ground floor of buildings in the B5 -Business Development zone to at least 4 metres.

Re-zone the outer fringe of the precinct to B5 -Business Development (see map in Recommendations
section).

Retain existing IN2 - Light Industrial zone in core of precinct (see map in Recommendations
section).
m Set a clear vision for the future industry identity of the Camperdown Precinct

Strategy 5: Be proactive in aligning Tebbutt Street/Parramatta Road precinct with the future of the Parramatta road
strategy

m Re-zone eastern edge of Tebbutt Street to B4 -Mixed Use north of Number 7 Tebbutt Street (see
map in Recommendations section).
Re-zone IN2 - Light Industrial zoned land in precinct between Tebbutt Street and Hathern Street and
between Flood Street and Elswick Street to B6 -Enterprise Corridor (see map in Recommendations
section).
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/Action
Retain IN2 - Light Industrial zoning between Flood Street and Upward Street (see map in
m Recommendations section).

Strategy 6: Retain and protect all other industrial precincts
. All other precincts, with the exception of Camperdown and Tebbutt Street/Parramatta Road will be
Action 6.1 . . .
retained as per Strategies 1 and 2 under Option 1.

3.4.8 Leichhardt Urban Design Study for Industrial Precinct Planning 2016

Following on from the recommendations of Industrial Land Study 2014, Leichhardt Urban Design Study for
Industrial Precinct Planning 2016 was developed to profile and plan for particular industrial precincts in the
former Leichhardt LGA: Camperdown, Moore Street South, and Tebbutt Street and Parramatta Road Precincts.

Overall recommendations for land uses across the precincts are:

= The amount of industrial floorspace should increase across each Precinct

= Any alternative land uses, such as retail, commercial or residential, should be located to minimise the
impact of strata ownership on the redevelopment potential of industrial lots (including amalgamation)

= Alternative land uses should be tied to the delivery of public benefit or used to encourage the
redevelopment of challenging sites, such as those with existing heritage buildings. Other uses may be
used to increase the development feasibility of these projects.

Regarding densities, the report recommends that for zones B5 - Business Development, B6 - Enterprise Corridor
and B4 - Mixed Use sites to typically achieve an FSR of 2.5:1, assuming ground +1 industrial and a mix of
commercial and/or residential.
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3.5 Previous Parramatta Road studies

3.5.1 Parramatta Road and Norton Street Urban Design Study 2016

Parramatta Road and Norton Street Urban Design Study 2016 recognises the historical shift in character of the
precinct. Changing shopping behaviours, a decline in the cultural character of the precinct and the rise of
competitive neighbouring centres has triggered the need to review the livelihood and character of the precinct.

The following recommendations were made regarding land use to improve the offer and position of Norton
Street and the wider study area:

= Increase FSRs in the Norton Street Precinct to between 2 and 2.5:1 to encourage shop top residential
development

= Identify a second generation of uses to drive the precincts future — retail focus should be on specialty
stores, including food retailing

= Encourage a range of streetscape and character improvements, as well as traffic and parking
management strategies

= Encourage night-time activities and uses with extended trading hours

= Creation of a central and community ‘heart’ of Norton Street (close to Norton Plaza and Norton Street
cinema)

= Relocated community facilities closer to Norton street and the Forum

= Implement planning controls or incentives to amalgamate and redevelop key sites along Norton Street
(notably 39-51 and 63-97)

= Encourage redevelopment in the Forum through increased FSRs, height limits or higher density zonings

= Allow for new retail floorspace to meet demand, and in particular, encourage new mixed use
developments to include a significant retail component on the ground floor.

In the longer term:
= Rezone some of Parramatta Road’s commercial and retail space to B4 - Mixed Use

= Allow increased residential development (shop top housing) along the southern end of Norton Street.

3.5.2 Parramatta Road and Norton Street Corridor: Commercial and Retail Study 2016

Parramatta Road and Norton Street Corridor: Commercial and Retail Study 2016 was undertaken to determine
the existing capacity and future demand for commercial and retail floorspace within the project area and inform
the land use future of land zoned B2 - Local Centre. Key constraints identified by the study include a prevalence
of underutilised land in the Norton Street area which weakens the centre as a hub, the lack of pedestrian
connections between Norton Street and adjacent Renwick Street and Balmain Road, retail decline, poor parking,
lack of good amenity, and poorly defined street ends on Norton Street.

Land use principles recommended include:

= Manage interface between zones in precincts and adjoining zones
= Encourage built form that maintains fine grain and relies less on lot amalgamation
= Encourage ground level commercial

= Built form should have a four-storey street wall to Parramatta Road, with upper levels set back 6 to 8m.
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= Allow maximum of three levels to laneway, Parramatta Road side. Set back levels above 3 storeys.

3.6 Other literature

3.6.1 Metropolis that works, Greater Sydney’s Commission, 2018

The discussion paper A Metropolis that Works is centred on the concept that strategic industrial lands are integral
to the 30-minute city. The location and proximity of industrial precincts to local labour markets, a local
distribution network, is crucial to making efficient connections between suppliers, employees and end users.

A Metropolis that Works acknowledges the increasing pressure on industrial areas in the Eastern Harbour City to
be substituted or developed into other uses, namely residential development. It specifically encourages
innovative zoning to adapt to a shift in demand for various uses (eg the growth of the ‘maker’ economy), but to
beware of mixed use and the usurping of industrial land to make way for residential land. Place-based approaches
are encouraged to think more about public realm with built form, considering thoughtful transitions between
the industrial zones and residential zones to create precincts that have an agglomeration of activities, and the
benefits of interdependency (eg transport connectivity, shared public space, proximity to human services).

Some key considerations relevant for Inner West LGA worth highlighting are:

= The value of industrial and urban services land should not be based only on the volume and types of
jobs generated, but to the operational role and function it plays throughout the city.

= Industrial precincts should be identified as valuable and strategic places in Region, District and
Environment Plans

= Flexible planning controls and increased densities can allow existing industrial sites to evolve to support
emerging industries, however caution should be exercised in allowing small-scale live/work uses, or
more pervasive actions such as rezoning to B4 -Mixed Use which can act as a stepping stone to uses that
are not in the best interests of maintaining a productive industrial and urban services area.

A Metropolis that Works includes consideration of the Victoria Road industrial precinct in Marrickville which has
come under significant pressure in recent years from landowners to allow residential development on the
grounds that small lot sizes, increased congestion and relocation of traditional industries meant that the area
was no longer suitable for modern industrial uses. The former Marrickville Council and the then Department of
Planning and Environment undertook a five-year strategic review of the precinct. Counter to prevailing
arguments regarding the site’s ongoing suitability, A Metropolis that Works determined that the large majority
of the land was highly valued for its employment purposes and pivotal role it played in servicing the Harbour
CBD, Sydney Airport and Port Botany.

In addition, A Metropolis that Works considers the impacts of previous decisions by the former Marrickville
Council and the Department of Planning and Environment which supported more flexible planning controls and
increased densities to allow the precinct to evolve to support emerging industries like the creative arts,
microbreweries and populating-service activities. The papers states:

While this has in many regards helped cement the ‘maker’ credentials of the precinct, caution
should be noted here. Seemingly minor tweaks — such as adding artisan premises or small scale
live/work as permissible uses — or more pervasive actions such as rezoning to B4 -Mixed Use and
allowing cafes and restaurants, recasts expectations and can act as a Trojan Horse or stepping-
stone to uses which in the longer term are not in the best interests of maintaining a productive
industrial and urban services area.
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Getting a better understanding of this nuance — how to support evolving uses which benefit from,
and support, local networks yet which risk ‘creative led’ gentrification — will necessarily underpin
forward strategic thinking. In some circumstances, helping consolidate organically-emerging
creative enterprises will be an important planning function; however, it is certainly not a silver
bullet for all localities.

The paper concludes better planning and management of these lands is needed, while also being responsive to
the market and community needs.

3.6.2  Sydney Urban Services Land

SGS Economics’ Sydney Urban Services Land (2017) identified the location of urban services jobs and land across
Greater Sydney. District specific approaches to managing these industries across Sydney were recommended. It
identified a ‘Central District’ (inclusive of Inner West LGA) as already below the benchmark of three square
metres of urban services land per capita, with the provision expected to fall by 2036. Having the second lowest
provision of urban services focused industrial land in the metropolitan region, the area is considered to be “under
pressure”. The report sees there are a significant amount of non-urban services industries that seek proximity to
the port and the airport and compete for the areas finite industrial land, and that this requires careful
management.

3.6.3 Sydenham to Bankstown Urban Renewal Corridor Strategy

The Sydney Metro City and Southwest project proposes to convert eleven stations between Sydenham and
Bankstown to metro standards. The area is identified as an Urban Renewal Area in the District Plan. In June 2015
the NSW Government released the Draft Sydenham to Bankstown Urban Renewal Corridor Strategy (Urban
Renewal Strategy) to revitalise the precincts along the rail corridor to create additional infrastructure, housing
and jobs over the next 20 years. The draft was revised in June 2017 and publicly exhibited.

Proposals from the Urban Renewal Strategy relevant to Inner West Employment and Retail lands are:

Sydenham

= Transformation of part of the Sydenham Industrial area into a creative hub with night-time uses

= Allow residential development to occur with the area bounded by Marrickville Road, Meeks Road and
the rail line

= Retain land on Unwins Bridge Road and Mary Street for industrial purposes but over time, permit these
sites to transition to other employment and/or recreation uses with greater employment densities

= Diversify employment activities within the Sydenham Enterprise area by permitting business and office
premises associated with creative industries

= Ensure that the future development of any surplus land at the Marrickville Dive Site incorporates
employment generating uses (such as business, retail and/or light industry) and provides public
connections and potential public access to new open space alongside the reservoir

= Identify the land north of Edinburgh Road/Murray Street and Victoria Road, including Marrickville Metro
Shopping Centre, as a future opportunity for redevelopment and renewal to be investigated by Inner
West Council

= Permit a mix of residential, employment and industrial uses in the Victoria Road and Mary Street
Precincts.

Marrickville

= Change of use of for industrial properties along Carrington Road (proposed by former Marrickville
Council) to allow residential uses. The future redevelopment of Carrington Road Precinct is to be mixed
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use supporting the retention of smaller scale industrial uses on lower floors in keeping with the existing
mixed-use character of the suburb and the precinct. Use ground floor light industrial uses to address the
potential negative streetscape impacts of raised ground floor residential levels required to respond to
flood levels

= Shop top housing along Illawarra Road incorporates a street wall height that is consistent with the
predominant two storey and parapet street wall height with potential for high rise development
between Schwebel and Grove Streets subject to addressing overshadowing, NSW Apartment Design
Guide requirements and providing some public benefit in the development.

Dulwich Hill

= Allow shop top housing development along Wardell Road directly to the north as far as Keith Street and
south to Ewart Street focusing in the area immediately around the train station

= Allow shop top housing along New Canterbury Road and Marrickville Road as far south as the
intersection with Macarthur Parade.

In November 2017, Inner West Council made a submission on the revised Urban Renewal Strategy. Council found
that the revised strategy imposes unwanted and inappropriate major changes to density and scale, largely
destroys historic character and fabric and its dwelling targets are too big to accommodate constraints such as
diminishing employment land. Council specifically called for the then NSW Minister for Planning to abandon the
Urban Renewal Strategy until Council had an opportunity to prepare an LEP. Council’s submission also asked that:

= The Minister restricts the ability of proponents to rely on the strategy in draft form, particularly for the
proposed rezoning of Carrington Road, Marrickville

= The revised draft Urban Renewal Strategy be amended to retain all existing land in the precincts zoned
IN1 -General Industrial, IN2 - Light Industrial and B7 - Business Park under Marrickville LEP 2011.

Council’s submission rejects any notion to amend existing rezoning of industrial land indicating it would have a
significant negative impact on employment, availability of industrial floorspace, supply chains, markers and
synergies between businesses and Sydney’s Creative/Cultural institutions.

The Urban Renewal Strategy received a significant amount of feedback objecting to the proposals and has not
been adopted. Control for the Urban Renewal Corridor in the Inner West will now be achieved through a new
LEP. On 27 July 2018, the then Minister for Planning announced a new approach to planning for the Sydenham
to Bankstown Corridor by confirming that Council would coordinate and lead the process for its part of the
Corridor. On 14 August 2018, Inner West Council voted to accept an offer from the then NSW Government
Department of Planning and Environment to receive extra funding ($2.5 million) on the condition that the LEP is
completed by 30 June 2020.

M Inner West Employment and Retail Lands Study 50 of 451
Document Set ID: 33820681

Version: 5, Version Date: 19/08/2020



3.7 Implications

Long term planning for continued growth at Sydney Airport is expected to attract ongoing strong demand for
employment land in the surrounds. It is essential that lands owned by Sydney Airport are developed for the
purposes of freight and logistics, given its proximity to the Airport and Port Botany.

Demand for creative spaces is expected to continue to be strong in the employment precincts. Several
approaches to supporting creative industries have been tested with varying degrees of success. It will be
important to build on past lessons learned in order to develop a holistic approach to meeting the needs of
creative industries. Past research suggests that a multi-pronged approach is needed which focuses on:

= Protecting affordable creative spaces

= Increasing the opportunities for new spaces to be built, including larger multi-purpose spaces to allow
for a wide range of activities, or co-located activities

= Exploring innovative approaches to deliver light-industrial creative spaces and venues that meet needs
to enable creative industries to be accommodated on the ground floor of modern mixed use
developments.

Consistent with the strong demand identified above, there is a need to protect employment land in the Inner
West LGA. This policy position is consistent with that of the Greater Sydney Commission, which has stressed the
importance of maintaining urban services land in areas that are close to the populations they serve. Flexible
planning controls and increased densities can allow existing industrial sites to evolve to support emerging
industries, however the introduction of non-employment uses into employment lands such as small/scale
live/work permissible uses, or rezoning to B4 - Mixed Use, can undermine productive industrial and urban
services areas.

Major infrastructure projects, such as the Sydenham to Bankstown Metro, threaten to reduce the available
employment lands in the Inner West LGA.

Ashfield Town Centre presents some particular opportunities to attract employment growth and investment, as
the major centre in the Inner West LGA. Promoting new retail and business opportunities as part of mixed use
developments within the town centre will allow the centre to grow and be supported by population growth.
Actions to attract investment in the centre should be implemented including simplifying the planning controls to
facilitate more opportunities for standalone and mixed use business development.

Throughout the Inner West LGA there is a growing demand for spaces for small businesses. Ensuring that
planning controls within town and local centres provide opportunities for new small businesses to occupy the
ground level of buildings and that parking requirements are not overly onerous would assist the Inner West LGA
to respond to this demand.
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4.1 Population

In 2016, there were 182,043 people living in the Inner West LGA. Between 2006 and 2016, the population
increased by 12,244. The LGA’s resident population will continue to increase, with an additional 50,000 persons
expected by 2036 (DPE 2016).

Key Population Metrics

POPULATION

MEDIAN WEEKLY INCOMES

EDUCATION

In 2016, the Inner West LGA had an above average proportion of population in the working years, aged 15-64
years, with 72.5 per cent of the population in this age category compared to 67.4 per cent in Greater Sydney.
The LGA has an average average proportion aged 65 years and over (12.6 per cent) compared to Greater Sydney
(12.6 per cent).

Population projections, shown in Figure 2 suggest that by 2036 an additional 50,000 people will be living in the
Inner West LGA. This will include a sizeable population outside the working age group with 20,900 residents
expected to be 65 years and over (DPE 2016). The projections assume an aging of the existing population and
allow for in and out-migration.
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Figure 2: Projected growth in Inner West LGA by service groups
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Source: ABS 2016 Census, Time Series Data Community Table 3, and DPE Population Projections (2016)

4.2 Workforce

In 2016, there were around 99,573 people living in the Inner West LGA who were employed. The workforce
comprised 64.8 per cent full time and 26.2 per cent part-time employees. Part-time employment was highest for
those aged 20-24 years and the highest proportion of people who are ‘away from work’ were aged between 30-
39 years.

Figure 3: Labour force status in Inner West LGA by age group in 2016

Source: ABS 2016
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Workforce participation in the Inner West LGA was highest for those aged 25-34 years (23.1 per cent), with that
age bracket having grown the fastest in terms of people between 2011 and 2016 (2,197 persons). The fastest
growing workforce age group proportionately were amongst residents aged 65 years and over, which increased
by 48.7 per cent between 2011 and 2016 (1,022 persons). Overall, the LGA had a younger workforce, with more
workers under 45 years of age.

Figure 4: Inner West LGA workforce age structure 2011-2016
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Source: ABS 2016

In 2016, 60.9 per cent of the population aged over 15 years had a non-schooling qualification (eg TAFE, University
and trade qualifications) which is high compared to 52.7 per cent across Greater Sydney.

Figure 5: Proportion of population of Inner West LGA and Greater Sydney GCCSA aged 15 years and over with a non-school
qualification (left); proportion of non-school qualifications in 2016 (right)

Source: ABS 2016
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4.3 Employment

The largest employing industry within the Inner West LGA is health care and social assistance (14.3 per cent),
followed by retail trade (11 per cent) and construction (10.4 per cent), as shown in the Figure 6. Health care and
social assistance is also the largest industry of employment across Greater Sydney, though the proportion is
slightly lower (12.3 per cent). Some employment growth in this sector is likely to occur outside retail and
employment lands as defined in this study.

Figure 6: Estimated employment in Inner West LGA by industry in 2017-18

u FALY Suug ouuu s LUy Liuug

Source: economy.id 2018

Inner West LGA is estimated to have had 75,447 jobs as of 2017-18, representing a 9.7 per cent increase in
employment generation from that recorded in 2012-13, when the Inner West LGA contained an estimated 68,756
jobs®. Over this period, increased employment was generated in the fields of construction, health care,
education, public administration and services. Job numbers declined in wholesale trade, logistics, real
estate/rental services and manufacturing, as shown in the figure below. Growth industries are generally
consistent with the regional trends.

The top four categories (apart from retail trade) are likely to operate largely outside of business and industrial
zones. For example, education and health occurs largely in schools and hospitals zoned SP2 — Infrastructure or in
residential zones. Construction occurs across the LGA, wherever construction activity is taking place. This is
explored further in Section 9.4.1 .

4 (economy.id, 2018)
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Figure 7: Change in jobs within Inner West LGA 2012-13 to 2017-18

Source: economy.id 2018

4.4 Gross regional product

In the analysis and figure below:

= Headline Gross Regional Product (GRP) refers to what is commonly known as GRP -a measure of size or
net wealth generated by the local economy

= Local Industry refers to the GRP of the local economy, generated by the local workers within the area
regardless of where they live

= Local Residents refers to the GRP of the residents of the area regardless of where they work. It is best
thought of as the income received by people in the Council.

GRP measures the overall output of a given region’s economy. In June 2018, the GRP for the Inner West LGA was
$10.41 billion, representing a 23 per cent increase from that generated in June 2008 ($8.48 billion). Examining
the longer-term breakdown of GRP in Figure 8, it can be seen that the Inner West LGA has a relatively higher
local resident GRP compared to the local industry output. This is consistent with a longer-term trend of decline
in the ratio of local industry to residents, indicating that residents are contributing less to the Inner West LGA’s
regional economy and are contributing their economic productivity to other areas (most likely commuting out).
This trend is consistent with the Inner West LGA’s position in Greater Sydney, between a number of major
metropolitan and strategic centres that could be drawing residents in particular industries outside the Inner West
LGA.

M Inner West Employment and Retail Lands Study 57 of 451
Document Set ID: 33820681

Version: 5, Version Date: 19/08/2020



Figure 8: Gross regional product over time for Inner West LGA

Source: economy.id 2018

4.5 Business counts

Analysis of business counts in Inner West LGA reveals that between June 2015 and June 2017 an additional 628
business were recorded. The bulk of this growth was in transport, postal and warehousing businesses with 182
new businesses. Financial and insurance services, professional and scientific services, and health care and social
assistance were the other top performing businesses. Also notable was the decline in manufacturing, electricity,
gas, water and waste services. The two trends combined suggest a repositioning of the Inner West LGA in favour
of professional types of businesses and services.
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NSW NSW
o) o)
Industry 2015102017
121 0.7 7.1 161 0.9 7.6 -40

Agriculture, Forestry & Fishing

10 13
Manufacturing 752 4.1 3.5 816 4.6 3.7 -64
Electricity, Gas, Water & Waste Serv. 25 0.1 0.3 34 0.2 0.3 -8
Construction 1,984 10.7 15.8 1,914 10.7 15.2 +70
Wholesale Trade 749 4.0 3.7 721 4.0 3.9 +29
Retail Trade 1,190 6.4 5.8 1,222 6.8 6.3 -32
Accommodation and Food Services 891 4.8 4.1 888 5.0 4.1 +3
Transport, Postal and Warehouse 1,015 5.5 6.8 833 4.6 6.2 +182
Information Media and Telecom. 545 2.9 1.2 541 3.0 1.2 +5

0.1 0.2 0.1 0.2

Financial and Insurance Services 1,400 7.6 9.1 1,280 7.1 8.8 +121
Rental, Hiring & Real Estate Serv. 2,143 11.6 11.0 2,153 12.0 11.2 -10
Professional, Scientific & Technical Serv. 3,671 19.8 13.1 3,535 19.7 13.0 +136
Administrative and Support Serv. 785 4.2 4.0 732 4.1 4.0 +53
Public Administration and Safety 64 0.3 0.4 61 0.3 0.4 +3
Education and Training 337 1.8 14 309 1.7 14 +28
Health Care and Social Assistance 1,409 7.6 5.9 1,296 7.2 5.8 +114
Arts and Recreation Services 580 3.1 1.3 537 3.0 1.3 +43
Other Services 670 3.6 4.0 675 3.8 4.1 -5
Ind

202 11 1.2 199 11 1.2 +4
Total business 18,546 | 100.0 100.0 | 17,918 | 100.0 100.0

Source: Australian Bureau of Statistics, Counts of Australian Businesses, including Entries and Exits, 2015 to 2017 Cat. No. 8165.0. Non-

<
=1
(]
-
(al,
Q
«
(%)

employing businesses includes sole proprietors where the proprietor does not receive a wage or salary separate to the business income.

4.6 Industry value added

Industry value added (IVA) measures the net contribution that the industry makes to the country’s wealth. Value
added by industry is an indicator of business productivity. It shows how productive each industry sector is at
increasing the value of its inputs. It is a refined measure of the productivity of an industry sector as some
industries have high levels of output but require large amounts of input expenditure. In 2017/18, the five largest
industries, by IVA were:

m Professional, scientific and technical services ($771.4 million)

m Health care and social assistance ($759.8 million)

m  Manufacturing (5651.9 million)

= Construction ($593.6 million)

® Retail trade ($574.5 million).
The below figure compares value added by industry in Inner West LGA between 2007-08 and 2017-18. What is
significant is that manufacturing went from being the largest contributor in 2007-08 to now being surpassed by

health care and social assistance and professional, scientific and technical services. The change in construction
from 2007-08 is also significant and reflective of the significant development occurring in the area.

M Inner West Employment and Retail Lands Study 59 of 451
Document Set ID: 33820681

Version: 5, Version Date: 19/08/2020



Figure 9: Value added by industry in Inner West LGA, 2007-08 and 2017-18

Source: economy.id 2018

4.7 Self-containment

Self-containment measures the proportion of residents who are employed within the boundaries of the LGA or
region. It indicates the propensity of residents to seek employment outside the LGA or region in which they live®.
The Inner West LGA self-containment rate in 2016 was 19.6 per cent, which means that a vast majority of resident
workers are leaving the Inner West LGA to work in another location. This is fairly normal in an inner-city location
where a lot of people travel to the city or nearby strategic centres.

5.id the population experts
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Table 8: Employment self-containment by industry

Inner West Council area 2016 2011

Resident workers per cent resident Resident workers per cent resident
Industry Total resident employed in the. workers employed in Total resident employed in the. workers employed in 2011 to 2016
workers Inner West Council the Inner West workers Inner West Council the Inner West
area Council area area Council area

Wholesale Trade 2,632 -1.8%
Industry not classified 3,898 1,025 26.3 1,863 461 24.7 +1.6%

Agriculture, Forestry and Fishing 137 32 23.4 69 16 23.2 +0.2%
3,274 485 14.8 3,201 494 15.4 -0.6%
Health Care and Social Assistance 10,972 2,264 20.6 9,905 2,186 22.1 -1.4%

102 13 12.7 88 8 9.1 +3.7%

Education and Training 10,419 1,990 19.1 9,249 1,684 18.2 +0.9%

14,012 2,691 19.2 12,253 2,641 21.6 -2.4%

6,297 893 14.2 5,784 744 12.9 +1.3%

3,582 669 18.7 3,318 647 19.5 -0.8%

569 44 7.7 548 29 5.3 +2.4%

Fi al and Insurance Services 7,341 392 5.3 7,070 361 5.1 +0.2%
Ret: 7,288 2,073 284 6,883 2,161 31.4 -3.0%
ces 1,798 424 23.6 1,558 452 29.0 -5.4%

Ll EETICL 5,338 633 119 5,190 573 11.0 +0.8%
Telecommunications
Arts and Recreation Services 2,966 783 26.4 2,403 691 28.8 -2.4%

Accommodation and Food Services 6,859 1,865 27.2 5,714 1,561 27.3 -0.1%
99,529 19,543 196 89,851 18,259 203 0.7%

Source: Australian Bureau of Statistics, Census of Population and Housing 2011 and 2016 Compiled and presented in economy.id by .id , the population experts.
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4.8 Location quotient

The location quotient identifies that extent of industry specialisation in a location relative to a wider region.
Where LQ=1, that industry is exactly as prevalent as in the wider region. A LQ greater than 1.2 indicates a
significant specialisation of the industry in the local area — possibly a key economic strength. Higher numbers
mean greater specialisations. Anything over 2 is a major specialisation. A LQ between 0.8 and 1.2 means the
industry is broadly similar in importance in the local area compared to the comparison region and could be
seen as representative. An LQ under 0.8 indicates an industry which is more important in the region than the
local area and may represent an economic weakness or opportunity for growth®.

Table 9 shows the change in LQ between 2012/13 and 2017/18 by industry type and identifies areas of
specialisation. The industry of ‘other services’ reflected the highest specialisation. This includes services such
as automotive repair and maintenance, personal services, religious services, and laundry and dry cleaning
services. These are population serving urban services that are generally important and valued by local
residents. Arts and recreation services are another specialised area that has slightly grown over the last five
years. This industry includes sectors such as creative artists, musicians, writers and performers; museum
activities; sports and recreation activities; performance arts operations; and health and fitness centres and
gymnasium operations.

Table 9: Change in LQ by industry sector 2012/13 — 2017/18

LQ LQ

Inner Inner Greater 2012/13
Industry West Greater | (compared to (Compared to

LGA % Sydney % Greater West S to

Greater
LGA 9 9 2017/1
Sydney) GA% % Sydney) A

Services

Food Services

Public Administration
Social Assistance

Education and

Real Estate Services
Support Services
Professional,
Scientific & Technical

Serv.

Warehousing

and Telecomm.
Agriculture, Forestry
and Fishing

6.id, the population experts
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Fi ial
nancialand & 1.8 6.4 0.29 15 6.6 0.23 +0.2
Insurance Services

Electricity, Gas,

Water &Waste 0.1 0.8 0.18 0.1 1.0 0.15 +0.2
Services

| Mining | 0.0 0.3 0.06 0.0 0.3 0.11 -0.5

4.9 Creative industries

Creative industries are an employment sector that is highly visible in the LGA. In 2016 the Inner West cultural
and creative industries featured 6,400 local jobs and generated $1.4 billion in output’. This represented 8 per

creative and cultural employment is focussed include creative artists, musicians and writers; printing;
architecture; design; arts education; and the film industry. There are more than 4,830 cultural and creative

10.1%

Post-production Services and Other Motion Picture and Video Activities 29 0.6%

7 Source: https://public.tableau.com/profile/economyid#!/vizhome/InnerWestCulturalAnalysis_0/InnerWest
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89

Free-to-Air Television Broadcasting 1.8%
Cable and Other Subscription Broadcasting 7 0.1%
Internet Publishing and Broadcasting 9 0.2%
Library and Other Information Services, nfd 0 0.0%
ries and Archives 29 0.6%
Architectural, Engineering and Technical Services, nfd 19 0.4%
Architectural Services 563 11.6%
ised Design Services 552 11.4%

299 6.2%

Professional Photographic Services 214 4.4%
Arts Education 273 5.6%
Heritage Activities, nfd 0 0.0%
Museum Operation 47 1.0%
Parks and Gardens Operations, nfd 0 0.0%
Zoological and Botanical Gardens Operation 4 0.1%
Nature Reserves and Conservation Parks Operation 28 0.6%
Creative and Performing Arts Activities, nfd 19 0.4%
Performing Arts Operation 60 1.2%
Creative Artists, Musicians, Writers and Performers 590 12.2%
Performing Arts Venue Operation 59 1.2%
Funeral, Crematorium and Cemetery Services 31 0.6%
Religious Services 254 5.3%

Total 4,834 100.0%

Source: Inner West Council

4.10 Implications

In general, the Inner West LGA has a strong and well performing economic sector. Inner West LGA is estimated
to have had 75,447 jobs as of 2017-18, representing a 9.7 per cent increase in employment generation from
that recorded in 2012-13, when the LGA contained an estimated 68,756 jobs®. In 2017/18, the five largest
industries, by industry value added were:

m Professional, scientific and technical services
= Health care and social assistance

= Manufacturing

= Construction

= Retail trade.

Notably, health care and social assistance along with some construction employment will typically occur
outside the employment precincts.

Industries having the most specialisation are most commonly the service sector, automotive repair and
maintenance, personal services, religious services and laundry and dry cleaning services. These are population

8 (economy.id, 2018)
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serving urban services that are generally important and valued by local residents. Arts and recreation services
are another specialised area that has slightly grown over the last five years. This industry includes sectors such
as creative artists, musicians, writers and performers; museum activities; sports and recreation activities;
performance arts operations; and health and fitness centres and gymnasium operations. Continuing to leverage
on these specialisations will benefit the LGA.
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5.0  COMMUNITY VIEWS

The following community engagement was undertaken to inform the development of the Strategy:

= Workshop involving a local democracy group

= Targeted telephone survey of businesses and peak organisations

= Interviews with organisations selected by Inner West Council

Records from the engagement are provided at Appendix A. A brief summary of key outcomes is provided below.

Further engagement with the community will occur as Council works towards a new LEP for the Inner West
LGA. This will include exhibition of the Strategy.

5.1 Views of the business sector

Key issues raised during discussions with local businesses are summarised in Table 11 by issue.

Table 11: Summary of issues raised during consultation

Land use conflicts

Rezonings

Suitable spaces for
employment activities

Creative and artisan
industries

Common responses

Increased residential development near employment land is increasing complaints
from residents about noise generated by employment activities

Some businesses in the employment precincts are changing operations to reduce
noise but this is affecting their business.

Recent growth in residential development is reducing on street parking for
businesses and their customers.

Pressure to rezone employment land for residential development is threatening
the continuation of employment activities in the Inner West LGA.

Newer strata developments in employment precincts are not delivering the same
types of spaces as older style developments which is contributing to some
industries moving out of the Inner West LGA

Some of the older spaces are quirky and highly sought after

New mixed use developments are not delivering the type of space that businesses
in the area need

Fragmentation of employment precincts by new mixed use development will erode
the character of the area and push out businesses

Area that offer a mix of older and new spaces are ideal
There is a need for more smaller spaces that are suited to artisan premises

Rents are increasing generally which is impacting on creative industries in
particular

Most creative industries would prefer to stay in the inner west but increases in
rents may lead to them moving out of the Inner West LGA

Ground floor retail areas in mixed use developments often remain vacant
There is a need for a network to support start-up businesses

Universities are trying to incubate start-ups and students to help commercialise
research. There is progress, but there is a way to go.

The appropriateness of some creative and artisan uses in industrial zoned areas is
questioned, such as restaurants associated with artisan food, as these uses can
conflict with warehousing and other activities

Microbreweries are attracting young people to the precinct and generating a
vibrancy that was not previously present.
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Operations o There are strong synergies between businesses in the employment precincts with
many occupants utilising the offer of other businesses in the precinct

5.2 Community perceptions

The following perceptions about the centres and employment land were identified in a workshop involving a
local democracy group, targeted telephone survey with businesses and key organisations and interviews with
organisations selected by Inner West Council. Records from the engagement are provided at Appendix A. A
brief summary of key outcomes is provided in Table 12.

Table 12: Community perceptions

What is good about our retail centres and What could be improved within our retail

Location employment lands centres and employment lands?

Booth Street and
Johnston Street,
Annandale
(retail/commercial)

Ashfield centre
(retail/commercial)

Callan Park, Balmain
(creative industries)

Darling Street, Balmain

(retail/commercial)

e Ample open/green space at Johnston
Creek (end of Booth Street)

o Strong local character identity, in
particular Johnston Street ‘witches
houses’

o Diverse and practical range of
businesses

o High quality selection of restaurants

o Strong ‘village like’ local character
identity

o Substantial creative community and
businesses

o High quality Asian food and beverage
establishments

e Focal point for Sydney’s Chinese
community

o Intricate and interesting urban fabric

o Diverse and practical range of small
businesses/services

e Pratten Park music, cultural and
community role

o Ashfield Park

e Crown land
e Important green space

o Vital area for providing creative uses
space

o Casual space for creative uses
* Diverse range of uses

o Substantial creative community and
businesses

o Strong heritage local character identity

o Strong heritage streetscape
» Considerable local pub heritage

o Established restaurant strip
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Community support for non-residential
uses has declined

Limited parking

Lack of public access to underutilised
heritage building stock

Lack of cultural/community spaces

Difficult to get through on Saturday’s
with traffic congestion and lack of
clearways

Maintenance of streetscape amidst high
density development

Lack of high quality pedestrian areas
High rental rates

Decline in sense of
community/community feel

Dilapidated urban fabric
Underutilisation of buildings

Lack of tenure security (NSW
Government related)

Lack of protection
Lack of community control
Neglect of certain green space areas

Accessibility from the West

Limited parking
Decline in businesses

High rental rates
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Location

Bays Precinct/White
Bay, Balmain, Balmain
East, Rozelle

(industrial)

Camperdown centre

(health/education/retail
/commercial)

New Canterbury Road,
Dulwich Hill, Hurlstone
Park (retail/commercial)

Enmore Road , Enmore,
Newtown
(retail/commercial)

Haberfield centre

(retail/commercial)

Canal Road, Leichhardt
(creative industries)

Lords Road, Leichhardt
(industrial)

What is good about our retail centres and
employment lands

Diverse range of businesses/services
Frequent local markets

Strong local character identity

Diverse selection of food and beverage
establishments

Cruise ship related employment
Potential for creative industries
Potential for cultural venues

Strong maritime history and built
environment heritage

Strong medical/health sector
High quality public healthcare

Substantial creative community and
businesses

Ample open/green space

Strong education sector

Strong heritage streetscape

Sense of community

Convenient public transport

Ample open/green space

New retail/commercial premises, such
as: Cafes, wool shop and sewing school,
in recently completed mixed use
developments

Anchored by the Enmore Theatre
Established restaurant strip

Vibrant entertainment precinct

Strong heritage streetscape

Ample local open/green space

Sense of community

High quality food and beverage
establishments

Substantial creative community and
businesses

Appropriate zoning reinforces local uses
Ample open/green space

Convenient public transport

Ease of access to wider road network

Important manufacturing area

What could be improved within our retail

centres and employment lands?

Traffic congestion

Residential rental rates too high for
local employees

Expensive retail outlets

Possible pollution from proposed
cement plant

Possible future overdevelopment

Possible heavy focus on residential
development as opposed to creative
industries

Cruise terminal related noise and air
pollution

Excessive focus on medical/health
sector

Overly concentrated medical/health
facilities

Dilapidated urban fabric

Increase in rental rates

New creative industries and new
businesses need protection from rental
increases

Greenway completion required to
connect employment lands

Lack of effective traffic management

Lack of dedicated parking

Overcrowded public transport

Limited trade parking
Haberfield Village
Lack of street seating

Empty retail/commercial space
Regular flooding issues

Lack of tenure security

Increase in rental rates

Lack of tenure security (zoning related)
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Location

Norton Street,
Leichhardt

(retail/commercial/indu
strial)

Lewisham

Addison Road,
Marrickville

(retail/commercial)

Carrington Road,
Marrickville (industrial)

Marrickville Road and
lllawarra Road,
Marrickville

(retail/commercial)

What is good about our retail centres and
employment lands

e Ample open/green space

* Pioneer Park

o Strong heritage streetscape

¢ Independent local businesses/services

» High quality food and beverage
establishments

o Established restaurant strip

» Vibrant entertainment precinct
» Independent local businesses/services

o Diverse and practical range of
businesses/services

o Convenient public transport
o Accessible cultural venues

» High quality food and beverage
establishments

e Sense of community

e Important industrial centre (IN1 -
General Industrial)

o Diverse range of industrial/commercial
businesses/services

o Local employment centre

o Vibrant entertainment precinct

o High quality food and beverage
establishments

o Diverse and practical range of
businesses/services, such as:
Restaurants, galleries, coffee, fruit and
veg, transport, good food, cultural/retail

o Established restaurant strip
* Independent retail outlets
o Accessible cultural venues

* Sense of community
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What could be improved within our retail

centres and employment lands?

Narrowly focused on food and beverage
establishments

Lack of music venues
Lack of parking

Lack of efficient public transport
options, in particular heavy rail

Lack of traffic calming devices
Empty retail/commercial premises
Lack of street seating

Lack of urban design that encourages
people to ‘hang around’

Lack of tenure security

Loss of creative industries

Lack of understanding of cultural
production

Inappropriate new creative spaces
Lack of tenure security for live
music/entertainment venues and

spaces (residential development
related)

Lack of tenure security (zoning related)
Overcrowding
High rental rates

Redevelopment can lead to loss of
original tenants and result in empty new
retail space

Possible loss of aviation related
businesses

Lack of tenure security (zoning related)

Redevelopment can lead to loss of
original tenants and result in empty new
retail space

Lack of tenure security for live
music/entertainment venues and
spaces

Lack of tenure security (zoning related)
High rental rates

Reduction of community activity such as
local markets

Loss of cultural integration

Overcrowding
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Location

Victoria Road,
Marrickville

(industrial)

King Street, Newtown
(retail/commercial)

Petersham centre
(retail/commercial)

Darling Street and
Victoria Road, Rozelle
(retail/commercial)

Stanmore centre

(retail/commercial)

St Peters (industrial)

What is good about our retail centres and
employment lands

Important urban services centre

Strong local character identity

Diverse and practical range of
businesses/services

Convenient public transport
Strong local community groups
Established restaurant strip
Independent local cinema
Vibrant entertainment district

Great music and other performance
spaces

Accessible cultural venues

Substantial creative community and
businesses

Ample open/green space, often used for

employment activities such as: boot
camp and music performances

Focal point for Sydney’s Portuguese
community

Diverse selection of food and beverage
establishments

Older industrial stock is a creative
incubator
Established restaurant strip

Diverse and practical range of
businesses/services

Ample open/green space

Diverse selection of food and beverage
establishments

Strong education sector

Ample open/green space

Successful redevelopment and reuse of
industrial land

Substantial creative community and
businesses

M Inner West Employment and Retail Lands Study

Document Set ID: 33820681
Version: 5, Version Date: 19/08/2020

What could be improved within our retail
centres and employment lands?

Lack of tenure security (zoning related)
Increase in rental rates
Increase in residential development

Important industrial centre (IN1General
Industrial)

Possible loss of manufacturing/urban

services due to residential zoning

Traffic congestion

Increase in rental rates

Limited parking
Derelict Leagues Club site negatively
impacts local amenity

Narrow streets limit public transport
access

Traffic congestion, particularly regarding
City West Link access roads
Traffic congestion

Increase in residential development

Lack of industrial/commercial supply

Loss of industrial/commercial space due
to WestConnex

Lack of busways on WestConnex
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Location

Summer Hill centre
(retail/commercial)

Sydenham (industrial)

Tempe
(specialised
retail/industrial)

Parramatta Road
corridor, Annandale,
Ashfield, Camperdown,
Haberfield, Leichhardt,
Lewisham, Petersham,
Stanmore, Summer Hill
(retail/specialised
retail/commercial/indus
trial)

What is good about our retail centres and
employment lands

Integration between different
industries/sectors

Important supply of industrial and small
business space

Vibrant live music venue

Strong ‘village like’ local character
identity

Substantial creative community and
businesses

Diverse and practical range of
businesses/services, such as: dentist,
doctor, butcher and hairdresser

Possibility for 24 hour operation

Substantial creative community and
businesses

Important food processing and retail
area

Important industrial centre (IN1 -
General Industrial)

Major cluster of specialised retail
businesses

Anchored by IKEA
Strong industrial local character identity
Local heritage awnings

Vibrant food truck and late night
entertainment precinct

What could be improved within our retail
centres and employment lands?

Need for preservation of industrial
buildings (and their industrial uses) in
perpetuity

Lack of tenure security (zoning related)
Increasing residential development
Expensive public transport

Expensive parking

No services

Decrease in creative retail/commercial

premises due to increase in regular
retail businesses

Traffic congestion
Lack of traffic management

Lack of parking at certain times (eg
garbage collection day)

Traffic congestion
Lack of tenure security (zoning related)

Lack of zoning security for food
production/manufacturing

Increase in rents

Lack of “fun stuff’

Dilapidated urban fabric

Lack of parking

Restricted tenancy uses

Loss of local character through
redevelopment

Hard to negotiate retail/commercial
leases

Area in ‘development limbo’ due to
PRCUTS

Increase in rental rates

Lack of bus shelters and street seating
Lack of street trees

Traffic congestion

Loss of businesses due to WestConnex

Possible loss of cultural venues and
creative spaces due to redevelopment
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5.3 Implications

The stakeholders contacted for this study feel very protective of the Inner West LGA. In general, they are
seeking to protect employment lands and the opportunities that they bring. Many felt that there were ways to
improve how the employment precincts operate and function through improvements in traffic management
and parking. Most feel that it is important to allow the employment precinct to operate for their purpose, with
potential for land use conflicts to be minimised. The encroachment of residential development into
employment precincts and their immediate surrounds was felt to compromise the operations in the
employment lands.

Stakeholders highly valued the Inner West LGA’s centres as both economic and socially important locations.
Parking and traffic inefficiencies were cited as common concerns across all centres. Stakeholders felt that
inadequate parking was adversely impacting on businesses and the centres.
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6.0 TRENDS AND INFLUENCES

This section considers the range of factors (local, regional and global) that could impact on retail and
employment lands to 2036 in Inner West LGA. It provides recommendations on changes that may be required
to ensure centres and employment precincts are able to accommodate for these trends.

6.1 Commercial trends

Retail experiences and shopping convenience are the driving forces in retailing. This is part of a continually
evolving retail market, which has been most significantly influenced by the growth of online retailing and e-
marketplaces.

Retailing is responsive to the demands of the local market by its nature. The need for a business to anticipate
and respond to its customers’ needs and desires ensures that the retail industry must innovate. Changes in the
socio-demographic characteristics of a trade area, lifestyle preferences and available incomes, require
individual retailers to constantly monitor shifts in demand and reposition their offer, mode of operation and
distribution.

Over the last three and a half decades, all retail industry groups have recorded growth in turnover. However,
food retailing has out-performed all other industries over this period, recording a $3 billion or 709 per cent
growth in turnover. Of this growth, around $2.5 billion was attributed to supermarket and grocery stores with
this subcategory comprising 83 per cent of the turnover recorded for food retailing in 2018°.

Strong growth has also been recorded in the industry of household goods retailing, especially circa 2000. This
industry is closely linked to the property market where the purchase of new white goods and other furnishings
go hand in hand with the purchase of a new dwelling or redevelopment/refurbishment of an existing dwelling.
This linkage can be seen in the slight decline in turnover experienced by the industry between 2009 and 2012.
This is likely a result of the global financial crisis where uncertainty subdued development and retail
expenditure.

The growth in leisure shopping and the rise of the café culture in NSW have witnessed strong growth in the
provision and turnover of the cafes, restaurants and takeaway food services industry in recent years. This is
evident in the industry experiencing a $645 million or 49 per cent increase in turnover over the last eight
years'o,

The rise of the café culture has seen a dramatic increase in the number of cafes and restaurants across Sydney
with increased demand for outdoor dining options and enhanced amenity within centres to facilitate this.

Turnover of department stores has been variable and subdued over recent years, recording only a $2 million
increase in turnover over the last eight years!!. Recently department stores have experimented with new
innovative sales and in-store experiences to attract shoppers and reverse this trend, while also shrinking in size.
Innovation in new technologies, niche markets and unique experience will need to be constantly provided and
examined for this industry type to remain relevant and profitable.

2 ABS Cat. 8501.0 Retail Trade, Australia Table 13
10 ibid
1 ibid
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Figure 10: Growth in retail turnover in NSW 1982-2018 by industry group (month of April)
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Source: ABS Cat. 8501.0 Retail Trade, Australia Table 13

6.1.1 Traditional retailing

Traditional retailing has been declining nationally. Low wage growth, high personal debt levels and a weakening
housing market are contributing to this trend as consumers are becoming more reluctant to spend on non-
essentials. ABS retail turnover data, has recently shown negligible growth in New South Wales, whilst Victoria,
Queensland, Western Australia, Tasmania and the ACT all saw turnover trends increase. While data is not
available for small areas, it is likely that this national trend will impact retailing in Inner West LGA.

The performance of traditional ‘bricks and mortar retailing’ is being outpaced by the growth of the online retail
sector. The growth in online retail is mainly from domestic online shopping as international online sales have
almost stalled, possibly due to currency related trends.

Even with increased online retail, anticipated population growth and associated retail expenditure increase is
expected to generate demand for an additional 7.2 million sqgm of shopfront retail floorspace by 2031 in
Australia.

At the local level, current industry forecasts suggest that the strong forecast population growth in Sydney will
support demand for local floorspace. Inner city retailing is expected to remain strong as lifestyles are
intrinsically linked to amenity and retail. Supermarkets, specialty retailers and bohemian style boulevards and
neighbourhoods are key attractors for inner city populations.

Demand for retail floorspace is not expected to decline despite the growth in online retailing. Demand for
retail floorspace will be underpinned by projected population growth and sought after inner city lifestyles.

6.1.2  Warehousing and retail distribution for online retailing
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Retail analysts generally agree that growth in online retail is likely to continue in the future. There is no clear
consensus as to the amount of growth that can be expected, possibly because indicators show mixed results.'?
The rate of growth in online retail sales have slowed and from October 2018 to November 2018 was estimated
at 0.1 per cent!3. National Australia Bank (NAB) Online Retail Sales Index recorded a negative 1.4 per cent
month-on-month contraction in December 2018, down from a 2.9 per cent increase in November 2018 noting
that November sales are typically the largest for the calendar year. However, NAB also indicates that for year
to year growth in 2019, online retail spending increased by 9 per cent. This accounted for approximately 6.5
per cent of traditional retail spending overall, although market penetration rates vary significantly across
category types. There has been continued growth in online trading for electronic games and toys, fashion,
homewares and appliances, groceries and liquor, but trends have been much weaker for recreational and
personal goods and media.

The introduction of online sales events such as Black Friday and Cyber Monday (28 per cent year to year
growth), and EOFYS shopping night (30 per cent year to year growth) have cemented the importance of online
sales in Australia’s retail shopping calendar.

The growth in online retailing has been accompanied by strong demand for ‘last mile distribution’ facilities.
CBRE has estimated that across Australia the growth in e-commerce sales will generate demand for an
additional 350,000sqm of distribution space annually*®. The Inner West LGA is ideally situated to capture this
demand being located close to Sydney Airport and road transport links connecting the Inner West LGA to urban
and regional markets. The Inner West LGA’s location could allow retailers to ensure consumers receive same-
day delivery, or ‘within an hour’ deliveries.

The Inner West Integrated Transport Strategy (Principle F) as well as this Study have recommendations
regarding planning for the management of an efficient freight and goods delivery network to enhance efficiency
and Inner West liveability. The planning chapter, particularly Table 42 and Table 43 consider the introduction
of ‘local distribution premises’ use in a variety of zones.

It is noted that whilst large scale distribution space is limited in the LGA, smaller sites are being used for small-
scale warehousing, storage and distribution, which was discussed in Section B. While protecting larger lots is
crucial for larger-scale activities, existing industrial land with smaller subdivisions in the Inner West will also be
important to support demand for distribution space into the future.

Large online sales events cement the importance for online sales in Australia’s retail shopping landscape
with online retail spending increasing by 9 per cent year to year in 2019. This growth has been accompanied
by strong demand for ‘last mile distribution’ facilities, Inner West LGA is suited to provide some of the
estimated 350,000 sqm of distribution space annually required to meet the needs of the market.

6.1.3  Supermarkets in centres

Recent growth in demand for larger format retail space and new format supermarkets in smaller centres is
expected to continue. This trend would see an increase in proposals to develop supermarkets of around
1,000sgm to 1,500sgm in smaller centres where previously, smaller supermarkets or convenience stores may
have prevailed. Coles and Woolworths have introduced more metro style and upmarket formats, which
resemble fresh food halls more than traditional supermarkets. The new Coles supermarket in East Village,
Zetland is an example of this format.

12 National Australia Bank. (2019) Online Retail Sales Index
13 Popomaronis, T. (2018). E-Commerce In 2018: Here's What The Experts Are Predicting. Forbes
14 Sydney Morning Herald, Omni-channel retail the new fix for quick service, By Carolyn Cummins 2018
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It is anticipated that this trend will continue, due to:

= Steady population growth from infill redevelopment contributing to a growing demand for additional
supermarkets

= Relatively fewer sites and opportunities for larger full-line supermarkets

= Prevalent lifestyle and consumer habits increasingly favouring multiple smaller convenience shopping
trips during the week rather than one large shopping trip

= Increasing desire from consumers for walkable, convenient access to food and grocery shopping
reflecting declining vehicle ownership/usage and expectations for access to retail facilities outside of
traditional trading hours

= Strong activity from smaller supermarket operators including ALDI and Harris Farm with Coles and
Woolworths increasingly competing at this end of the market.

Recent amendments to Standard Instrument—Principal Local Environmental Plan (Standard Instrument)
accommodates this trend by introducing a definition of a neighbourhood supermarket and permitting the
development of small-scale supermarkets of up to 1,000sqm in size in the B1 - Neighbourhood Centre zones.
This trend will have implications for floorplate sizes in neighbourhood centres as traditionally these centres
have had floorplates of around 400 to 600sgm.

The attraction of larger supermarkets of around 1,000sgm into smaller centres can have both a negative and
positive impact. On one hand, a larger supermarket directly competes more with smaller speciality shops, such
as bakeries, butchers and fruit and vegetable shops. On the other, the supermarket increases the attractiveness
of a centre to its surrounding community, thereby increasing the number of times they choose to shop there.
This increased pedestrian traffic has positive effects for other shops in the centre. This is mainly through
increased opportunity for capturing passing trade.

An increase in proposals for smaller supermarkets of around 1,000sqm in neighbourhood centres is expected
in response to lifestyle changes that favour convenience and smaller, more frequent grocery shopping trips.
This could strengthen the role of neighbourhood centres but would present increased competition to fresh
food retailers.

There is still the potential for larger, full-line supermarkets to locate within centres across the Inner West,
particularly with the anticipated population growth. This is discussed further in Section 7.5.

6.1.4 Food services

The Inner West LGA is a competitive destination for food services within Sydney due to its accessibility as well
as its wealth of heritage character and cultural diversity. Growth in food retailing is increasing, largely as a result
of changes in consumer behaviour: less cooking at home, increasing consumption of meals out and a desire for
entertainment and socialisation whilst eating. This has assisted in supporting centres across the Inner West.
The Inner West has a number of distinctive dining destinations including Balmain, Leichhardt and Ashfield.

Increasingly, customers are seeking an ‘experience’ when dining out. This has meant that purpose-built dining
destinations are seeking to differentiate themselves through providing unique experiences which can evoke an
emotional response and attachment from customers that will have them talking and referring friends and
family. Examples include the Tramsheds at Harold Park and ‘The Grounds’ at Alexandria. Other examples of
ways food services differentiate themselves include extended trading hours and locating close to existing
natural assets or open space, providing customers with a pleasant outlook. This ‘experience’ has seen increased
demand for comfortable outdoor dining options.
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Purpose built, large food destinations require substantial sites or spaces that are uniquely proportioned, which
challenging in a dense and highly and built up environment such as the Inner West, particularly when large
landholdings are rare. This means that operators are reliant on existing built forms, rather than purpose-built
spaces. Improved centre amenity and rejuvenated retail spaces, including the adaptation of heritage buildings
are required to ensure the Inner West takes advantage of these trends.

Internet shopping and social media are being used increasingly in food services. However, the potential impact
on ‘brick and mortar’ food services is not as significant as it potentially is for non-food retail. This is because
when food is ordered online it is prepared, in most cases, by the same store or restaurant that people sit down
in.

The competitive advantage of Inner West is based on its vibe and energy rather than its physical offerings. It
has highly successful markets and street festivals and a long term reputation for accommodating for an eclectic
offering of dining options. There is a strong presence of food manufacturing within the LGA and connections
within the food industry can support further growth in food services.

The clustering of specialised food manufacturing within the industrial areas of Inner West LGA creates a
competitive advantage with regard to food services as café/restaurant operators will choose to locate close to
this industry cluster due to ease of delivery. This relates to proximity of businesses to suppliers; the start-
up/entrepreneurial nature of a number of these food suppliers; associated industry networking within the area.
These in turn encourage new business concepts to also locate nearby.

Burwood Brickworks Rooftop Garden concept (middle), Hugo’s Manly (right)

Source: HillPDA, Frasers Property, Hugos.com.au

Opportunities exist to build on the Inner West LGA’s reputation for food retailing through ongoing innovation.
Overseas examples of emerging trends and new retail formats include the following:

= Amazon markets with no checkouts where the shopper can eat-in or take-out and have the items
automatically billed to their credit account

= Adaptation of heritage buildings such as Mercado da Ribeira Timeout Market in Lisbon and the Chelsea
Markets in New York.

Internet shopping and social media are being used increasingly in food services. However, the potential impact
on ‘brick and mortar’ food services is not as significant as it potentially is for non-food retail. This is because
when food is ordered online it is prepared, in most cases, by the same store or restaurant that people sit down
in.

Maintaining the Inner West LGA’s reputation as a leader in food can be supported by protecting and
managing its industrial lands so that the clustering of the specialised food manufacturing sector can be
maintained and grown, strengthening the industry links between the different levels of the supply chain.

Providing suitable spaces for food services in the Inner West could include reviewing controls for adaptation
of heritage buildings to encourage food related uses, reviewing the Local Approvals Policy to facilitate more

M Inner West Employment and Retail Lands Study 79 of 452
Document Set ID: 33820681

Version: 5, Version Date: 19/08/2020



community events and seeking opportunities to create more public space within centres to accommodate
such activities, which is discussed in further detail in Section 9.2.

6.1.5 Out-of-centre retailing

The high level of demand for retail floorspace is anticipated to continue, given the constraints on in-centre
development. The lack of large and appropriately serviced sites in established centres, such as those required
by larger retailers, and the relatively high land values in those centres, contribute to the attractiveness of out-
of-centre developments. Floorspace requirements from specialised goods and other retailers such as
supermarkets will lead to continued pressure to develop in out-of-centre industrial and employment sites.

The development of out-of-centre retailing, especially for supermarkets, has the potential to affect the
continued economic viability of the established centres. An international study found that the presence of out-
of-centre retailing can negatively affect retail activity in nearby centres by around 12 per cent?®.

The Employment and Retail Lands Study makes detailed recommendations in relation to permissibility of retail
uses in the employment zones in both the Planning Chapter and Precinct Profiles. Action 1.1.1 of the Strategy
establishes the retail hierarchy of the LGA and Action 3.5.1 of the Strategy identifies the B6 — Enterprise
Corridor as an appropriate location for specialised retail premises.

6.1.6 Residential uses in centres

Demand for housing within centres is increasing as a result of:

= Increasing population and demand for residential stock
= Demand for smaller dwellings in accessible locations with public transport to support affordable living

= Lifestyle changes with residents increasingly favouring the accessibility, and retail and service provision
of centres

= Improved viability of redevelopment as residential values outperform other land use types in many
situations.

In many cases providing residential development in centres can improve business conditions by increasing the
population in the retail catchment. There is an increasing preference by younger households to live in highly
accessible and well-serviced locations. At the same time, retirees are seeking to remain in their local
neighbourhoods and downsize their dwelling. These trends and preferences will continue to influence centre
development into the future.

Delivering residential development in centres can increase demand for retail services and make a positive
contribution to the amenity and vitality of the centre.

6.1.7 Commercial office floor space

Businesses owners are increasingly choosing to locate in commercial centres outside of the larger established
‘commercial office precincts’ because of their established identity, amenity, and proximity to their own homes.
This demand is likely to continue to grow. To encourage this trend the study area, in appropriate centres, should
provide:

15 Land Use Policy, The impact of out-of-town shopping centres on town-centre retailers and employment: The case of the Region of
Murcia. Armando Ortufio Padillaa; Antonia Alarcon Hermosillab; and Olga Tomas Ozoresc 2017
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= Anincreased range of commercial floor plates that can accommodate local professional services, start-
ups and boutique small and medium-sized enterprises (SME)

= Provision of affordable commercial office space
= Provision of flexible floorplates suitable for co-working

= A continuation of floorspace suited to professional business services to cater to the local population.

Encouraging specific businesses to locate in the area is difficult. Businesses will tend to choose their location
based on a variety of individual factors such as style, identity, skill base, demographics, accessibility,
competition, proximity to other businesses, utilities, rents, infrastructure, and ordinance. To support new
investment, a clear vision and direction for the study area can be embedded in the planning framework.
Maintaining flexibility in the size of and variety of floor plates will be important to attract the greatest diversity
of uses. Protecting the existing supply of commercial floorspace will also be important so not to inadvertently
affect rents and the affordability of the location.

The Strategy has a series of recommendations to support the growth of commercial office floor space which
are substantiated within Section 8.1.1 of the Study.

6.1.8  Activity clusters

Centres with a balance of commercial and residential uses tend to experience enhanced activation both day
and night with workers contributing greatly to the vitality of the centre during daytime hours, and residents
increase activation after hours. Global trends and disruptive technology are changing the way office and
business premises are being delivered. There is a growing demand for flexible working spaces in suburban
locations that are closer to people’s homes. More affordable, generally older, office stock can also be attractive
to start-up businesses looking for a pathway into the market.

Activities are tending to cluster within centres to capture the benefits of co-location and synergies between
businesses. Commercial activity clusters, eat streets, and village shops collectively function as vibrant and
dynamic centres.

6.1.9 Council interventions to revitalise centres

Councils are increasingly taking action to encourage activation and revitalisation of traditional centres that have
experienced decline. Incorporating public spaces and community facilities in centres encourages visitation by
families and customers that would otherwise not visit the centre. Hosting markets and free events increases
activity and attracts visitors. Strengthening the streetscape appeal and delivering public spaces creates a
pleasant street environment and improved amenity, generally more conducive to outdoor dining.

Providing spaces within the public domain that can accommodate cultural infrastructure supports Objective 9
and Strategy 9.1 of the Greater Sydney Region Plan. Notably the plan discusses multi-functional and shared
spaces as cultural infrastructure and highlights how great places are made when artistic, cultural and creative
works are visible, valued, distinctive and accessible. Centres in Inner West are well placed to deliver these
opportunities.

The Greater Sydney Commission Eastern City District Plan highlights the importance of having high quality
public places in and around centres, ‘streets, plazas, parks and recreation spaces provide places for community
events, markets and festivals and for encouraging social interaction and active lifestyles. Growth and renewal
will increase opportunities to expand and connect these places and to explore innovative public places, such as
rooftops and podiums.’ P48
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Council assets can provide a valuable resource in stimulating the revitalisation of centres. Where surplus
land is available in a centre, partnering with a developer can deliver valuable community benefits. Some
examples of actions by councils to revitalise centres are discussed below.

Marrickville Library, Former Marrickville Council NSW

Former Marrickville Council partnered with Mirvac to develop the former Marrickville Hospital site, originally
Council-owned land, bordering Marrickville Road, Livingstone Road and Lilydale Street. The development
consists of a new larger library and much needed new community and cultural facilities, open space and
residential apartments. As part of the redevelopment, Council received:

= Nine affordable housing apartments dedicated to Council

= 3,600m? of purpose-built library and event space spread over three storeys
= 1,200m? of landscaped outdoor garden and a 100m? children's playground
= Café with indoor and outdoor seating areas

= Conferencing facilities

m 58 underground car parking spaces including 5 accessible spots and a loading dock

The new Marrickville Library provides a new anchor of activity on the northern end of the Marrickville town
centre.

Kiaora Place, Double Bay NSW

Kiaora Lands is a master planned mixed-use precinct in the heart of Double Bay, a joint venture between
Woolworths, Solotel, and Woollahra Council.

The main components of the scheme were a 600-space car park including 300 car spaces for public use, a
2,000sgm Public Library, a 3,500sgm supermarket, speciality retailing, 133 apartments, a 21 room private hotel
with function rooms, and a five storey commercial office building. The project realigned three streets and
included a 600sgm public square. The development consisted of six separate buildings over a common two-
level basement car park. The middle stretch of Kiaora Lane was pedestrianised, while the trucks use either end
for access to Woolworth’s underground loading bay.

Woollahra Council amalgamated a number of sites to create the new library centre with a through-site link.
The public library is considered a ‘next-generation’ space featuring everything from a slippery dip for children,
to a public access computer hub, meeting rooms, study areas, and even a quiet reading area with a fireplace.
The library has become a destination in its own right, providing a public space for events including live music
and exhibitions, extensive children’s programs and workshops and movie screenings. It has been designed with
all ages in mind and acts as an attractor for the centre. The library is framed by a number of retail shops and
cafes that line the through-block connection. The library is open until 8 pm.
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Figure 11: Kiaora Place, Double Bay

Source: Woollahra Council

Prahran Square — City of Stonington

The City of Stonington in Melbourne has redeveloped a 9,000sgm car park into a new public plaza, dubbed
Prahran Square. Prahran Square contains 10,000 square metres of multi-functional urban parkland sitting
above 500 car parking spaces, a 20 per cent increase in car parking spaces to service the surrounding Chapel
and Greville street precincts.

The square is now complete and incorporates retail/hospitality opportunity spaces, free public WiFi,
environmentally friendly design features, safe and improved pedestrian movement paths and capacity for
events such as outdoor cinemas, markets, and live performances. The cost of the project is estimated to be at
least $60 million.

It demonstrates how other local governments have made use of existing assets to provide for much needed
cultural infrastructure, open space and modern retail spaces to revitalise centres and precincts.

Figure 12: Artist impressions -Cato Square, Prahan Melbourne
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Source: Hunn, P 2018 ‘Work begins on burying 9,000m2 Melbourne carpark under public plaza’, viewed at:
https://landscapeaustralia.com/articles/lyons-and-aspect-studios-to-transform-melbourne-carpark-into-public-park-1/ and

Images source: City of Stonnington, 2018

Several centres in Inner West have large landholdings, currently used for purposes such as parking that could
be repurposed for supporting activities such as market stalls, cultural performances, outdoor dining festivals
and other events. Identifying opportunities for public spaces within centres are identified through actions
contained in Strategy 1.5 of the ERLS.

Chapel Street, Melbourne

The Chapel Street Masterplan focuses on the pedestrian experience of Chapel Street, Melbourne —a prominent
retail street surrounded by mixed-use functions and including heritage buildings. The masterplan was produced
to improve the ‘rundown’ urban form to secure the destination into the future. The plan established a hierarchy
of streets and focussed on the single-lane streets immediately stemming from Chapel Street. Improved
landscaping on these streets made more roads attractive for small businesses and extended the activity
footprint of the area.

The plan sought to co-locate small public open spaces with train stations, tram stops and street corners, which
provided a pause point that attracts pedestrian activity. Well-designed and stylish street furniture was included
in the streetscape plan, as well as plenty of lighting, signage, and universally-designed kerbs and paths. Under-
storey car parking off Chapel Street was advocated, to encourage foot-traffic on the main street.

A crucial and successful aspect of this plan was a community engagement workshop run with local residents.
The workshop gave the residents a say on planning matters and small-scale initiatives. This included making
some one-way streets one-way, moving power underground to make way for trees, and relaxing density
controls at principle urban junctions. Small-scale initiatives included the addition of local art projects to the
streetscape, a free shuttle tram, projecting urban art to blank walls, and using native plants. Giving more control
to the community encouraged the locals to spend more time on Chapel Street.

6.1.10 Market considerations

Commercial properties along traditional neighbourhood retail strips such as Darling Street, Balmain and
Liverpool Road, Dulwich Hill and Ashfield comprise traditional two storey buildings; ground floor retail and first
floor commercial or residence is provided.

HillPDA has undertaken high level market research of the retail and commercial market focusing on Ashfield,
Leichhardt and Marrickville.

The main retail precinct of Marrickville along lllawarra Road and Marrickville Road is currently struggling with
high reported levels of vacancies. Despite the easing of demand a local leasing agent has reported a strong
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level of food and drink retailing as well as local services such as gyms and childcare operators. The agent has
indicated that net retail rents range from $500 to $600/sgm of net leasable area (NLA) and first floor
commercial range from $250 to $300/sqm of NLA. Local agents have also indicated that freehold sale value
rates range from $5,000 to $7,000/sqm of NLA (freehold). Although there has been renewed interest in
Marrickville in the past few years as an alternative to Newtown and Enmore, it is currently experiencing slow
activity in a lagging economy.

Similarly, Leichhardt has experienced renewed interest with the northern side of Norton Street experiencing
increased popularity for café/restaurant operators due to the increased availability of car parking. Local
agents have also indicated that freehold sale value rates range from $5,000 to $7,000/sgm of NLA, there has
been limited sale activity over the past two years. Haberfield has experienced increased vacancies in recent
years however, most recent indications are that there is growing interest.

It has been reported that Ashfield is also experiencing low levels of market activity and agents have reported
the majority of enquiries are for the use of food retailing and professional services. Local agents have also
indicated that freehold sale value rates range from $8,000 to $12,000/sgm of NLA and retail net rents range
from $750 to $900/sgm of NLA.

Marrickville is currently experiencing slow activity despite renewed interest in the area as an alternative to
Newtown and Enmore. Leichhardt has experienced limited sale activity whilst Haberfield is showing
indications of growing interest and Ashfield is showing an increase in enquiries for the use of food retailing
and professional services.

6.1.11 Office trends

The NSW experience in job growth is similar to that observed in Europe and the US, where a 20-year analysis
of net job growth revealed that firms less than five years old were the only cohort of firms that were net job
creators. Every other cohort was found to have shed more jobs than they created. This fact is a key
consideration in positioning Inner West LGA to attract commercial jobs growth. It suggests that a focus on start-
up businesses is likely to yield a net job increase.

Start-ups and flexible spaces

Start-ups have great disruptive potential because of the ease with which they can reach global audiences
through the use of technology. These businesses can exploit a competitive advantage in price through high
labour productivity and lower capital requirements.? Providing a supply of spaces that are able to respond to
technology requirements and expand to meet growth will assist start-ups to compete on a regional and global
platform for the jobs of the future.

Space and floor plate requirements are changing, with the traditional purpose-built office space increasingly
giving way to more flexible options like co-working spaces. These spaces act as a shared workspace for a highly
diversified workforce of small businesses, start-ups, freelancers, and entrepreneurs. The rise in demand for co-
working space has grown by 6 per cent per annum in the five years up to 2017, with approximately 50,000sqgm
of space existing in Sydney in that year.'® That said, there is still demand for larger floor plates >2,000sqm to
accommodate international or domestic corporations.

The initial demand for these spaces was focussed around urban cores, with 53 per cent of Australian co-working
spaces located in CBD or metro areas in 2017. However, there has been growth in suburban locations away
from metropolitan centres,® with these areas accounting for 32 per cent of spaces. The growing demand for

16 pwC (Commissioned by Google). (2013): The Startup Economy; How to support tech start-ups and acceleration innovation
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flexible workspaces away from the metropolitan core echoes trends in the US market.® Co-working typically
requires comparatively small office spaces of less than 200sgm.

While the demand from co-working space operators is primarily domestic at present, it is predicted that the
imminent entry of international operators will increase demand for spaces suited for co-working.'” JLL has
predicted that 30 per cent of all office space will be classed as flexible by 2030.18 The demand for these types
of spaces is continuing to grow, most notably in suburban locations.

The impact of technology is fundamentally changing the way in which people work, adding flexibility to when
and how they allocate their time. The traditional concept of the workplace being a fixed space is changing, with
telecommuting and remote working now commonplace. While research has found that there has been an
overall decrease in regular work from home since 2001, it remains highly prevalent amongst managers and
professionals, with 41.2 per cent of managers and 38.2 per cent of professionals regularly working at home, as
of 2016. Over the last twenty years the proportion of employed professionals has expanded rapidly, now
comprising the largest occupational grouping, at almost 24 per cent. As a consequence, telecommuting is set
to continue expanding.!?

This is playing out in the changing nature of contemporary workplaces, and therefore the type of spaces that
are in demand. This translates into people working from home or other suitable spaces. Naturally, this will have
a flow-on effect on the way space is used in Inner West LGA, influencing the times when offices are active and
the total floorspace required by different industries.

Home business and work from home patterns are discussed in Section 9.4.1,

Providing more flexible working space is likely to attract new businesses, freelances and start-ups. Embracing
this concept will assist in the support of small business, attract jobs growth and deliver jobs closer to homes.

Businesses owners are increasingly choosing to locate in commercial centres outside of the larger established
‘commercial office precincts’ because of their established identity, amenity, and proximity to their own homes.
This demand is likely to continue to grow. To encourage this trend the study area, in appropriate centres, should
provide:

= Anincreased range of commercial floor plates that can accommodate local professional services, start-
ups and boutique small and medium-sized enterprises (SME)

= Provision of affordable commercial office space
= Provision of flexible floorplates suitable for co-working

= A continuation of floorspace suited to professional business services to cater to the local population.

Encouraging specific businesses to locate in the area is difficult. Businesses will tend to choose their location
based on a variety of individual factors such as style, identity, skill base, demographics, accessibility,
competition, proximity to other businesses, utilities, rents, infrastructure, and ordinance. To support new
investment, a clear vision and direction for the study area can be embedded in the planning framework.
Maintaining flexibility in the size of and variety of floor plates will be important to attract the greatest diversity
of uses. Protecting the existing supply of commercial floorspace will also be important so not to inadvertently
affect rents and the affordability of the location.

17 JLL. (2017), Bracing for the Flexible Space Revolution
18 The University of Sydney. (2017). An introduction to the growing co-working industry in 2017. Co-working Spaces Australia

19 Bankwest Curtin Economics Centre. (2018)
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6.1.12 Centres with professional services role

There is an identified trend within the Inner West of smaller centres establishing a professional services role
rather than a retail role. This includes Croydon (refer to Section 9.2.7) and increasingly Stanmore, (refer to
Section 9.2.13).

Employment floor space within some smaller centres is transitioning from a retail focus to office and business
premises. Professional services include businesses such as architects, accountants, engineers, doctors and
lawyers which do not necessarily require locations within the Sydney CBD or larger centres, where rents are
higher. This trend is likely to continue, particularly as mixed use redevelopment in larger centres across Sydney
reduces available office floor space and some centres experience decline.

Inner West is well placed to attract these businesses compared to the Sydney CBD, as they can offer a reduced
commute and the modern world of communications means businesses don’t necessarily need to be as close to
clients. Centres within heritage conservation areas and with a number of heritage items may not offer the same
flexibility for redevelopment as other centres, and these smaller ground floor spaces may be better suited to
office and/or business premises rather than emerging retail concepts.

With the construction of the south-west metro, it is likely that professional services will continue to grow in
key centres such as Sydenham (south of the station), parts of Marrickville and Dulwich Hill. There are some
centres in Inner West that are in decline such as Haberfield and Lewisham (station) that may strengthen as
locations for professional services.

While office and business premises may not activate the street frontage in the same way as retail, they do
attract visitors to the centre.
6.1.13 Floor space monitor

Afloor space and employment review of centres can provide a snapshot of the land use, employment and built
form dynamic across the Inner West’s centres. The survey can provide Council understanding of the demand
and suitability of employment floor space in the LGA’s centres. Noting the significance of creative industries
and independent professional services in the Inner West, further understanding of the built form, floor space
and amenity requirements to meet the demand of these niche industries would be useful.

Overall, the data from this survey would inform Council’s future plan and policies to guide where people will
work and live as well as to respond to industry trends in office and retail.

Key information to consider within the survey:
= Type of activities conducted by businesses;
= Quality and flexibility of floor space format for each activity;
= Amount and quality of floor space occupied for creative purposes;
= Amount of floor space each activity and associated worker occupies;
= How many people employed in each activity;
= Occupancy rate of ground floor non-residential spaces;
= Quality of ground floor non-residential spaces that fails to attract businesses;
= Carparking requirements

= Type of amenities and services supporting the operation of certain businesses (i.e. co-working spaces
and independent professional services);
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= Averagerent.

The extent of the monitor would depend on resourcing. Focussing on a key precinct as a pilot can assist in
understanding resource implications for Council.

6.1.14 Recommendations

Overall, there is a need to develop a policy approach for centres across the Inner West to ensure that Council
is proactive in accommodating to trends in retail and office. The actions in the Strategy contain a broad range
of actions which aim to:

= Retain and grow office and retail floor space in existing centres

= Identifying opportunity sites within Centres that could facilitate new public domain spaces and retail
oppurtunities (eg council car parks or additional levels above existing shopping centres). Where possible
this should be an expansion of an existing centre.

m Zoning additional land (non-industrial) for retail and commercial uses to accommodate future growth,
where there is a genuine demand which cannot be met in centres.

= Reducing barriers to in centre development (eg design requirements and retail demand and impact
assessments).

= review the neighbourhood centres to identify more localized retail and service needs.
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6.2 Employment land trends

The globalisation of trade, wider use of information technology and online retailing is influencing demand for
industrial floorspace. Today’s global economy is underpinned by linkages between businesses, which enable
the efficient sharing of information and the delivery of goods through a global supply chain.

This supply chain, or movement of goods through production to the end user, is an alignment of firms that
design, develop, market and produce goods and services and deliver them to the customer when needed.
Demand for space built for the transfer of goods is increasing, primarily for ‘high throughput distribution’ space
that is essentially designed to facilitate the rapid movement of goods through the supply chain. Businesses with
low inventory turnover are gravitating to inexpensive land and low cost buildings.

Retail and industrial operations are becoming increasingly aligned, with omni-channel real estate emerging as
a key trend in 2018. Supply chain efficiencies is a key for the success of the retail sector with the rise of online
retailing also driving demand for warehousing and distribution centres. A recent article prepared by CBRE and
Jagonal?® indicated that proximity to key transport routes is one of the priorities for industrial occupiers due to
supply change efficiencies and the increasing geographic division between consumption and production. The
Inner west LGA’s connection to WestConnex and other motorways has it well placed to service demand for
product distribution.

The evolution of industry is impacting on occupier demand. Industrial demand is increasingly being influenced
by technology with cutting edge micro-manufacturing replacing traditional manufacturing. As production and
manufacturing technologies evolve, there will most likely be a shift in the scale and land requirements of
businesses. While the size of distribution and warehousing increases, manufacturing will become more
automated, reducing floorspace and car parking requirements. This will be more evident in major markets
before filtering to the regions.

There is an opportunity to capitalise of the Inner West LGA’s strategic road and Sydney Airport connections
to deliver industrial spaces that respond to the changing face of retail by offering ‘strategically proximate’
warehousing for online retailers. These types of spaces would be well-positioned to offer strong returns to
investors.

20 CBRE (December 2017), “Time to motorway drives rental savings”
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Expert insight, Ross Lees Fund Manager for Centuria Industrial REIT

Retailers need to reassess supply chains

Many retailers are recognising the need to reassess their supply chains. Most traditional networks don’t
include enough distribution centres to deliver goods cost-effectively and quickly — and this is a challenge as
consumers demand ever-shorter delivery times.

Retailers also realise they cannot separate the online from their traditional shop-based business; rather,
they need to be viewed as two parts of a whole. Successful retailers now think end-to-end, which means
including transport and fulfilment centres in the mix. This is where industrial property, particularly
warehouses located close to consumers and transport hubs, is benefitting.

Proximity to the consumer means cheaper transport costs and faster delivery times — both of which play an
important role in overall profitability. And as the number of fulfilment centres for online retailing increases,
so too does the number of businesses which service these centres, such as packaging companies. And both
require industrial property.

Industrial property outlook

Growth in exports, business investment, and infrastructure, are driving demand for industrial property.
There has been a strong flow of capital into the Australian industrial sector from a diverse range of investors
—including domestic private and institutional groups, and offshore groups.

Supply is constrained however, and as a result, yields have compressed across the board. In Sydney, yields
moved from 5.73 per cent (in H2 2017) to 5.26 per cent (in H2 2018); in Melbourne from 6.27 per cent to
6.06 per cent.

At the same time, the digital revolution and advances in technology mean that industrial property is changing
from the simple, low-tech warehouses of the past. Today’s industrial property is more sophisticated,
efficient, and flexible — ready to service a diversified range of industries.

As a result, prices have risen across the board — but more significantly in locations close to population hubs,
where there is greater density and higher competition from alternative uses.

While online retailing is providing a positive flow-on to industrial property, to regard this as a one-to-one
increase in industrial space would be overstating the case. Certain types of industrial space will benefit
disproportionately from the rise in online retailing. For online retailers in pursuit of supply chain efficiencies,
“strategic proximity” is key: industrial property that is close to transport nodes and consumers will be the
winner.

From an investment perspective, the same holds true. Industrial portfolios that align with the changing face
of retail — by offering “strategically proximate” warehousing for online retailers — will be well-positioned to
offer strong returns to investors.

Extract from article published: Tuesday, April 30, 2019 at http://www.switzer.com.au/the-experts/ross-lees/online-retailing-
increasing-demand-for-industrial-real-estate/
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6.2.1 Emerging and disruptive technologies

Technological progress provides potential for economic growth, but its impact is seen by some, as a disruptive
force for labour markets and established business models. ‘Disruptive innovation’ refers to an innovation that
creates a new market by applying a different set of values, and which ultimately (and unexpectedly) overtakes
an existing market. 2! This commonly occurs by harnessing new technologies, or by developing new business
models. Products based on disruptive technologies are typically cheaper to produce, simpler, better
performing, and more convenient to use.??

Disruptive technologies have the potential to impact growth, employment, and inequality by creating new
markets and business practices -and ultimately on demand for employment land. Disruptive technologies will
have potentially negative effects on some firms, through declines in shareholder value and loss of markets.
Employment lands may suffer increased vacancies unless they provide spaces that are suited to the emerging
business types and their changing operations.

Researchers from the University of Wollongong, Monash University, and University of Technology Sydney
recently undertook a collaborative project funded by the Australian Research Council — Urban Cultural Policy
and the Changing Dynamics of Cultural Production. Their research findings indicate that impacts of robotics
and automation on small-scale manufacturing and industrial activities within the Inner West have been
negligible, and are unlikely to be significant in the future. Their research across a range of niche creative-
manufacturing industries, from surfboard-making to ceramics, jewellery-making to guitar-making,
demonstrated that automation and robotics are unlikely to displace jobs. What makes the varieties of small-
scale creative-manufacturing present in the Inner West viable high-value add propositions are an emphasis on
rarity and quality, and human craft labour input.

Robotics and automation equipment are also capital-intensive investments rarely viable for micro- and small-
scale manufacturers. The Inner West have few suitable sites, and the cost of amalgamating sites to a suitable
scale is likely to make other parts of Sydney more attractive for such investment.

Employment lands that provide spaces in a variety of sizes and price ranges are more likely to be resistant
to the impacts of disruptive technologies.

Analysts?® have identified emerging and disruptive technologies that will likely have significant impact on the
manufacturing transformation, they include (in alphabetical order):

= Additive manufacturing (3D printing): The class of materials that can be printed has been expanded
greatly, from plastics, paper, ceramics, metals, superalloys, to biomaterials. Developments in additive
manufacturing will likely create new applications that will have significant impact on traditional
manufacturing methods.

= Advanced robotics: New and advanced robotics will increasingly be used in precision manufacturing
and assembly, in semiconductor fabrication, and even in human-robotic cooperative environments
beyond manufacturing. Manufacturers using advanced robotics are typically seeking larger spaces.

= Digital manufacturing: Traditional experiential and experimental approaches to product development,
manufacturing process design and validation, factory automation and supply network development are
being replaced by highly efficient digital thread approaches.

21 Clayton Christenson (The Innovator’s Dilemma),

22 |bid.

2 Jun Ni and Jay Lee (2016) Emerging and Disruptive Technologies for the Future of Manufacturing: 2015 - 2025

Keywords: disruptive technologies, emerging trends, future manufacturing technologies, University of Michigan, University of Cincinnati
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= Distributed and cyber manufacturing: Distributed manufacturing has been enabled by the DIY maker
movement, 3D printing technologies, CNC machines and the internet. This promises to transform
centralised manufacturing hubs, the supply network and the logistics industry as machine APPs
operating on cyber platforms create on-demand design and manufacturing.

= Hybrid processes: The development of new, advanced materials and the increasing integration of
multi-functionalities into a single product is creating innovative hybrid manufacturing processes

= Lightweight materials and structures: The demand for energy-efficient transportation vehicles has
driven the rapid adoption of lightweight materials and multi-material structures for the construction of
aero, ground and marine vehicles. These new advanced materials and structures call for the disruptive
development of novel manufacturing methods.

= Intelligent maintenance systems: In the era of industrial big data, new development in predictive
analytics and infotronics has enabled complex engineering equipment and systems to achieve near-
zero breakdown performance. The monitoring and prognostic health management capability allows
proactive approaches to address the performance degradation of their systems and equipment.

= Prognostics and health management for self-aware machines and equipment: Future manufacturing
equipment will have the increasingly more sophisticated capacity to sense its environment, monitor its
condition, be aware of its own operating performance drift, and adaptively compensate for any
deviation from the ideal performance target.

= Predictive manufacturing and smart factory: Leading manufacturing firms are adopting highly
automated, IT driven manufacturing planning, scheduling and production controls. Such factories
employ smart machines and equipment that have self-aware capabilities, use vast amounts of industrial
big data to evaluate and predict production conditions in real time (eg cost, quality, productivity,
material supply and market demand), and proactively synchronize factory-level as well as enterprise-
level resource requirements.

= Reconfigurable manufacturing systems: Modern manufacturing systems are increasingly expensive
and yet the product life cycle becomes shorter and shorter due to fierce market competition. This
dilemma has motivated many manufacturing firms to look for ways to effectively reuse the capital
investment for their manufacturing systems, thus leading to the paradigm of reconfigurable
manufacturing.

= Remanufacturing systems: The increasing pressure for environmental sustainability has created more
opportunities for products to be remanufactured after their typical end of life. A properly designed and
operated remanufacturing system will not only address the issue of environmental sustainability but
will also increase economic benefits for the manufacturers as well as consumers, leading to a truly
circular economy.

= Real-time 3D machine vision: Rapid development in pipeline image processing and advanced optics
have created unprecedented new capability for real-time 3D machine vision technologies to be widely
adopted for advanced manufacturing process control, assembly verification, and in-process product
certification. This also helps to provide real-time guidance for advanced robotics.

Researchers from the University of Wollongong, Monash University, and University of Technology Sydney
recently undertook a collaborative project funded by the Australian Research Council — Urban Cultural Policy
and the Changing Dynamics of Cultural Production. Their research findings indicate that impacts of robotics
and automation on small-scale manufacturing and industrial activities within the Inner West have been
negligible, and are unlikely to be significant in the future. Their research across a range of niche creative-
manufacturing industries, from surfboard-making to ceramics, jewellery-making to guitar-making,
demonstrated that automation and robotics are unlikely to displace jobs. What makes the varieties of small-
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scale creative-manufacturing present in the Inner West viable high-value add propositions are an emphasis on
rarity and quality, and human craft labour input.

Robotics and automation equipment are also capital-intensive investments rarely viable for micro- and small-
scale manufacturers. The Inner West have few suitable sites, and the cost of amalgamating sites to a suitable
scale is likely to make other parts of Sydney more attractive for such investment.

The Inner West LGA, relative to other industrial areas in Sydney, has so far had negligible impact from robotics
and automation. It is considered that these trends may have a less significant impact in the future compared
to other industrial precincts within Sydney.

There is however, a larger potential for automation to affect larger-scale industrial processes (closer to the
airport) and potentially in the Bays Precinct if future planning accommodates.

On the other hand there is a trend for creative uses/producers to share larger facilities in a co-work
environment. This clustering has numerous benefits from smaller supply chains, to sharing otherwise expensive
facilities, and cross-fertilisation of ideas. However, these larger spaces need to be managed. In a few cases this
has been undertaken by one of the industries, however, site set up and management in these cases remains
an issue.

The potential impacts of the above include:

= Strong growth in industries focused on health care, leisure and hospitality, with these industries
continuing to drive future growth of commercial space.

= Continued growth in demand for co-working and flexible workspaces.

= Continued growth in demand for spaces in locations that more efficiently connect providers with
customers, with the goal of offering better service and cheaper goods to the consumer.

= Greater demand for leisure with increased automation allowing people to focus on culture,
reemphasize social activities, and develop an experience-driven economy in more urban centres.

= Experience related real estate is expected to boom (sports, entertainment, and food and beverage).

= Physical footprints changing to accommodate automation, typically requiring larger floorplates in
some areas.

= Given anticipated distance restrictions on commercial drone deliveries, warehouses may move
closer to population centres, to allow these properties to operate as drone distribution bases,
thereby dramatically improving supply chain efficiency.

2 https://www.leggmason.com/content/dam/legg-mason/documents/en/insights-and-education/whitepaper/clarion-whitepaper-
disruptive-technologies.pdf
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6.2.2 Creative industries

Creative industries and culture are essential to the local community and identity. Inner West Council estimates

that at the 2011 Census 9.4 per cent or 8,685 people in the Inner West Council were employed in cultural
occupations, the highest of any LGA in NSW. Council’s Cultural Action Plan (2016 — 2020) identified that arts
and culture are integral to local social and economic advantage and the liveability of the area.

Table 13 presents information for a sample of creative industries located in the Inner West LGA. All feel the

threat of redevelopment and rent increases. Uncertainty around tenure is impacting on operations and

revenue by restricting business to short term planning.

Table 13: Issues faced by creative industries

Creative industry

CANAL ROAD FILM CENTRE
1 Canal Rd, Leichhardt

Canal Road Film Centre (CRFM) is an
umbrella organisation that runs
Australia’s largest independent film
and TV production precinct - a unique
collection of businesses, artists, and
support services.

ART EST.
4/67/69 Lords Rd, Leichhardt

Art Est. is a private art school and
gallery providing weekday classes,
weekend workshops, and art
programs, catering both to adults and
children with a wide offering of
lessons, ranging from

painting and drawing to pottery,

creative

printmaking, cartooning, life drawing
and travel sketching.

LEGS ON THE WALL

91 Canal Road, Lilyfield
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Current concerns

Council has rezoned the site to SP1 - Special Activities in recognition of its
importance.

Strategically located near two light-rail stations.

Difficulties in getting approvals for location shootings in the city is
hampering film and television businesses.

Location shooting is the only way to maintain local productions in Sydney.

The current regulatory environment is not supportive, forcing many
productions to relocate to more filming friendly locations.

Previous attempt to redevelop the site for residential uses:

— The most recent planning proposal for the site, submitted in October
2018, sought to rezone the site from IN2 - Light Industrial to R3 -
Medium Density Residential, increase the floorspace ratio from 1:1
to 2.4:1 and introduce a maximum building height control of RL35.

— The intent of the planning proposal was to facilitate a
redevelopment of the site including approximately 23,158sqm of
residential floorspace, comprising 235 dwellings, and 3,000sgm of
non-residential floorspace across five (5) buildings ranging from
three to nine storeys, positioned around 1,650sqm of centrally
located open space.

— Strong opposition to redevelopment was found from the
community.

Current activities undertaken in the warehouses cannot move to shop

fronts or be integrated with residential functions.

No other suitable sites in the area. The remaining industrial spaces in
outer suburbs may be too far away for the school’s customers.

Measuring the economic and cultural value of existing creative
operations has tended to underestimate the situation by only accounting
for full time employees but the centre also:

— gives work to more than 60 local artists per annum

— hosts more than a thousand students

— holds exhibitions that attract hundreds of visitors

— isinstrumental - a network of creativity would be lost if redeveloped.

The site is Crown land and there is uncertainty about leasing terms and
future plans.

Threat of rent increases would jeopardise or heavily impact the business.
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Creative industry

Legs On The Wall is a physical theatre
company including ELE]
performances and floating stage
effects and apparatus.

TORTUGA STUDIOS
31 Princes Hwy, St Peters

Tortuga Studios is an artist-run
initiative with its own gallery, a co-
working space and a production house
for TV, film and theatre, which
includes set builders, lighting
designers prop-makers.

SQUAREPEG STUDIOS

10 Junction Street, Marrickville

A collaborative jewellery workshop
used by professional contemporary
jewellers, sharing heavy equipment
that would be too expensive or
unsuitable for installation in homes.

ERTH
22-26 Myrtle Street, Marrickville

An international theatre company
specialising in live performances and
large-scale puppetry shows.

Current concerns

Zoning and other regulations restrict the possibility of hosting live
audience performances which would be a potential revenue stream.

Applying for relevant permits is too costly and time consuming and there
are concerns regarding the impact public traffic and congregation will
have on other tenants.

The lack of affordable space for rehearsal and storage is encouraging

casualisation of artistry with a detrimental effect on the quality and
innovation of Australian theatre.

The warehouse space is old and requires a lot of maintenance which is
often beyond the means of the organisation.

Neighbouring redevelopment and construction of the WestConnex
motorway has produced dust, asbestos debris, heavy noise, and traffic
jams.

Safety concerns from dust and truck movements; odour from
remediation works.

Operating under a medium-term lease for the next 3-6 years.
WestConnex St Peters Masterplan proposes the industrial block be
replaced by apartments, with an ‘art space’ within the buildings and a
private open space.

There is always the possibility that the warehouse will be sold to a
developer to build apartments.

The area is considered suitable for new development, given its proximity
to the future Sydney Metro station.

Operators believe additional apartments and commercial spaces could
increase business opportunities, provided that creative venues such as
SquarePeg Studios are retained in the process.

Erth has had to become a venue manager while remaining a physical
theatre company to cover costs.

Erth has become an umbrella organisation itself, managing security,
telephone lines, internet, cleaning, maintenance, and so on.

Maintenance costs associated with an old warehouse.
The building floods during heavy rains in the basement (storage) area.

A demolition clause is included in the 3+3 year lease, as the area is zoned
for residential development.

Andrea Pollio, len Ang, David Rowe, Deborah Stevenson, Liam Magee Cultural Creation and Production in the Inner West LGA

A case-study needs analysis December 2018, University of Western Sydney
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Rent Controls in Hackney Wick, London
Rent controls are to be imposed on properties in the Hackney Wick area to protect creative businesses.

The area which is currently experiencing a massive regeneration has long been a home to artists and other
creative enterprises but has seen its rents increase by more than 50 per cent in just one year.

The initiative has the support from the Mayor of London, Sadig Khan. It will force landowners in the area
to set rents at less than half of the current market rate.

Creative businesses will benefit from more support and protection to stay in the area thanks to new
planning rules approved by the council and the London Legacy Development Corporation (LLDC). The LLDC,
which manage a substantial part of the area, has agreed to a planning arrangement intended to provide
new work and studio spaces at affordable rents for established businesses.

More than 8,400 sgm of existing low-cost work will be re-provided under the new planning rules, alongside
hundreds of new homes, modern retail, and community facilities. The rent controls follow the creation of
the masterplan for the regeneration of the area.

The Council is already in the process of refurbishing two existing buildings in the Trowbridge area. Local
workspace providers will be in charge to manage the building for the small, independent and artistic firms
that have already made Hackney Wick their home.
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The views of creative industries were also considered through the community engagement process (see
Section 5). Creative industries in the area generally fear termination of leases and redevelopment forcing
them out of the area, either directly or through increases in rents. Inner West Council has been instrumental
in protecting creative uses by protecting industrial land from rezoning that would permit residential uses.

The continued operation of creative industries could be assisted through:

= Articulation of a clear vision for the creative industries in the Inner West LGA.

= A stronger policy position on creative industries and the future of employment lands in the Inner
West LGA, including planning requirements directed to retaining or increasing the supply of low
cost, suitable spaces, in perpetuity.

= Clear recognition of the benefits, including economic benefits, for the collective contribution of

creative industries across the LGA.

This would position Council to more easily respond to future planning proposals and development
applications.

Factors that are challenging artists’ ability to access affordable spaces in the local area include:

= Gentrification and a loss of industrial spaces, which would be heightened by any further loss of
industrial lands.

= A shortage of, larger style industrial ‘bare bones’ warehouses, suitable for hybrid and large-scale
production, such as sculpture and large scale visual arts, noting that newly built creative spaces at
market rent are generally unaffordable for the area’s specialised artists and makers.

= Deterioration and poor maintenance of older buildings

Creative industries and culture are essential to the local community and identity of the Inner West. The industry
faces challenges with regard to affordability and ability to secure suitable spaces.
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6.2.3 Microbreweries

Inner West LGA has recently attracted interest as a place for microbreweries
to locate. The implications of allowing microbreweries to establish in
employment areas are still being monitored. Of particular concern is the
potential for associated tasting rooms to lead to land use conflicts while taking
away important industrial zoned land from industrial purposes. Microbrewers
are an example of emerging industries and debates ensue about how to
accommodate such industries within the planning framework.

In the US, microbreweries have played a key role in the revitalisation of

economically distressed neighbourhoods with many reporting rising property

values in areas surrounding craft breweries.?> The research found that

microbreweries have a positive impact on residential property values and

areas near a craft brewery appear to have been associated with relatively

higher price premiums even before the opening of the brewery. However, it

also found there were no significant impacts on commercial property values. Policy makers are reportedly
considering revising zoning laws and other regulations in efforts to promote the growth of microbreweries and
spur economic development in their local economies.

Microbreweries with the Inner West LGA are gaining an identity and are collectively promoting their product
through events. There is an opportunity to support this recent initiative and for future events to be coordinated
and hosted by Council, noting that the breweries are typically hosting smaller individual events already.

The potential for expansion of microbreweries tasting rooms, as a result of representations from microbrewers,
were discussed in Council Report C0318 item 2 at its 13 March 2018 meeting. Nine microbreweries were known
to Council at that time, with the industry growing two-fold since 2015. In that report, Council also stated its
position that a ‘tasting room’ would satisfy the provisions of ‘industrial retail outlet,” but restricted to the
serving of goods produced on the premises. Council noted several concerns related to the impact on industrial
lands with an expansion of industrial retail outlets. In the months following that meeting Council engaged with
the then Department of Planning and Environment multiple times to develop and refine a definition to more
accurately define the microbrewery/tasting room land use.

In parallel, Liquor and Gaming NSW, working with Inner West Council, announced that a new Inner West micro-
brewery licence had been drafted and would operate on a trial basis for 12 months commencing on Saturday
1 September 2018. The special authorisation is subject to certain conditions including:

= No beer, cider, spirit or liqueur may be sold on site unless they are the licensee’s product
= The number of patrons on the premises does not exceed 100

= Food to be provided consistent with the responsible sale, supply and service of alcohol.

From a planning perspective, microbreweries have historically been established through the development
application (see Development No. DA201400458) or complying development (see CDC No. 201700099)
planning pathways, with ‘industrial retail outlet’ uses serving as tasting rooms or small bars for on-site
consumption. This allows for the light industrial use of manufacturing (i.e. the brewing aspect of the business)
to be combined with the industrial retail outlet use (i.e. the sales/consumption) under the LEPs and State
Environmental Planning Policy (Exempt and Complying Development Codes) 2008 (Codes SEPP).

25Nilson, I. The value of a craft brewery: On the relationship between craft breweries and property values, Article in Growth and
Change, March 2019 DOI: 10.1111/grow.12292
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Due to licensing requirements requiring the provision of food, operators have relied on solutions such as food
trucks as exempt development. This framework allowed for microbreweries to work around food and drink
premises prohibitions normally associated with industrial zones.

The microbrewing industry has expressed frustrations with this framework and has expressed a need for
harmonising the relevant controls in the three former Council LEPs relating to ‘industrial retail outlets’ (which
has been interpreted by private and Council assessors as including tasting rooms as a retail component) to help
support the development of the microbrewery industry in the Inner West LGA.

The recent introduction of the term ‘artisan food and drink industry’ within the Standard Instrument definitions
and has also attempted to resolve this inconsistency. The term is defined as follows:

artisan food and drink industry means a building or place the principal purpose of which is the
making or manufacture of boutique, artisan or craft food or drink products only. It must also
include at least one of the following:

(a) a retail area for the sale of the products,
(b) a restaurant or café,
(c) facilities for holding tastings, tours or workshops.

Note. See clause 5.4 for controls in industrial or rural zones relating to the retail floor area of an
artisan food and drink industry.

This land use effectively allows for businesses that produces small-scale food or drink products to also sell
them, operate a restaurant or café, or operate facilities for tastings, tours or workshops. Notably, these uses
must be subordinate to the manufacturing of the food or drink products (see Planning Circular PS13-001 for
more information on ‘principal purpose’). With respect to microbreweries, this would ideally allow for
permanent on-site kitchen facilities, rather than rely on exempt development such as food trucks.

At the same time the use was introduced, the Codes SEPP was amended to remove the complying development
pathway for food and drink manufacturing, combined with retail sales.

Clause 5.4(10) of the three Inner West LEPs indicates that retail floor area (not including any café or restaurant
area) must not exceed the following:

= Ashfield LEP: 40 per cent of the gross floor area of the industry or 400 square metres, whichever
is lesser.

= Leichhardt LEP: 20 per cent of the gross floor area of the industry or 100 square metres, whichever
is lesser.

= Marrickville LEP: 11 per cent of the gross floor area of industry or 400 square metres, whichever is
lesser.

Prior to the introduction of the new land use, the Codes SEPP previously allowed for industrial retail outlets up
to 20 per cent of the GFA of the building they are within. Allowing retail floorspace exceeding that, particularly
40 per cent of the size of the industrial component, would have a more significant impact on industrial land
provision than previously existed. A consistent percentage of floorspace needs to be determined for whole of
the Inner West LGA. This percentage should reflect that concerns about potential loss of industrial land to other
uses.

The new land use does not contain specific size restrictions for the other uses, including the restaurant or café
options. While it is intended for these components to be subordinate to the manufacturing, recent applications
(DA No. 201800295 and 201800576) have included sizeable venues that are arguably major components of the
proposed development.
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There is potential for the expansion of restaurant and cafes and retail floorspace within industrial zones, which
would see the emphasis shift from industrial uses and production to retail and hospitality venues in these areas.
Further, the expansion would potentially impacting on businesses within town centres and properties zoned
for more traditional retail uses, by drawing traffic away from them at a time when they are also competing with
increasing online sales. This would be inconsistent with the Greater Sydney Commission’s District Plan and
more recent assertions from A Metropolis that Works that safeguarding all existing industrial land and urban
services land is an urgent priority to ensure the long-term liveability and functionality of the city.

The recent growth of the microbrewery trend has had a major influence on land use in the Inner West,

particularly in industrial zones. This poses challenges with regard to management of employment lands.

6.2.4  Specialised food manufacturing

The Greater Sydney Commission identifies specialised food manufacturing as a target industry for the Inner
West in the Eastern City District Plan, under Action E13, ‘Supporting growth of targeted industry sectors,
including industries that support a circular economy.’

The Inner West is an attractive location for specialised food manufacturing due to its close proximity to a dense
customer base of cafes, restaurants, hotels and food retail as well as due to the variety of industrial stock,
particularly smaller sized premises, which is suited to emerging new businesses, seeking relatively affordable
rents at the early stages of operations.

One key specialisation of the Inner West is food services, i.e. manufacturers who produce ingredients sent
direct to restaurants/cafes. The proximity of the Inner West to the dense clustering of restaurants and cafes in
the Inner City make this an ideal location for these businesses as the transport costs and travel time are low
and food is still fresh upon delivery.

Table 14 lists a number of notable food manufacturing businesses in the Inner West LGA. There are notable
clusters in a number of precincts, particularly Carrington Road, which is discussed in Section 9.1.3.

Table 14: Examples of food manufacturing businesses in the Inner West LGA

21-25 Buckley St,

Marrickville Wholesale/Retail  1374sgm Seafood 1969

Black Forest 148 VictoriaRd, ~ Manufacturing/

Smokehouse Marrickville Wholesale/Retail 1518sqm small Goods 1982
hal A Manufacturin
Poor Toms 6 Chalder Ave, & 31sqm Alcohol 2015
Marrickville Wholesale/Retail

2/19 Unwins .
: Manufacturing/ .
Food Company Bridge Rd, e n/a Condiments 1988
Sydenham olesale
Serendipity Ice 333-339 Enmore  Manufacturing/ 1966 (different
L . 550sgm Ice Cream .
Cream Rd, Marrickville Wholesale/Retail location)

- 4/87-89 Moore Manufacturing/

Yianni Fine Food [ISigs# n/a Baked Goods 1990
. Wholesale

Leichhardt

The specialised food manufacturing sector has a strong history and role within the Inner West. The retention
and growth of specialised food manufacturing in the Inner West LGA is dependent on the retention and

management of industrial lands.

6.2.5 Cluster dynamics
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Researchers from the University of Wollongong, Monash University, and University of Technology Sydney, are
undertaking a project funded by the Australian Research Council — Urban Cultural Policy and the Changing
Dynamics of Cultural Production — involving in-depth urban analysis in Sydney’s Inner West relevant to
consideration of employment lands. The research focuses on empirical documentation of the economic
benefits of cross-sectoral linkages between the creative industries and manufacturing, and the functional
importance of industrial zoning, supporting enterprise development and growth, and diversified employment.

As part of their submission to the draft Employment and Retail Lands Strategy, the following discussion was
provided.

Clustering occurs where enterprises locate in close proximity in order to access expertise, share space, exchange
networks, build relationships and interdependencies, and to benefit from the social interactions and socalled
‘buzz’ generated at street level from dense networks of activity (Chapain et al. 2010). Clusters are highly sought-
after among urban planners and decision-makers internationally, for they generate jobs, build place
reputations, and attract talent. But cluster dynamics cannot be easily engineered from scratch. Rather they
evolve over time, in place, given the right mix of social, economic and built environment features. They are most
often discussed in the academic and planning literatures in relation to creative, knowledge and innovation
industries (start-ups, tech, etc), but the same dynamics apply also to other sectors, notably small-scale
manufacturing (Bryson and Ronayne 2014), and as our research shows, between sectors — as when creative
industries and manufacturers co-locate. Why protection (and expansion) of existing industrial-zoned land in the
Inner West is so critical is that the Inner West houses many such clusters. From our research, Carrington Road
alone houses 15 functional clusters (i.e. networks with observable linkages and interdependencies between
firms and sectors — see Gibson et al. 2017 for detail).

This Strategy acknowledges the importance of clustering dynamics to enterprise and job creation in the Inner
West. It is clear that the Inner West has an advantageous presence of clusters in creative industries and small-
scale manufacturing (including food manufacturing.)

The protection of existing clusters, such as in creative industries and small scale manufacturing (including food
manufacturing) is important for Inner West productivity and identity. There may be opportunities to support
the growth and establishment of new clusters, such as biomedical, industrial, creative and urban services in
the Camperdown-Ultimo Collaboration Area.

6.2.6  Market considerations

HillPDA has undertaken research into current market conditions in the Inner West LGA as outlined below.
Conversations with local agents in Leichhardt have indicated that industrial properties in Leichhardt have site
and access constraints due to the surrounding residential development. For example, 37 John Street,
Leichhardt is currently on the market at a reduced sales price. Feedback has been that limited on-street car
parking and constraints to the manoeuvrability of trucks has detracted from the marketability of the property.

The selling agent has indicated that industrial properties in Leichhardt sell within the range of $4,000 to
$5,500/sqm of site area (improved) and indicative rents are within the range of $225 to $300 per sqm of gross
leasable area (GLA) per annum. The likely buyer profile is owner-occupiers and comprise mostly of small local
operators of light industrial uses such as light manufacturing and workshops.

Market research of industrial properties in Marrickville found that the main industries comprise e-commerce,
logistics and warehousing. Typical building areas are within the range of 250 to 500sqgm with medium height
clearance.

A selling agent indicated that industrial properties in Marrickville sell within the range of $4,000 to $5,000/sqm
of site area (improved) and indicative gross rents are within the range of $250 to $300 per sgm per annum.

M Inner West Employment and Retail Lands Study 101 of 452
Document Set ID: 33820681

Version: 5, Version Date: 19/08/2020



Agents are also reporting that buyers and prospective lessees are more price conscious than interested parties
in South Sydney.

In consideration of industrial precincts in the Inner West LGA, Marrickville is a popular industrial precinct due
to its relative affordable price point in comparison to the industrial precincts in South Sydney and its
connectivity to the Princes Highway.
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6.3 Major infrastructure influence

There are several major projects that are under construction and in the planning phase that will impact on
employment lands in the Inner West LGA. These are summarised in Figure 13 and Table 15.

Figure 13: Map of major infrastructure influences
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Source: Inner West Council

Table 15: Summary of major infrastructure influences

Sydney
Gateway

Sydney
West Metro

Sydney
Metro City
& Southwest

Western
Harbour
Tunnel

WestConnex
New M5

WestConnex
M4-M5 Link

Inner West
Greenway

Proposed direct motorway connection between Sydney
Airport and Port Botany. Will reduce travel times to
international gateways helping to move people and goods
around New South Wales. Additionally, it will provide
improved access to all airport terminals and cater for
increased rail freight, which will help take pressure off local
roads.

Proposed metro line between Sydney CBD and Parramatta
with a station at Bays Precinct.

Construction of a new metro rail line, approximately 16km
long (of which approximately 15km is in underground tunnels)
between Chatswood and Sydenham. Conversion of Bankstown
Line to metro standard.

Increased connectivity for Marrickville, Sydenham and Dulwich
Hill to Sydney CBD and key strategic centres across the
metropolitan areas.

A new tolled motorway tunnel connection across Sydney
Harbour, and the Warringah Freeway Upgrade to integrate the
new motorway infrastructure with the existing road network
and to connect to the Beaches Link and Gore Hill Freeway
Connection.

New multi lane twin motorway tunnels between the M5 East
Motorway (east of King Georges Road, Beverly Hills and Bexley
Road, Bexley) and St Peters, and a new road interchange and
upgrade of local roads at St Peters to connect to Campbell
Road and Euston Road, St Peters and Gardeners Road, Mascot.

The construction of a new, tolled multi-lane road link between
the proposed M4 East at Haberfield and the proposed New M5
at St Peters.

GreenWay Central Missing Links capital works project is a
unique north-south public transport and active transport
corridor which connects several precincts identified in this
document eg Bays Precinct, Lilyfield, Callan Park, Canal Road,
Taverners Hill, Lewisham West/Summer Hill, New Canterbury
Road, Dulwich Hill.

Source: Major projects register, Department of Planning and Industry
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Council owned Tyne Container Yards, Inner
West Council depot as well as land owned by
Sydney Airport proposed to be acquired. This
affect the greater economic activity and
resilience of the LGA. Refer to Section 9.1.1.

Discussed in Section 9.4.3 and 9.1.7.

Risk of pressure on industrial lands close to
the station location.

Population growth in the Inner West Local
Housing Strategy likely to occur near Dulwich
Hill and Marrickville Stations.

Planning for these centres will need to ensure
that suitable employment floor space can be
accommodated.

Potential pressure on industrial lands for
rezoning and redevelopment for other
employment uses and residential uses. Refer
to relevant sections of the Precinct Profiles.

Increased connectivity to Inner West by Road
providing opportunities for business and
industry in employment lands.

Increased connectivity to Inner West by Road
providing opportunities for business and
industry in employment lands.

Increased connectivity to Inner West by
Road.

Redevelopment around the light rail stops
and implementation of the GreenWay Master
Plan adopted by Council in 2018 will result in
further activation, which will benefit
precincts specialising in knowledge-based
and creative industries jobs. The GreenWay
shared path is scheduled to be completed in
2022.
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/7.0 GROWTH, DEMAND AND CAPACITY

This section projects the demand for commercial centres and employment lands within the Inner West to 2036.
7.1 Employment floorspace

7.1.1 Method

Employment floorspace in the Inner West LGA has been estimated through an audit process. The audit was
undertaken between March and June 2019. The process is summarised below.

1. Review of available data

Available data was compiled and analysed including:

= Earlier audits conducted by SGS Economics
m  PCA Shopping Centre Directory 2018

= Shopping Centre News 2018

= Recent development application reports

= Information obtained from building and shopping centre operators.
2. Desktop audit

Where existing data is incomplete or there has been significant change or development, data has been
supplemented in part or wholly by a desktop audit conducted using:

= Google Street View imagery (2018)
= Australian Business Register (2019)

= Geoscape building envelopes (2019).
3. Physical survey

Where the above two methods could only render incomplete or out-of-date land use information, up to date
data was obtained through a visual survey in the field.

4. Quality assurance checks

= Building envelope data matches development on each lot
= Appropriate floorspace is recorded to each lot (search for outliers)
= Map to identify any missing lot data and amend.
The audit included review of employment by industry for each precinct using data from the Australian Bureau

of Statistics Census data. Industries are sorted as per the Australian and New Zealand Standard Industrial
Classification (ANZIC). Table 16 gives examples of each ANZIC classification?®.

Table 16: ANZIC codes and titles

_

26 Further detail on ANZIC and the complete list of codes and titles can be found https://www.abs.gov.au/ausstats/abs@.nsf/mf/1292.0
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_

¢ Food production
Manufacturing o Textile, leather clothing and footwear

o Petroleum and Coal product

* Basic material wholesaling
Wholesale Trade e Machinery and equipment wholesaling

o Motor vehicle and motor vehicle parts wholesaling

o Electricity and gas suppl
Electricity, Gas, Water and H & PRIy

; * Water supply, sewerage and drainage services
Waste Services pply, [2d g

* Waste collection, treatment and disposal services

. o Accommodation
Accommodation and Food

. o Cafes, restaurants, take away food services
Services

o Pubs, taverns, bars

. o Creative and performing arts activities
Arts and Recreation

. e Sports and recreation activities
Services

o Gambling activities

o Building construction (residential and non-residential)
Construction * Heavy and civil engineering construction
* Construction services

. * Motor vehicle and transport equipment rental and hiring
Rental, Hiring and Real

. Farm animal and bloodstock leasin
Estate Services ‘ J

o Property operators and real estate services

* Motor vehicle, motor vehicle parts and fuel retailing
Retail Trade ¢ Food retailing

» Furniture, clothing, pharmaceutical and other store-based retailing

o Road, rail, water, air and space transport
Transport, Postal and o Scenic and sightseeing transport
Warehousing o Postal and courier pick-up and delivery

» Warehousing and storage services

o Repair and maintenance

* Personal care services

. * Funeral, crematorium and cemetery services
Other Services B )
* Religious services

o Civic, professional and other interest group services

o Private households employing staff

Information Media and * Publishing

* Motion picture and sound recording activities

Telecommunications

o Library services

. . ¢ Finance — banking
Financial and Insurance

. ¢ Insurance and superannuation
Services

o Auxiliary finance and insurance services

Professional, Scientific and o Architectural, engineering and technical services
Technical Services o Legal and accounting services
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_

e Employment services

Administrative and Support

. e Travel agency and tour arrangement services
Services

e Building cleaning, pest control and gardening services

. o . » Central, state and local government administration
Public Administration and

S * Defence

Public order, safety and regulatory services

Preschool and school education
Education and Training e Tertiary education

e Adult, community and other education

e Hospitals and Medical services

Health Care and Social

. e Residential care services
Assistance

e Social assistance services including childcare services

7.1.2 Interpretation

The results of the floorspace audit are provided in the sections that follow and in the precinct profiles at Section
9. It should be noted that the floorspace audit presents a snapshot of uses and floorspace on a site at a point
in time. Floorspace, uses and vacancies change overtime.

In addition, in some instances, access to a lot or building could not be obtained making it difficult to estimate
floorspace. In these instances, it was necessary to rely on building signage and occupant boards, which can be
outdated. Consequently, the floorspace data provided in this report is an estimate only and should be
interpreted accordingly.

As the floorspace audit captures an estimate of floorspace at a point in time, care should be taken when
interpreting the data. In particular, vacant floorspace has been measured at a point in time and vacancies
fluctuate according to market demand, rents and other influences such as changes in the quality of the
floorspace.

7.2 Floorspace and employment projections -employment precincts

The following section projects the demand for employment lands within the Inner West LGA to 2036. The
methodology used is indicated below.
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7.2.1  Projected employment

Employment projections available from Transport for NSW’s Transport Performance and Analytics (TPA) at a
travel zone level, released in 2019.

TPA employment projections include what appears to be an anomaly in that employment in Transport, Postal
and Warehousing (TPW) in the former Leichhardt LGA being projected to increase by 8,431 between 2019 and
2036, despite the very limited supply of land zones for this purpose. This is extremely high when compared to
projections for in neighbouring areas (former Ashfield LGA +23 jobs; former Marrickville LGA +232 jobs).

Consequently, in consultation with Council it was decided to apply employment TPA employment projections
for the former Ashfield and Marrickville LGAs and for Leichhardt the compound growth rate for TPW
employment between 2016 and 2026 was applied at the Travel Zone (TZ) level to give total growth of 58 TPW
jobs, in line with other LGAs.

Lastly, having accounted for this, as requested by Council, TPA employment projections were prorated to
Forecast id population projections for Inner West LGA to better align with retail demand modelling.

Applying this methodology, employment within the LGA is forecast to increase from 77,510 jobs in 2019 to
94,950 jobs by 2036. This represents a 17,420 or 22% employment growth over the period.
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Table 17: Employment projections by scenario

116
[Mining  EEEESE
6,168
136
7,021
2,815
9,094
6,471
3,168
1,601
1,501
1,548
8,035
2,557
4,908
6,557
10,062
1,865
3,875
77,511
Source: TPA 2016 employment projections, HillPDA

7.2.2  Projected floorspace

123
11 11
6,278 6,788
144 155
7,139 7,474
2,978 2,973
9,317 9,566
6,886 7,571
3216 3,377
1,614 2,751
1,577 1,678
1,580 1,708
8,446 9,690
2,459 2,567
5131 5,540
6,962 7,685
10,115 11,630
1,924 2,112
4,136 4,328

80,038 87,742

2021 E 2031
137 147

11
6,895
163
7,832
2,866
9,897
7,711
3,416
2,751
1,761
1,794
10,360
2,629
5,891
8,196
12,353
2,240
4,436
91,346

2036

155
11
6,883
171
8,240
2,832
10,248
7,892
3,439
2,765
1,844
1,885
11,057
2,743
6,162
8,667
13,058
2,371
4,528
94,952

Net

change

40

715
35
1,219
17
1,154
1,421
271
1,164
343
337
3,022
186
1,254
2,110
2,995
506
653
17,442

Future floorspace has been projected based on the above employment projections and industry standard

benchmarks of floorspace per worker. The projected floorspace requirements are for an additional demand of

around 217,730sqm of floorspace to be accommodated in the Inner West LGA’s employment precincts as seen

in the table below.
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Industry

Agriculture, Forestry and Fishing

Manufacturing

Electricity, Gas, Water and Waste Services
Construction

Wholesale Trade

Retail Trade

Accommodation and Food Services

Transport, Postal and Warehousing
Information Media and Telecommunications
Financial and Insurance Services

Rental, Hiring and Real Estate Services
Professional, Scientific and Technical Services
Administrative and Support Services

Public Administration and Safety

Education and Training

Health Care and Social Assistance

Arts and Recreation Services

Other Services

Total
Source: HillPDA
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Net change in floor space
demand to 2036(sqm)

1,186
-67
67,938
6,357
24,376
964
6,060
4,263
46,401
4,656
1,030
4,041
7,556
1,305
5,015
6,329
8,986
3,036
18,294
217,727
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7.2.3  Occupied employment floorspace by precinct

The total floorspace demand has been distributed across Inner West LGA precincts in Table 19, having regard
to each precinct’s unique land use mixture and market share, as observed during the land use audit.

Combined, the employment precincts currently accommodate around 1.77 million square metres of occupied
employment floorspace. Over the next few decades, this is forecast to increase to around 1.99 million square
metres across the precincts.

Table 19: Total occupied employment floorspace demand by employment precincts

Precinct (sgm)*

85,434 94,569 9,135
18,073 20,128 2,055
4,775 5,366 591
157,883 176,288 18,405
23,366 25,353 1,987
33,943 37,492 3,549
5,576 6,016 440
106,218 122,555 16,337
4,486 5,164 678
9,774 10,662 888
16,845 18,078 1,233
13,111 14,219 1,108
8,449 9,045 596
7,900 8,606 706
7,256 7,940 684
4,064 4,444 380
565,875 641,974 76,099
1,791 1,967 176
60,355 69,328 8,973
3,062 3,467 404
278,186 307,356 29,170
61,302 68,927 7,625
3,799 4,655 856
9,911 10,716 805
38,117 42,256 4,139
70,059 76,800 6,741
15,159 16,986 1,827
87,237 100,059 12,822
72,704 82,022 9,318
1,774,710 1,992,437 217,727

Source: HillPDA,

.2.4  Total employment floorspace demand by precinct
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Itis important to maintain some level of vacancy in industrial areas to allow for the free and efficient movement
of businesses, as well as to provide space for new businesses. Current vacancy rates across the precincts is
around 2.9 per cent. Recent research has revealed that the industrial vacancy rate across the eastern seaboard
is around 2.4 per cent, with Sydney’s vacancy rate being 1.8 per cent. In response, a conservative vacancy rate
of 2.5 per cent has been assumed for each precinct.

Accounting for residential space and a target vacancy rate, combined, the employment precincts currently
accommodate around 1.78 million square metres of floorspace, as detailed in Table 19.

Floorspace demand is forecast to increase to around 2.05 million square metres across the precincts,
representing an increase of around 271,245sgm over the period.
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Table 20: Total floorspace demand by precinct (including current residential and target vacancy rate)

_ curren: peman v Change
Precinct SPate

85,434 97,043 11,609
18,073 20,907 2,834
Balmain East Working Waterfront 6,808 7,642 834
157,883 180,944 23,061
23,366 26,013 2,648
33,943 38,478 4,535
5,576 6,169 593
106,218 125,831 19,613
4,486 5,303 817
9,774 10,929 1,155
16,845 18,524 1,680
13,111 14,665 1,554
8,449 9,859 1,410
7,900 8,829 929
7,256 8,148 892
4,064 5,184 1,120
565,875 658,642 92,767
1,791 2,019 228
60,355 71,179 10,824
3,062 3,558 496
278,186 315,257 37,071
61,302 70,717 9,415
3,799 4,785 986
9,911 10,996 1,085
38,117 43,345 5,228
70,059 78,725 8,665
15,159 17,436 2,277
87,237 102,712 15,476
73,551 84,993 11,442
1,777,500 2,048,834 271,244
Source: HillPDA, *includes residential space
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7.2.5 Capacity analysis

The capacity for each employment precinct to accommodate the demand forecasted under different

proportions of take-up is shown in Table 20. Take-up ratios of 60 per cent, 75 per cent and 100 per cent have

been applied. A 60 per cent take up ratio indicates the result if 60 per cent of the total capacity of the precinct

under current planning controls was developed. The resulting development floorspace has been subtracted

from the capacity of the precinct. Where capacity is insufficient to accommodate the projected floorspace

demand, a negative figure results. A positive number indicates a surplus in capacity.

Table 21 Employment precinct capacity assessment by precinct

Addison Road Industrial

Balmain Industrial

Balmain East Working Waterfront
Camperdown Core Precinct
Camperdown Frame Area

Canal Road Arts Precinct
Canterbury Road Enterprise Corridor
Carrington Road Industrial
Dulwich Hill Industrial

Gladstone Street Business Precinct
Kings Bay Core Precinct

Kings Bay Frame Area

Leichhardt Precinct Frame Area
Lewisham Industrial

Lilyfield Industrial

Marion Street Industrial
Marrickville Sydenham

Milton Street

Moore Street Industrial

Precinct 75

-
=
>
(o]
o
3
7
I
-
o
=
©
=
7
(0]

Stanmore Bridge Road West
Summer Hill Industrial
Taverners Hill Core Precinct
Taverners Hill Frame Area
Terry Street Industrial
Victoria Road Marrickville
White Bay Industrial

Total

w
-
)
o
-
o
=
7}
—
=
m
o

-41,173
-12,627
-2,532

-126,050

-18,490
-10,260
7,109
-53,887
-2,588
-4,507
-7,360
9,185
698

74
-1,842
-2,040

-346,009

-122
-29,695
4,051
266,092
-21,505
-2,896
29,050
-19,839
15,194
-6,582
-618
-53,372

-432,540
Source: HillPDA, existing floorspace includes residential space at the time of the audit

Scenario 1

75%
-27,205
-10,557

-1,255

-112,326

-16,609
-3,205
10,429

-35,901
-1,909
-2,901
-4,569
15,148

3,337
2,300
-265
-1,254
-267,851
352
-19,324
5,953
411,430
-9,202
2,424
39,061

-13,963
38,674
-3,869
24,905

-45,466

-28,466

-3,926
-7,107
875
-89,453
-13,474
8,552
15,962
-5,924
T
225

82
25,085
7,736
6,010
2,362
56
-137,587
1,142
-2,039
9,123
653,659
11,303
-1,637
55,747
-4,169
77,807
654
67,444
-32,290
644,989

The projections indicate that most precincts are unlikely to be able to accommodate demand into the future.
This signals a likely shift in the location of employment activities with Taverners Hill Frame Area and the
Princes Highway Corridor Precinct becoming increasingly important in accommodating the Inner West LGA’s
future demand. Measures to improve the attractiveness and amenity of these precincts will assist the Inner
West LGA to continue to attract employment demand. The projections also suggest that increases in densities
in non-corridor employment precincts, particularly the IN1 - General Industrial and IN2 - Light Industrial lands,
may be needed to accommodate future demand.
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7.3 Non-retail commercial floorspace demand

The following section forecasts the demand for additional employment space (predominantly office space) to
be accommodated in the commercial centres of the Inner West LGA over the next 17 years (2019-2036).

Non-retail commercial floorspace in the commercial centres refers to floorspace that is used for businesses and
other employment uses other than retail. Occupiers are generally in a range of industries and services including
finance, insurance, real estate, medical, travel, education and recreation. Some of these businesses such as
banks with customer services and travel agents will occupy shop front space to gain visual exposure. Other
businesses will generally occupy office premises in suites above ground floor shops or in stand-alone office

—

buildings (single occupier or multi-tenanted

The base for the projections in this section have been the TPA’s 2016 employment forecasts for the Inner West
LGA by small areas (Travel Zone). This is then prorated to the Forecast Id projections to be consistent with the
retail chapter.

The methodology to estimate the required office space to meet forecast growth in employment for each
commercial centre was as follows:

1. Assessed TPA employment projections by ANZSIC 1-digit codes

2. Apportioned employment by industry types to the main land use categories being industrial areas,
commercial centres and other destination zones (including special use zones)

3. Prorated TPA employment projections at the ANZSIC 1 Digit level to Forecast id population forecasts to be
consistent with industrial and retail demand modelling

4. Estimate employment directed to individual centres based on their current proportion of employment by
industry sector

5.  Apply observed and industry standard employment densities to individual industry sectors employment to

estimate floorspace.

The TPA projections are provided in the Table 22.

Table 22: TPA employment projections 2019-2036, Inner West LGA

Change 2019-
Industry 2036
137 155 40

Agriculture, Forestry and Fishing 116

13 11 11 -2
Manufacturing 6,168 6,788 6,883 715
Electricity, Gas, Water and Waste Services 136 155 171 35
7,021 7,474 8,240 1,219
2,815 2,973 2,832 17
9,094 9,566 10,248 1,154
6,471 7,571 7,892 1,421
3,168 3,377 3,439 271
1,601 2,751 2,765 1,164
1,501 1,678 1,844 343
1,548 1,708 1,885 337
8,035 9,690 11,057 3,022
2,557 2,567 2,743 186
4,908 5,540 6,162 1,254
6,557 7,685 8,667 2,110
10,062 11,630 13,058 2,995
1,865 2,112 2,371 506
3,875 4,328 4,528 653
77,511 87,742 94,952 17,442
Source: TPA 2016 employment projections
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The next step involves allocating the forecast jobs to the employment zones: industrial zones, commercial
centres and special infrastructure. The assumptions are shown in Table 23.

Table 23: Assumed allocation of jobs by land use zone

% directed towards | % directed towards to| Remainder (Special

_ industrial Precincts Commercial Centres Purpose, etc)
50% 50% 0%
[Mining 50% 50% 0%
95% 5% 0%
90% 10% 0%
50% 40% 10%
70% 30% 0%
15% 85% 0%
10% 90% 0%
95% 5% 0%
10% 85% 5%
10% 90% 0%
30% 70% 0%
Professional, Scientific and Technical Services 10% 90% 0%
20% 80% 0%
10% 75% 15%
5% 35% 60%
5% 35% 60%
10% 70% 20%
40% 50% 10%
28% 56% 16%

Jobs in retail and food services will allocate to shop front retail space rather than office space. The balance of

jobs will be in office space. Some jobs in nominally office-based industries will allocate to shop front space,
particularly real estate, travel, banking services and sometimes medical services.

Based on the above method, jobs in office space in the commercial centres were forecast to increase from
30,000 in 2019 to around 34,850 in 2026, a net increase of 4,850 jobs. By 2036 the number of workers in office
space is expected to reach 38,400, a net increase of 8,400.

Assuming 20sqm GFA per worker and 5 per cent vacancy this calculates to an additional 100,000sqm by 2026
and 176,000sqm by 2036.

Table 24 provides the required allocation of office space for each of the commercial centres, based on the TPA
forecasts at SA2 and Travel Zone levels.

Table 24: Forecast Commercial office floorspace in the commercial centres 2019-2036

Net increase in workers Required GFA

Total
[Ashfield ] 409 423 8,606 8,905 17,511
0 9 0 2,019 2,019
[Leichharst | 799 154 16,816 3,249 20,065
834 1,368 17,553 28,797 46,350
| Marrickvile | 891 459 18,756 9,670 28,426
250 134 5,260 2,828 8,088
304 197 6,402 4,142 10,543
402 170 8,472 3,574 12,045
83 45 1,753 943 2,696
[others ] 874 483 18,399 10,166 28,565
4,846 3,529 102,017 74,291 176,309

Source: HillPDA estimate from TPA forecasts at SA2 level
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7.4 Retail floorspace demand

Retail floorspace is the total area of a structure leased for the selling of goods (foods, personal and household
goods) and services (hair and beauty, optical dispensing, dry cleaning services) excluding non-retail commercial
services such as real estate, financial and medical services (notwithstanding these businesses occupy shop front
spaces). Demand for retail space is derived mainly from three sources being residents (household expenditure),
workers and visitors or tourists. The majority of retail sales in Inner West LGA are derived from residents. For
the purpose of the modelling, interstate and international tourists have been excluded, as the numbers are not
significant with some capture of expenditure from beyond the LGA. The first step in the modelling is to define
the smaller areas and forecast population growth in these areas. Travel zones were adopted as this is the
smallest geographical area providing population projections. Population forecasts are shown in Table 25.

Table 25: Population forecasts

Annandale 9,973 10,124 10,281 10,456 10,776
Ashfield 25,546 27,682 29,026 30,160 30,818
Balmain 11,146 11,318 11,184 11,052 11,033
Balmain East 2,053 2,049 2,008 1,990 1,999
Birchgrove 3,415 3,284 3,220 3,199 3,200
Camperdown 3,689 4,160 4,439 4,496 4,780
Croydon 5,421 5,493 6,180 6,924 6,999
Dulwich Hill 14,295 16,109 16,463 16,601 16,833
Enmore 4,125 4,156 4,165 4,167 4,173
Haberfield 6,779 6,538 6,569 6,612 6,780
Leichhardt 15,514 18,488 21,333 21,753 23,307
Lewisham 3,383 4,760 5,643 5,703 5,940
Lilyfield 8,088 8,113 8,041 7,982 8,026
Newtown 8,411 8,525 8,506 8,495 8,517
Petersham 8,522 9,320 10,206 10,202 10,318
Rozelle 9,348 9,310 9,345 9,465 9,429
St Peters 4,546 5,654 6,486 7,531 8,052
Stanmore 8,320 8,657 9,110 9,179 9,221
Summer Hill 7,666 8,330 8,701 8,969 9,076
Tempe 3,782 3,730 3,722 3,734 3,803
Marrickville 28,000 29,549 32,288 35,004 37,585
TOTAL 192,022 205,349 216,916 223,674 230,665

Source: Population id

Expenditure data was sourced from MDS Marketinfo 2017 which utilises national accounts, ABS Census and
ABS Household Expenditure Survey data to derive estimated household expenditure down to SA1 level for 625
categories of expenditure. Average expenditure per capita in retail goods and services is shown in Table 26.

Table 26: Average expenditure per capita ($2018)

Food, Drinks &

Groceries Meals Apparel Goil::::’z** ::rfi::;:t

& Liquor* out**
Annandale 5,595 3,540 1,870 2,731 4,173 732 18,641
Ashfield 4,577 2,715 1,277 1,551 3,073 439 13,632
Balmain 6,112 3,929 2,095 3,009 4,552 800 20,497
Balmain East 6,219 4,096 2,146 3,002 4,792 868 21,123
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Food, Drinks &

Groceries Meals Apparel . LI Pers.onal Total
& Liquor* out** Goods*** Goods Services#
Birchgrove 6,201 3,969 2,250 3,354 4,600 822 21,196
Camperdown 6,039 4,973 2,008 2,374 4,954 852 21,199
Croydon 4,776 2,424 1,276 1,840 3,150 464 13,930
Dulwich Hill 5,129 2,952 1,436 1,995 3,635 539 15,686
Enmore 5,164 3,430 1,542 2,032 3,868 638 16,674
Haberfield 5,229 2,513 1,512 2,205 3,422 540 15,420
Leichhardt 5,212 3,218 1,617 2,309 3,839 670 16,865
Lewisham 5,568 3,284 1,671 2,412 3,995 598 17,529
Lilyfield 5,462 3,030 1,710 2,565 3,952 677 17,395
Newtown 5,414 3,991 1,705 2,245 4,241 735 18,330
Petersham 5,371 3,379 1,597 2,269 3,949 620 17,185
Rozelle 5,899 4,086 2,115 2,974 4,479 839 20,392
St Peters 5,086 3,395 1,503 2,179 3,778 642 16,582
Stanmore 5,459 3,534 1,723 2,317 3,960 661 17,654
Summer Hill 5,107 3,225 1,532 2,066 3,687 567 16,184
Tempe 4,719 2,363 1,135 1,937 3,317 458 13,929
Marrickville 4,858 2,683 1,275 1,801 3,375 490 14,482
TOTAL 5,255 3,266 1,591 2,198 3,812 618 16,741

* Includes take-away liquor

** Includes fast foods and meals and drinks in restaurants, clubs and hotels

*** Includes furniture, electrical goods, hardware, domestic appliances and the like

# includes hair and beauty, clothing alterations, video hire and optical dispensing but does not include travel, real estate, financial and
medical services

Sources: MDS Marketinfo 2017, ABS Household Expenditure Survey 2015-16 and HillPDA

Converting household expenditure by small geographical area into retail sales at each centre is done by
assuming varying capture rates. Table 27 and Table 28 show the assumed capture rates for food, grocery and
liquor (FGL) shopping and non-FGL shopping. Totals will generally be 90 per cent or less because residents shop
outside Inner West LGA (eg close to work or travelling). We estimate that around 35% of total retail sales escape
the LGA largely because the LGA lacks any destination regional shopping centre and homemaker centre. A
considerably level of expenditure is captured by Broadway Shopping Centre and Burwood and a proportion of
bulky goods expenditure would be captured by the Lidcombe Auburn Parramatta Road corridor.
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Table 27: Assumed capture rates for FGL household expenditure
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20%

10%
60%

25%
15%

10%

10%

Balmain
& Rozelle

20%

55%

40%
25%

20%

25%

25%
25%

65%
65%

Newtwn/
Enmore

50%

50%

40%
25%

50%

5%

20%

50%

10%
0%

8%

8%
10%
8%
3%
3%
3%

8%

5%

Camper-
down
Frame

5%

5%

10%

6%
70 0
7%
7%
70 (]
7%
25%
4%
7%
40 (.
4%
4%
7%
7%
40 (.
7%
7%
4%
12%
12%
8%

77%
77%
77%
70%
27%

79%

80%
74%
72%
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79%
77%
77%
75%
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Table 28: Assumed capture rates for Non-FGL household expenditure
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6% 14% 14% 8% 5% 4% 51%
28% 4% 45%
36% 10% 46%
36% 10%  46%
5% 10% | 10% 5% 50% 10% | 100% 8% 47%
Source: HillPDA estimate

Applying the above capture rates to expenditure by trade area residents for each centre derives the estimated
total retail sales which is shown in Table 29

Table 29: Estimated total retail sales by Commercial Centre ($millions in 2018 dollars)

Food and Non-Food

. Meals Out
Groceries

Expenditure

Commercial Centre

19.8 56.1 145.3
e 111.1 141.0 390.1
475.9 8317 2,188.1

Source: HillPDA estimate

Marrickvill
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Total retail sales were cross-checked with reported turnover figures, where available, with retail supply figures

and industry benchmark retail turnover densities.?”

Forecast total retail sales is derived from population growth. The forecast in the table immediately below has

assumed 1 per cent real growth per annum per capita for food, groceries and meals out expenditure and 0.5

per cent per annum for non-food goods and services. This is generally in line with the historic trend since 1986

(ABS Retail Sales).

Table 30: Estimated total retail sales in 2036 by Commercial Centre ($Smillions in 2018 dollars)

Food and

Commercial Centre Groceries

151.8

Newtown/Enmore 153.9
Leichhardt Core 97.4
Balmain 70.6
Rozelle 58.2
Marrickville Metro 98.3
(Leichhardt Marketplace) 103.1
Leichhardt Frame 41.7
Camperdown Frame 8.9
185.7

TOTAL 1,189.5

Source: HillPDA estimate

Meals Out

97.0
75.4
99.2
73.0
43.9
314
28.1
13.6
23.1

5.4
150.0
640.0

Non-Food
Expenditure

152.5
115.0
107.3
100.9
41.5
51.5
72.6
713
71.8
69.0
173.4
1,026.7

469.6
342.1
360.4
271.3
156.0
141.1
199.0
187.9
136.5

83.3
509.0
2,856.3

Required floorspace is calculated by dividing forecast retail sales by industry standard retail turnover density

(RTD) levels, measured as retail sales divided by leasable square metres (S/sqm). RTDs vary by location and

retail store type. A target of $11,000 to $12,000/sqm would be required for supermarkets in the Sydney

metropolitan area. However bulky goods and department stores would have lower turnovers, generally less

than $4,000/sgm. For the purpose of the demand forecast modelling the RTDs in Table 31 were assumed.
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Retail Store Type

Supermarkets 12,000
Specialty Foods 9,500
Take-away Foods 9,500

Cafes, restaurants, clubs, etc 6,000
Department Stores 3,700
Apparel Stores 6,000
Bulky Goods 3,700
Other Non-Food Goods 5,250

Selected Personal Services 3,500

Sources: Various including Shopping Centre News, PCA Shopping Centre Directory, ABS Retail Survey 1998-99 (adjusted to current dollars),

various annual reports, Urbis Retail Averages and various consultancy reports

27 Shopping Centre News has reported retail sales for most of the indoor shopping centres including Ashfield Mall, Leichhardt

Marketplace, Norton Plaza and Marrickville Metro.
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Average target is around $7,400/sqm. Table 32 provides the forecast demand for retail floorspace by
commercial centre. It is assumed that target RTDs will increase at a rate of 0.4 per cent per annum.

Table 32: Forecast demand and current supply of retail floorspace (sqm)*

Current Demand Demand Demand Adv.gf:nal Additional

Supply** in 2018 in 2026 in 2036 Required | CFA™*
Ashfield | 53,205 50,373 57,513 61,485
[ Marrickville | 27,650 35,428 40,896 44,567 16,917 19,902
43,730 39,262 43,511 46,396 2,666 3,137
26,707 26,746 34,905 36,492 9,785 11,511
19,627 18,196 18,612 19,293 -334 -392
18,520 18,126 18,443 18,994 474 558
19,136 21,955 25,278 27,446 8,310 9,777
14,934 23,545 24,706 25,726 10,792 12,697
26,793 19,700 22,970 23,838 -2,955 -3,476
26,041 16,341 17,629 18,110 -7,931 -9,331
[others | 70,281 64,509 72,627 77,353 7,072 8,320
346,624 334,180 377,001 399,701 53,077 62,443
* excludes pubs and taverns

** Sources: Various including:

Leichhardt Commercial and Retail study: Norton Street and Parramatta Road, SGS 2016

Ashfield, Sydney Retail Impact Assessment of proposed Woolworths supermarket, Location 1Q 2019
Marrickville Metro Economic Impact Assessment, Pitney Bowes 2010

IBECON land use data across Greater Sydney 2004

HillPDA land use audit

*** Assuming 15 per cent of GFA is non-leasable.

Based on this information, an additional 60,000sgm (GFA) of additional retail floorspace should be planned for
in the LGA. Nearly 30,000sgm will be required in Marrickville. This is understandable given the current strong
trading levels for Marrickville Metro and the high forecast of population growth in the locality. A further
18,000sgm is required in the Leichhardt area (Leichhardt core, frame and Marion Street). Almost 10,000sqm
more should be planned for in Ashfield and just over 8,000sgm in other locations including Dulwich Hill.

There will be a need for additional supermarkets given a further 30,000 more residents in the LGA by 2036.
Already there are several centres that lack a full-line supermarket. Newtown for example lacks a full-line anchor
supermarket which is unusual for its size and trading position. The modelling suggests that there is current
demand to support one. Balmain or Rozelle could also support an additional full-line supermarket. Between
2026 and 2036 Ashfield could support a further supermarket. Dulwich Hill or Summer Hill may provide an
alternative location to Ashfield.

While the performance of department stores has been a little mundane over the past 15 years, there remains
an undersupply of such space in the LGA. An additional DDS could be supported in the LGA by 2026 either in
Marrickville or in Leichhardt.
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7.5 Implications

Employment precincts

Demand for employment precincts are likely to experience:

= Anincrease in employment of around 3,208 jobs, representing 18 per cent of the LGAs forecast growth
over the 17 years from 2019

= Demand for an additional 271,245sqm of floorspace.

Combined, the employment precincts currently accommodate around 1.8 million sqm of occupied employment
floorspace.

Demand modelling suggest floorspace is forecast to increase to around 2.05 million square metres across the
precincts, representing an increase of around 315,000sqm over the period.

Assuming all sites could be redeveloped to 60 per cent of their allowable yield under current planning controls,
there would be a shortfall in capacity of around 432,540sqm. When developed to their maximum allowable
yield, there would be a surplus in capacity of approximately 644,990sgm.

Commercial office

Jobs in office space in the commercial centres have been forecast to increase from around 30,010 in 2019 to
34,860 in 2026, a net increase of around 4,850 jobs. By 2036, the number of workers in office space is expected
to reach around 38,390, a net increase of around 8,380 jobs.

Assuming 20sgm GFA per worker and 5 per cent vacancy, an additional 102,000sgm of commercial floorspace
will be needed by 2026 and around 176,000sgm by 2036.

Retail

An additional 60,000sgm of retail floorspace (GFA) should be planned for in the LGA. The area with the
strongest need will be in Marrickville. This is understandable given the current strong trading levels for
Marrickville Metro and the high forecast of population growth in its trade area.

Two or three more full line supermarkets should be planned for — one in Newtown, one in Balmain or Rozelle
and one in the Ashfield / Dulwich Hill / Summer Hill area. A further discount department store could be
supported either in the Marrickville or Leichhardt.
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PLANNING REVIEW




8.0  PLANNING REVIEW

Inner West Council is the product of the amalgamation of three previous councils: Municipality of Ashfield,
Municipality of Leichhardt, and Marrickville Council. Since its creation in mid-2016, Inner West Council has
operated and administered four LEPs:

= Ashfield Local Environmental Plan 2013
m Leichhardt Local Environmental Plan 2013
m Leichhardt Local Environmental Plan 2000 (relating to Balmain Leagues Club site)

m  Marrickville Local Environmental Plan 2011.

Inner West Council is undertaking detailed planning work to align the planning instruments and consolidate
the controls into a single instrument. The study brief requires this report to:

= Review the business and industrial zones across the LEPs and identify key differences in permitted land
uses. This is explained in detail within this Chapter and on a location specific basis within Chapter 9.0.

= Research and evaluate the potential impacts of the recent introduction of ‘artisan food and drink
industry’ on competing land uses in industrial zones. This is addressed in Section 8.1.7.

= Review the floorspace requirements for ‘industrial retail outlet” and ‘artisan food and drink industry’
and ‘neighbourhood shops’, across the LEPs. This is addressed in Sections 8.1.9 and 8.1.7

= ldentify zones that currently permit the ‘artisan food and drink industry,” which sits under the ‘light
industry’ group term. This is explored within Sections 8.1.7, 8.2 and explored on a precinct level in
Chapter 9.0.

During the course of the study, additional issues have arisen including:

= The appropriateness of residential uses being permissible in business zones given the ongoing pressure
to rezone employment lands

= The impact of creative industries on the long-term supply of employment land

= The need for a clear strategy to accommodate creative industries in the LGA, including the need for
suitable, low cost spaces which permit 24 hour per day operations, at low rents and without high
maintenance or building improvement costs

= The appropriateness of employment land being developed for live-work commercial mixed uses
= The need to identify a long term supply of employment land

= The need for a consistent approach to zoning centres and employment land across the LGA.

Each of these matters is considered below.
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8.1 Current issues

8.1.1 Protecting and growing non-residential floor space within centres

This Study establishes the following:

= a hierarchy of centres, detailed in Section 9.2
= projected demand for retail and office floor space within centres, detailed in Sections 7.3 and 7.4
= aneed for flexible ground floor premises within mixed use buildings, detailed in Section 8.1.2

= the need to accommodate a wider range of employment uses within Centres, to relieve pressure on
industrial and urban services lands.

Planning controls applicable to mixed use zones in Inner West have been reviewed, to better understand the
trends with regard to delivery of employment floor space within centres. While the size and usability of this
type of space is explored further in Section 8.1.2, this section considers the actual quantity of retail and office
floor space currently available and how planning controls will need amendment to ensure existing supply is
protected and grown into the future.

Section 7.5 forecasts the need for an additional 176,000 sqm of office space by 2036 and an additional
60,000sgm of retail floor space (GFA) in our Centres.

Development activity sections within the precinct profiles in Section 9.2 demonstrate that mixed use
redevelopments in centres have maximised their residential floor space as a proportion of the overall floor
space available under existing planning controls, confining non-residential uses almost exclusively to the
ground floor. If this trend continues unchecked it will tend to restrict non-residential uses to the ground floor
in centres. Without a requirement to provide above-ground non-residential floor space, under current planning
controls, there are only limited opportunities to expand commercial floor space in centres.

There is also a risk that existing planning controls will not only constrain potential for growth in commercial
floor space in centres but also result in the reduction of existing capacity. For instance, current controls would
allow multi-level standalone office buildings in Ashfield and Marrickville town centres to be redeveloped with
residential above the ground floor.

Action is required to avoid the loss of town centre commercial employment in Inner West to other parts of
Sydney and to reduce pressure for rezoning of industrial and urban services lands for office/retail uses.

Planning controls to protect and grow commercial floor space in centres are summarised below and reflected
in Action 1.2.2 of the Strategy:

Level in hierarchy Recommended planning controls

m incorporate a clause within the LEP specifying no net loss of
commercial floor space, applied on a site-by-site basis

m  establish a minimum non- residential FSR of 1.3:1 on land west
of Victoria Street and east of Thomas Street as an interim
measure and review following the completion of design and

Major Centre Ashfield - .
feasibility testing

m  Prohibiting residential uses from being located on the ground

and first floors

m Safeguard employment floorspace from inappropriate
residential/associated development

Balmain m undertake a design and financial feasibility review to determine
Town Centre . . L - 7
Marrickville an appropriate minimum non- residential FSR for Town Centres.
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Newtown -Enmore = undertake urban design studies and a feasibility tipping point

Norton Street analysis to determine controls required to secure commercial

Leichhardt .

(iilgludzrstorton floor space at ground floor and at podium level along Norton
Street North) Street Leichhardt and lllawarra Road Marrickville.

Rozelle

Canterbury Road

Enterprise Corridor
Dulwich Hill Dulwich Hill Station the viable tipping point for establishing a minimum non-

centres residential FSR for Dulwich Hill Centres and Canterbury Road

Dulwich Hill Centre ) )
Dulwich Hill West Enterprise Corridor

Other centres N/A = No non-residential FSR proposed

The above recommendations will allow for an increase in the worker and residential population in the

m  Undertake a design and financial feasibility review to determine

catchment, leverage the delivery of Sydney Metro at Marrickville and Dulwich Hill and increase commercial
employment opportunities within the LGA.

It is also noted that FSR controls alone will not necessarily lead to the development of non-residential
floorspace. Commercial momentum is important and is a pervasive issue in the LGA, particularly along
Parramatta Road. This requires a broader consideration of commercial markets and the competitive offer of
the LGA’s centres which would need to occur before controls are implemented.

There is an opportunity, resulting from implementation of the Housing Strategy and planning control reviews
for non-residential floor space requirements to be included as part of any future review of controls applicable
within centres or on the periphery of centres, especially where FSR uplift is considered.

There may also be some instances, where only ground floor employment floor space can be achieved (e.g. fine
grain areas and heritage conservation areas) such as Rozelle and Balmain.

8.1.2  Providing flexible ground floor premises within mixed use buildings

Rapid changes in technology and in retail trends, emerging night-time economies and population growth
require councils to be agile and responsive in their planning for centres growth. Adaptive and flexible spaces
may be required, particularly in centres close to the CBD, because of an increasing demand for workspaces
from start-up and creative industries. Greater Sydney Commission | Eastern City District Plan p78

There is limited capacity for the expansion of employment floor space in the Council area. This is especially so
for industrial uses which require flexible spaces and heavy vehicle access in order to function efficiently and
without impacting the amenity of adjoining uses. There is also limited capacity for retail uses that are less
suitable for centres including specialised retail premises, hardware and building supply retailers.

Industrial areas transitioning to mixed use precincts have seen a significant loss in the availability of floor space
that is suitable for the range of uses that once existed in these areas. Whilst it has been the intent of many
planning controls, such as those in the St Peter’s triangle refer to Section 9.1.8 , to retain employment floor
space these spaces are proving to be inadequate.

= Mixed use developments generally seek to maximise residential floor space within the allowable gross
floor area and height of a development, as they command the highest price per square metre. This
shifts the floor space make up and the allocation of allowable height in a building to residential.
Additionally, residential uses require the lowest ceiling heights in the mix of uses, with employment
uses requiring the highest.

= Whilst there are controls in place requiring the ground floor plane to provide non-residential uses, the
spaces provided are often tokenistic, designed only to fulfil the requirement of the control but are

M Inner West Employment and Retail Lands Study 126 of 452
Document Set ID: 33820681

Version: 5, Version Date: 19/08/2020



inadequate for a vast range of uses apart from retail, business premises and offices. In some cases,
space suitable for even these uses is extremely limited.

= The ground floor plane also competes with a range of other services and facilities required on the
ground floor for the residential uses above, including fire stairs, plant rooms, lobbies, driveways, fire
services and communal open space. This typically makes the non-residential floor space an after-
thought that is fit in around these facilities, especially on smaller sites with a limited site area. This
issue is evident in recent development activity in multiple transitioning precincts like the St Peters
Triangle and the Addison Road industrial area (Section 9.1.5) as well as within a number of centres
such as Norton Street North (Section 9.2.10).

In order for the spaces to be useable, they must be designed in balance with the requirements of the residential
uses above, ideally on larger sites that can utilise the ground floor to fulfil the needs of both the residential
uses and provide flexible non-residential floor space on the ground floor.

In designing and constructing a flexible ground floor space for a wide range of uses, a number of design
considerations and service provisions must be made. These include, although are not limited to the following;

= Ceiling heights — adequate floor to ceiling heights are required well above that required for small scale
retail or residential uses and the NCC. Ceiling heights will often be required to emulate those that are
currently afforded to purpose built large format retailers, industrial buildings and warehouses.

= Loading facilities — In order to move either a large volume of goods or bulky goods efficiently,
convenient loading facilities need to be provided. These facilities also require that access streets are
able to cope with the kind of vehicles servicing the use.

m Service parking — there is a need that adequate service parking is provided (e.g. for deliveries and
building maintenance). This is crucial for developments fronting roads where clearways occur and in
locations with limited on-street parking.

= Ventilation — Many industrial uses require the use of chemicals and processes which emit large
volumes of heat and gases that require purpose built ventilation systems. Ideally these systems are
inbuilt throughout the building, providing a riser from the employment floor space vertically through
the building, ventilating above the roof. Built in ventilation also makes it easier for uses such as
restaurants to establish.

= Noise and vibration attenuation — To ensure the uses are safeguarded from negatively impacting the
amenity of adjoining residential uses, premises need to be adequately attenuated. This includes
sealing doors, windows, vents and loading facilities, as well as installing acoustic glazing and building
floor plates which limit the transmission of noise and vibrations between floors and ceilings.

= Size — Premises should be provided at a range of sizes for a range of possible uses, just as specialist
retail premises, warehouses and industrial buildings come in various sizes.

= Affordability — Many industrial uses, especially the more creative industry aligned uses, are not hugely
profitable, however the goods or services they provide are for industries with great economic
multipliers. These spaces thrive in run-down low grade industrial areas (much like those in Marrickville)
however struggle to afford spaces in modern developments. This is discussed further in Section 6.2.2.
Affordability is also an issue for start-ups of all types. This in turn has flow on effects to local
employment as new businesses provide the greatest increase in employment opportunities.

= Utilities — Access to large quantities of electricity is required for a range of industrial uses. Access to
this kind of power can be difficult to retrofit into an existing building, especially one within a strata
scheme. Additionally, a gas and adequate water connection will also be required to ensure all possible
uses have the utilities they require.
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= Owners consent in a strata scheme — Subdivision of a building into a standard strata scheme is not
ideal for flexible employment space. When a development application made, the owner’s corporation
must endorse it for submission to Council. The nature of many uses will prejudice this process and halt
the submission of the application. A stratum subdivision however places the floor space on a separate
strata plan and removes the need for consent from other parties associated with the site. This is
common for shopping centres, larger multi-use buildings and infrastructure running through sites.

Without providing these spaces, the Inner West risks losing vulnerable industries which thrive in the area,
including creative industries. Creative industries are part of the economic, social and cultural identity of the
Inner West and are intrinsic to the unique character of the area.

The Eastern City District Plan makes reference to these spaces and the potential to exploit them for the benefit
of creative industries. It specifically identifies the opportunity for under-utilised mixed use areas, ground level
commercial or declining high streets to become locations for creative industries and cultural enterprise
(Planning Priority E4, pg. 33). Designing these spaces appropriately will enable creative industries to tenant
these spaces in the future.

Within the same Planning Priority, the District Plan also stipulates the importance of having capacity for creative
industries, arts and cultural uses near major cultural institutions, with specific reference to retaining this within
Inner West. In order to provide for creative industries to locate in close proximity to these locations,
appropriate floor space that can be occupied by these uses needs to be available.

There are limited examples of flexible ground floor space being delivered in Sydney. 97 Pyrmont Bridge Road,
Pyrmont, located within the City of Sydney is one such example. In 2012 a DA was submitted for the
construction of a six storey mixed use development. This includes a warehouse and retail premises on the
ground floor, 71 apartments over levels 1 to 6 and 2 levels of basement car parking.

The ground floor is currently tenanted by a trade wholesaler, utilising the space as a wholesale building supplies
centre, as well as a warehouse. This use is able to function on site due to a number of design considerations.

The site has an area of approximately 2,173sgm and provides approximately 856sqm of floor space for the
warehousing and associated retail use. This calculation however does not include floor area allocated for a
loading dock or ground floor car parking associated with the non-residential use, which is a substantial portion
of the area.

The ground floor provides a substantial ceiling height of approximately 5.1m, a drive through loading dock and
separate waste facilities. It is not known if additional power utility or ventilation is afforded to the space.

Acoustics were also considered in the assessment of the building. An acoustic report was submitted which
identified the required acoustic treatments to the ground floor premises, to protect the amenity of dwellings
above and on adjacent sites. The recommendations included the installation of a thicker floor level above the
ground floor use, as well as other acoustic treatments to the ground floor.

In order to achieve results like this, controls are required to deliver premises that meet similar outcomes to the
above-mentioned example. This includes a coordination of DCP and LEP controls.

Not all sites are suitable for accommodating the type of ground floor space similar to the above case study.
There will be a need for lot amalgamation in some instances, for redevelopment to occur with a suitable
employment outcome. Examples of common challenges are outlined below:

= Small sites — sites that have narrow frontages or small in dimension will have limited opportunity for
flexible ground floor employment floor space.

= Corner sites with no rear lane access — the proximity of the driveway access may be too close to an
intersection to be workable.
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Specific industry consultation would be required to firstly, determine stakeholder/business requirements and
secondly, get specific design advice. It would be beneficial for council to gauge the perspective of other
businesses/industry before determining these controls.

It is recommended that the following short- and long-term strategies for delivering controls and to guide
development that can accommodate a variety of employment uses within mixed use buildings:

m  Establish building types that ensure that ground and first level storeys have adequate functional
capacity to ensure viable businesses. Requirements will include:

o structural layout providing flexible open plans (to allow spaces to be subdivided as required)
o space needs including minimum floor to floor heights and minimum ceiling heights

o site facilities (loading docks, service corridors and lifts, storage rooms, waste collection and
removal, mechanical ducting for ventilation horizontal and vertical shafts and substations)

o separation requirements to ensure acoustic amenity for upstairs apartments
o ensuring a compatible architectural fit within the building’s surroundings.
= Determine a framework for the subdivision of employment floor space in mixed use developments
with the use of stratum subdivision schemes to delineate ownership structures and obligations to the

overall building with regard to requiring owners’ corporation consent for the submission of
development applications and complying development certificates.

= Identify specific areas to implement controls to deliver usable ground floor employment floor space.

= Investigate mechanisms to deliver affordable employment floor space in mixed use developments for
creative industries.
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8.1.3  Flexibility of development standards for employment uses in industrial zones

Industrial precincts across the Inner West LGA function well, having low vacancy rates, a high level of business
diversity and a high level of creative enterprises. This is likely due to the older building stocks which are high
clearance warehouses and industrial premises that are conducive to creative enterprises. The older building
stock also keeps the rent prices down.

There is evidence in a number of precincts (e.g. Camperdown and Marrickville-Sydenham) where the existing
building stock is already built well above the existing development standards such as Floor Space Ratio and
Height. This limits opportunity for expansion or redevelopment.

One option to resolve this is to increase or remove development standards. However, there is some concern
that this could:

= raise land values, pushing out uses that rely on lower rents
= encourage further fragmentation of the land through strata subdivisions into smaller industrial units

= encourage the development of premises which are not in keeping with the unique demands of
multiple industries and suit more profitable smaller office based industries.

Increasing the FSR may also however, relieve pressure on rents by increasing supply. If other planning controls
such as subdivision requirements are introduced to prevent fragmentation of land, this may address the
potential negative consequences.

Implementation of these provisions should be carefully considered as not all industrial uses can operate above
the ground floor. Consequently, such controls will not create new floorspace for all industrial operations. If this
floorspace is taken up to any significant degree it will skew the profile of the industrial areas, which may in turn
cause problems for more traditional industrial operations.

Multi-storey industrial is only in its infancy in Australia, with only a handful of planning proposals in the City of
Sydney currently. It is unlikely that there would be significant take up of such controls in the Inner West in the
short to medium term.

Action 2.4.1 in the Strategy recommends a review of development standards for land zoned IN1 - General
Industrial and IN2 - Light Industrial, considering the potential for increases in or removal of height and/or floor
space standards where feasibility studies demonstrate that this is required for redevelopment for industrial
purposes.

8.1.4 Tourist and visitor accommodation uses in B5 Business Development, B6
Enterprise Corridor zones

Provision of land for the purposes of tourist and visitor accommodation is critical to the economic success of
the Inner West and Greater Sydney, for the tourism industry and the night time economy.

Tourist and visitor accommodation is a group term that covers five uses. They include backpacker’s
accommodation, bed and breakfast accommodation, farm stay accommodation, hotel or motel
accommodation and serviced apartments. There has been particular interest in serviced apartments in the B5
Business Development and B6 Enterprise Corridor zones. Farm stay accommodation is not relevant to, nor
included in the discussion.

Uses within the tourist and visitor accommodation group are permissible in various business zones throughout
the Council area. Permissibility however differs throughout the three Inner West LEPs. These are detailed
within the precinct profiles.

All the relevant tourist and visitor accommodation uses are permissible in the B2 Local Centre zone, an
extensively used zone in all three LEPs. The B4 Mixed use zone also permits these uses, apart from the
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Leichhardt LEP, which prohibits backpackers and bed and breakfasts. Apart from the Ashfield town centre,
there is limited use of the B4 — Mixed Use zone in the Council area.

Serviced apartments in the B5 zone

The B5 business development zone is exclusively used in the Marrickville LEP 2011 (MLEP 2011). Use of the B5
zone is limited to a number of precincts. These include Addison Road, St Peters Triangle, a row of shop fronts
in Tempe along the Princes Highway, a pocket of sites on Marrickville Road, Marrickville, Gladstone Street
precinct, Lewisham Industrial Precinct, Lewisham West Precinct, the Stanmore Bridge Road West Precinct and
extensively throughout the Victoria Road Precinct.

There are two B5 zoned sites in the MLEP 2011 area that have been given recent approvals as serviced
apartments, these are summarised in the table below:

aRiealate Additional comments

Address and number

o December Five storey mixed use
Marrickville development comprising of three

2014, Operational consent issued November 2017.

Road, ground floor commercial tenancies
Marrickville DA201400212 and 38 serviced apartments.
Eight storey mixed use Residential accommodation was an additional
641-657 development comprising of five permitted use on site (it is no longer). The DCP
’ July 2017, I . .
King Street, ground floor retail units, 56 required a minimum 20% of the GFA be non-
DA201600179 . . . . . .
St Peters residential apartments and six residential, the serviced apartments were part
serviced apartments. of this 20%.

Serviced apartments in the B6 zone

The B6 Enterprise Corridor zone is only located on parts of Parramatta Road and the Princes Highway. Serviced
apartments are permitted in both the Ashfield LEP 2013 (ALEP 2013) and the MLEP 2011 within the B6 zone.
There is only one identified recent approval for serviced apartments in the B6 zone. This may be partially
attributed to land owners speculating on changes that will arise from the PRCUTS and the potential for uplift
in these areas to include residential accommodation. The recent approval is summarised in the table below.

Three storey mixed use
building comprising four

P AT LTS 22 January 2019, ground floor commercial Court approved
B UL DA201700497 tenancies and 17 serviced
apartments.

Analysis

Although both business zones with similar land use tables, the B6 and B5 zones are utilised quite differently.
B6 zones are designated to main roads only and aim to provide space for land uses that require larger floor
plates. They create an environment that is conducive to uses requiring multiple and large vehicle movements
whilst creating minimal amenity issues for sensitive land uses, due to their location on arterial roads. B5
however is often utilised as a buffer zone between industrial land and sensitive zones like residential. They
provide an opportunity for innovative commercial land uses and do not necessarily require the floor plates of
B6 zoned sites.

Whilst different in detail, on a macro level both zones are designed to provide floor space for employment and
select commercial and industrial land uses. The use of these zones for serviced apartments is in conflict with
the objectives of this zone as it creates additional sensitive receivers and areas that typically host amenity
disruptive uses or are adjacent to areas with poor residential amenity (like main roads and industrial land).
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Because of this, they are unsuited to accommodating serviced apartment uses, as these land uses are typically
sensitive to employment and industrial land uses and do not provide the diversity in the local economy and job
creation that can only be provided in these zones.

Serviced apartments however do have a role to play in the tourist and visitor economy and are a valued land
use. There are multiple zones throughout the Council area that provide space for this land use, the most notable
being the B2 Local Centre zone. This zone is used extensively throughout the Council area, being the primary
zone for all local centres. This zone has the added benefit of being close to public transport links, like train
stations and frequent bus services, as well as permitting land uses like restaurants, pubs, shops and business
premises which are desirable to existing adjacent serviced apartments, creating better amenity for tourists and
visitors. Serviced apartments are also permitted in the B4 Mixed use zone which is frequently located adjacent
the B5 zone. Examples of this include Victoria Road, St Peters and Addison Road.

Hotel or motel accommodation is a mandated permitted use in the B6 enterprise corridor zone. Limiting tourist
and visitor accommodation in the B6 zone to this land use only will not open up further land use conflicts with
other uses in the zone.

Actions 2.2.2, 2.2.3 and 2.2.4 of the Strategy recommend the following:

= Prohibit tourist and visitor accommodation in industrial and B5 - Business Development zone.

= Prohibit all tourist and visitor accommodation, (apart from hotel or motel accommodation) in the B6
- Enterprise Corridor zone.

= Realign objectives in the B6 - Enterprise Corridor zone to focus on employment uses and not
accommodation.

8.1.5 Night time economy/Agent of change

A vibrant and safe night-time economy will enhance Greater Sydney’s standing as a global city, while meeting
the social and recreational needs of shift workers, families, children and communities. Planning for a night-
time economy in centres should support a diverse range of small businesses, such as retail, and cultural events
and assets accompanied by a suitable regulatory environment.

Greater Sydney Commission | Eastern City District Plan p79

The night time economy is generally defined as social or business activities that take place between 6pm and
6am the following morning. Typically, the definition refers to night time activities that include entertainment,
performing arts, sports, amusements, casinos or gambling, food and drink services, liquor retailing and hotels.
In the Inner West however, this definition should be expanded to include non-retailing and non-entertainment
uses, such as warehousing, manufacturing and other industrial operations that take place outside of typical
business hours.

The Eastern City District Plan recognises the contribution to the night time economy makes to Sydney’s
liveability and productivity. This includes support for the night-time economy as a principle for the place-based
planning of centres, and recognising the intrinsic link between the night time economy and cultural and arts
sector, with specific reference to the Marrickville and Newtown centres.

Action 38K of the plan specifically requires the following; “Provide access to jobs, goods and services in centres
by: providing for a diverse and vibrant night-time economy in a way that responds to potential negative
impacts”.

There are concentrated pockets of thriving and emerging night time economies in the Inner West. They are
each varied in their character, hours of operation and the uses they support. A summary of the various local
night time economies is provided below. Please note that these summaries are relatively anecdotal rather than
a result of detailed surveying.
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_ General hours of aCtiVity

Bars, small bars, nightclubs, live
Newtown-Enmore entertainment, retail, restaurants, 6pm till 4am
tourist and visitor accommodation

Bars, restaurants, live entertainment 6pm till 1lam
Bars, restaurants, small bars 6pm till 1am
Bars, restaurants, retail 6pm till midnight
Bars, restaurants, retail 6pm till 11pm
Small bars, restaurants 6pm till midnight

L SUE SO LN ) Small bars, restaurants 6pm till midnight
Canterbury Road, Dulwich Hill ! P &

Warehousing, logistics, light industry,
live entertainment, artisan food and 6pm till 6am
drink premises

Marrickville — Sydenham
Employment precinct

There are a number of barriers that are unique to the operation of the night time economy. These barriers
typically arise through the conflict in amenity expectations outside of typical working hours. Residential uses
are particularly sensitive and activity of commercial uses can disturb this. There are also other barriers
concerning building and planning regulations. These barriers and recommendations to overcome them are
discussed below.

Sound management

Under NSW regulations sound management is geared towards shutting down venues and premises that create
noise. This is because all noise can be considered a nuisance. This has led to issues for a number of venues.
Notable examples of premises that have either had to close at one point in time, or change their business
operations include the Annandale Hotel, the Marrickville Bowling Club, the Bridge hotel in Rozelle and the Sly
Fox in Enmore, just to name a few.

In order to alleviate this issue, multiple new policies and practices need to be put into place. These include the
following:

Agent of change

Agent of change is the principle by which the newcomer into an area must be designed to either ameliorate or
withstand the existing soundscape. For example, a flat building being developed within 100m of a live music
venue must be designed to ensure the future occupants of the building are not disturbed by the venue’s noise.
Their rights to complain about noise should also ideally be minimised. This will protect the venue from noise
complaints and ensure its survival. Conversely, a live music venue moving in adjacent a residential use would
need to ensure that sound is mitigated at the source, so as not to impact on their amenity.

The agent of change could also be extended further to not be only venue specific, but precinct wide as well.
This meaning that defined precincts could be made, for example, a 75m buffer from King Street Newtown could
be mapped, and all new sensitive uses like residential apartments within that buffer must be designed to
withstand noise throughout the night. This would become a consideration in the development assessment
process.

This could likewise be applied to uses that create other types of noise, like industrial. Precincts could be mapped
that protect industrial lands from residential encroachment and the amenity conflicts that arise from this. The
newly introduced residential land uses along Victoria Road are an example of where this could be implemented.

Management of sound expectations
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Although ideal for new builds and the protection of existing venues, the agent of change does not deal with
existing noise conflicts in the environment from existing building stock and existing entertainment/industrial
noise. Further work should also be completed on investigating methods for setting new expectations and
parameters for sound in the urban environment.

A method of doing this may be to implement sound expectations on 10.7 planning certificates. Just as these
certificates identify zones, tree preservation orders and a multitude of other planning implications on land, so
too could they be utilised to identify sound expectations in specific precincts. Wollongong Council implemented
such a measure on their 10.7 certificates. This was recommended under the Wollongong Cultural Plan 2014-
2018. It identifies the CBD as an entertainment precinct, meaning any new residents should expect noise
between 5pm and midnight.

Approval pathways (development applications, exempt and complying)

Objective 9, Strategy 9.1 of Region Plan states that ‘reducing the regulatory burden for creative and temporary
uses and the night-time economy is essential. This may require measures such as simplifying development
approval processes or increasing exempt and complying development provisions for these uses.’

Alternative approval pathways for certain commercial uses

Extending hours of operation for commercial uses like shops, kiosks and business premises requires a
development application in the form of a new DA or a Section 4.55 modification. These uses are of minor
concern in local centres and the operation of businesses like clothing shops, homewares stores, hairdressers,
banks, drycleaners and grocers till 10pm is unlikely to cause harm to surrounding amenity. Applying for a DA
to extend these hours however can be an onerous process. Many business owners also fear that Council will
discover issues with the existing operation and shut down the use entirely or place new conditions on the
consent which will supress the existing business operation. Due to this, there may be untapped potential for a
diversified base of businesses operating in the night time economy.

Development approval pathways alternate to the DA process should be considered in order to permit these
uses. This should be considered through an approach with exempt or complying development. The intention is
to permit extended hours for certain uses such as shops, kiosks and business premises through exempt or
complying development pathways.

Exempt or complying development pathways could also be considered for the establishment of small scale
cultural uses. These uses are particularly financially sensitive and are severely obstructed by the development
application process which is considered to be onerous and expensive. Use parameters could be established
through exempt or complying development pathways which inhibit high impacting practicing and allow others
to flourish.

Other inhibiting factors

Onerous nature of the National Construction Code (NCC)

Under the NCC, any use which incorporates live performance or the assembly of a crowd (e.g. art galleries,
theatres, functions centres, etc.) is classified as a class 9b building. This is the most onerous building
classification under the NCC, requiring significant fire safety and egress measures to be put in place. These
upgrades can significantly increase the cost of change of use application, making it unfeasible. These upgrades
are required regardless of the nature of the performance space, the audience size or floor area of the
performance space.

Due to this, small venues are placed with huge premises upgrade costs which can include emergency lighting,
fire hose reels, sprinkler systems, egress widening, fire insulation to walls, ceilings and floor and other
measures.
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Whilst the role of NCC is to reduce the risk to human life occupying buildings, there are examples of exemptions
being granted to other Australian States in the NCC for such uses. In South Australia, an additional definition is
given for a “small arts venue”. This being a venue for activities like live music, art displays, dancing, poetry and
other performance, less than 300sgm and without the use of pyrotechnics. These venues are under the class 6
building classification, which is much less onerous in terms of fire safety and amenity provision.

Making similar or other reforms in NSW would enable the establishment of safe smaller venues, creating
further opportunities for artists, business owners and audiences in the cultural economy.

Development controls

Development Control Plans provide the detailed assessment criteria for development applications, including
applications which include late night trading. The three existing Inner West DCPs approach late night trading
premises applications quite differently. The Marrickville DCP uses qualitative measures to set appropriate
hours, whilst Leichhardt utilising mapping and prescribed hours for certain types of uses. The Ashfield DCP does
not contain any controls for late night trading management altogether.

A new Development Control Plan with a Council wide approach to assessing late night trading needs to be
formulated. These controls should be exhaustive, consider the types of uses that are desirable, where they
should be located, how amenity issues can be dealt with and provide clarity on Council’s expectations to
industry.

Actions listed under Strategy 1.8 of the ERLS include the following:

= Embed the agent of change principle into Inner West planning regulations to protect live music venues
and late night precincts as well as employment and industrial areas. Note this principle states that a
person or business (the agent) introducing a new land use is responsible for managing the impact of
that change

= Identify areas with existing and expected higher noise levels, including both industrial and
entertainment noise. Implement a means of managing the expectations of noise amongst existing and
future residents in and around these areas.

= Investigate exempt development approval pathways for night time trading by certain commercial
uses.

= Investigate exempt and/or complying development approval pathways for small scale, low impact
cultural use and production venues.

= Develop comprehensive late night trading management DCP controls for the Inner West. They should
deliver clear direction on expectations for land use within the night time economy for both assessment
officers and the community.

= Work with the City of Sydney to develop a joint strategy for land use planning and night time economy
on King Street, Newtown.

= Advocate for reforms to the National Construction Code to reduce regulatory requirements for smaller
scale cultural venues and production spaces.

8.1.6  Subdivision of industrial land

Industrial precincts within the Inner West LGA are highly fragmented, largely as a result of their organic
formation alongside and within residential areas, long before any established planning scheme existed. This
may limit larger scale operations from locating in the LGA but provides a rare supply of smaller sites for small-
medium scale operations. The benefits include:
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= Affordable entry points for small scale businesses and start-ups — operating in smaller premises is a
safer option for start-ups and new smaller scale businesses due to lower rents.

= Allows low-risk up and downscaling of operations — manufacturers can store off-site at a second
location if they increase production, meaning that they can downscale without having to relocate their
main operations.

= Off-site storage and warehousing opportunities for nearby retailers — retail outlets operating within
centresin the inner city may need space to store stock or a distribution point closer to the city. Locating
this space in premises in the industrial zones is an affordable option and provides retailers with
flexibility.

= Advent of online shopping — online shopping trends mean retailers need rapid access to stock.

Overall, the supply of large industrial sites for larger scale operations is constrained in the Inner West LGA:

m The largest landholdings in the LGA have recently been lost to the WestConnex St Peters Interchange
= Other substantial landholdings in St Peters will be lost if the Gateway project proceeds

= There is also pressure for other larger sites to be strata subdivided for small-scale office-warehouse
loft style developments (refer to section 9.1 for further information on the range of lot sizes within
industrial precincts).

Examples of larger lots include 2,000-9,000sgqm lots in the Addison Road Industrial Precinct, 5,000-20,000sgm
lots in Carrington Road and 2,000 — 10,000 sgm lots in Moore Street Industrial. There are few lots of this size
remaining in industrial areas across the LGA.

The need to protect larger industrial sites from subdivision has been acknowledged in Marrickville Employment
Lands Strategy 2014 which recommended protecting sub-regionally significant industrial lands; restrict
subdivisions and/or strata titling to prevent fragmentation.

It should be noted however, that the Inner West is unlikely to be able to accommodate larger scale freight and
logistics beyond what is already established in the environs of Sydney Airport. Objective 16 of the Eastern
Sydney District Plan refers to sites of generally two hectares or more being necessary, this is rare within the
Inner West. It is crucial, for this reason that existing large-scale freight and logistics operations in the Inner
West are protected.

In depth urban analysis undertaken by Urban Cultural Policy and the Changing Dynamics of Cultural Production
have explored this matter in detail:

Establishing minimum lot sizes is vital to prevent fragmentation and loss of the integrity of industrial precincts,
and especially their capacity to house dense clusters of diverse firms who form links across sectors. Our
geospatial mapping work demonstrates that over time, gradual fragmentation and conversion has been the
dominant spatial process driven by interests seeking to maximise value uplift from spot rezonings. Minimum lot
sizes will assist in preventing this, and thus enable the spatial integrity and full potential for enterprise and job
growth within industrial precincts to be maintained. It will also enable strategic planning to guide the evolution
of those districts, rather than ad hoc, opportunistic, processes.

Action 2.3.1 of the Strategy recommends that a minimum subdivision lot size of 10,000sqm be established
(including restricting strata subdivision) in IN1 General Industrial zone to reduce further fragmentation.

8.1.7  Artisan food and drink industry

In August 2018, the term “artisan food and drink industry” was introduced into the Standard Instrument LEP.
In detailing the amendment, the Government said “the new land use term was introduced to provide clarity
for the growing artisan and craft food and drink industry such as microbreweries or cheese makers, by
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establishing a new definition that reflects the nature of these uses”?®. The amendment was introduced
following strong growth in boutique, craft and artisan food and drink products with some consumers turning
away from mass-manufactured offerings and seeking out a unique experience linked to the producer®.

The term artisan food and drink industry means:

a building or place the principal purpose of which is the making or manufacture of boutique,
artisan or craft food or drink products only. It must also include at least one of the following:

(a) a retail area for the sale of the products,
(b) a restaurant or cafe,
(c) facilities for holding tastings, tours or workshops.

The new land use term requires that as well as the manufacture of boutique, artisan or craft food or drink
products, at least one of the following services must also be included — retail sales, a café or restaurant, facilities
for tours, workshops or tastings. However, the principal purpose of an ‘artisan food or drink industry’ must be
the carrying out of an industrial activity involving the manufacture of boutique, craft or artisan food or drink
products. The land use does not apply if the non-industrial components are major components of the
development (see Planning Circular PS 13-001).

The land use is mandated as permissible with consent in any zone where light industries are mandated as
permissible with consent, including the B6 - Enterprise Corridor, B7 - Business Park, IN1 - General Industrial and
IN2 - Light Industrial zones in the LGA. The land use is also permissible with consent in the following zones:

m Leichhardt LEP: B2 - Local Centre

= Marrickville LEP: B4 - Mixed Use and B5 - Business Development

In parallel, Inner West Council has collaborated with Liquor and Gaming NSW in a trial that would allow
microbreweries to sell their products for consumption on the premises, with a maximum patronage of 100
persons. Liquor and Gaming NSW advised that they have recently extended the trial until the end of August
2020 to encourage more take up. Towards the end of the trial period, LRGNSW will reach out to councils to
refine the review.

Combined with the rollout of the artisan food or drink industry land use, the trial period should provide Council
with considerable information on the implications of this approach to balancing the size of the manufacturing
and non-manufacturing components of artisan food and drink premises.

Background

The introduction of the definition for artisan food and drink industry assists manufacturers of craft products by
making it easier to lawfully operate retail, restaurant, and other pseudo-tourism uses in industrial zones where
previously such development was only achievable through a complex planning framework. The artisan food
and drink industry term will likely have the following implications:

= Resultinanincrease in development applications for such premises, due to the expanded permissibility
making it easier for applicants

= Encourage longer term growth in the artisan food and drink sector, as the planning system now
supports the industry

28 https://www.holdingredlich.com/blog/making-room-for-hipster-development
2 https://www.theshout.com.au/news/nsw-govt-redefines-land-use-to-boost-craft-industry/
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Encourage changes in the format of artisan food and drink premises as the new definition offers a
different set of parameters from that which was previously in place.

From a planning perspective, the development outcomes of the land use vary based on the zone. As discussed
in Section 6.2.3, Council and private certifiers have approved applications for food and drink manufactures (eg
microbreweries and coffee roasters), with associated industrial retail outlets. These approvals were largely in
industrial and B5 - Business Development, B6 - Enterprise Corridor and B7 - Business Park zones. Approvals
were most commonly associated with change of use applications, rather than new builds.

Historically, microbreweries have established de-facto restaurants utilising sizable industrial retail outlet space
as a seating area, with exempt uses (eg food trucks) providing food to meet licensing requirements. Similarly,
Council has approved limited sit-down/takeaway cafes as an ancillary use to coffee roasters (See DA reference
DA201400458).

In retail-focused business zones, the Codes SEPP was historically a less reliable planning pathway, due to the
limitations in change of use. Light industries with industrial retail outlets would only be permitted under the
Codes SEPP where a similar use already existed. Therefore, food and drink manufacturing as a light industrial
use, with an associated retail outlet, would normally have be assessed as a development application. However,
a restaurant could also be included, either as permissible or complying development. Given these
considerations, the land use is largely redundant to uses already permitted in centres where light industry is
permitted.

A review of development applications from mid-2018 to mid-2019 has shown most applications occuring in
Marrickville LEP industrial zoned lands (See Table 33).

Table 33: Sample of recent development applications for artisan food and drink industry

Date Address Purpose Description
lodged

Lodged prior to introduction of Artisan Food and Drink Industry land use

DA201800295 11/07/2018 2/153-155 R4 - High Introduction of To fitout and use a portion of the
Victoria Road  Density restaurant associated  premises and outdoor area in
MARRICKVILLE Residential ~ With existing conjunction with the brewery as a

microbrewery via

NSW 2204 o . food and drink premises.
existing use/ancillary
use provisions
DA201800314 26/07/2018 54 Sydenham IN1 - General New Bakery with To demolish part of the premises
Road Industrial associated and carry out ground and first
MARRICKVILLE takeaway/sit down floor alterations and additions so
NSW 2204 food and drink as to use the premises as a bakery

premises via change of operating 24 hours a day, 7 days a

use provisions week and a portion on the ground
floor as a takeaway food and drink
premises operating from 6.00am
to 10.00pm, 7 days a week with
an outdoor seating area and
associated signage.

Lodged after introduction of Artisan Food and Drink Industry land use

DA201800404 28/09/2018 20 Chapel IN2 - Light Modification of food  To carry out alterations and fitout
Street Industrial production industry to and use the premises for the
MARRICKVILLE include café, retail and purpose of an artisan food and
NSW 2204 tasting area drink industry to be used in

conjunction with a food
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Date Address Purpose Description
lodged

production and distribution

facility.
DA201800576 24/12/2018 23-25 Cadogan IN1-General Modification of To carry out internal alterations
Street Industrial brewery/industrial and to use the premises as an

MARRICKVILLE retail outlet to include  3tjsan food and drink premises.
NSW 2204 restaurant component
DA201900038 7/02/2019 1/2C Gladstone B7 -Business Modification of To demolish part of the premises
Street Park warehouse for new and carry out ground and first
NEWTOWN brewery and ancillary  floor alterations and additions to
NSW 2042 restaurant the building and use the premises
as a brewery and restaurant
operating 7:00am to 10:00pm
daily.
DA201800544 14/12/2018 5-7 Denby IN1 -General Modification of To demolish part of the premises
Street Industrial warehouse for new and carry out ground and first
MARRICKVILLE coffee roasting, floor alterations and additions and
NSW 2204 warehousing and to use the premises for the
espresso bar purpose of coffee roasting,
warehousing, espresso bar, retail
coffee sales, and ancillary office
space.
DA201900105 1/04/2019 73 Mary Street IN2 - Light Modification of To carry out works and use the
ST PETERS NSW Industrial winery/industrial retail premises as an artisan food and
2044 outlet to brewery with drink industry (craft brewery).

seating (pre-packaged
food offered)

Based on the review of these applications, the primary implementation of the land use has been to formalise
restaurant/kitchen components of existing microbreweries. Applications associated with other food industries
had markedly smaller retail and restaurant components. It is unclear if this is due to land constraints or the
feasibility of the business models.

As the complying development pathway is now closed, other food and drink industries premises seeking to sell
goods on site will be required to lodge a development application.

There are anecdotal claims that the artisan food and drink industry in industrial zones is driving rent increases
and leading to displacement of more traditional industrial uses in these areas. It is important to note in this
discussion that many artisan food and drink industries require three-phase power, a reasonable water supply
and larger voids to accommodate sizeable vats e.g. breweries and distilleries, therefore, the quantum of space
required is larger. This space is not readily available in the traditional retail/commercial areas and it unlikely
that a manufacturing business such as a brewery would be able to afford to pay retail/commercial rents. These
businesses are manufacturing first with ancillary retailing uses.

At St Peters east of Unwins Bridge road the rents are $500/sqm, slightly more than retail rents around the
station that are approximately $350-$400/sqm. This is an example of clustering of creative businesses with
Precinct 75 a destination attracting other likeminded businesses and as such agents are maximising rents in
response to the highly curated environment. This example is unique in a sense that it’s IN2 Light Industrial
zoned land, includes office space on the first and second floor and is surrounded by R2 Low Density Residential.
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In Marrickville, where a number of breweries are located in the IN1 General Industrial zone land, the rents
appear to be steady and unaffected by the artisan food and drink offering.

Implications

The historic trend of introducing food and drink manufacturing with retail/on-site consumption into industrial
and higher order business zones has had an impact on those zones. This is evidenced by the introduction of
specialised planning definitions and the specialised microbrewery liquor license, that indicates a response to
demand. Further, there is an obligation for food to be served, creating a legal, if not market demand for a
restaurant component.

This trend has the potential to cause a shift in the character of employment areas as detailed in A Metropolis
that Works. As detailed in that document, permitting cafes and restaurants, such as those permitted by the
land use, may result in recast expectations for industrial and urban services areas. In the longer term, this can
result in the areas being not viable for traditional urban services.

As discussed above, the addition of the artisan food and drink industry definition to the Standard Instrument
LEP is less of a new outcome, but the formalisation of planning controls. To date, this formalisation does not
appear to have had a substantial effect on industrial and higher order business zones. It may result in lesser
impacts than the former complying/exempt development pathway previously used by businesses to introduce
restaurant-style uses. The primary effect of the land use would be the formalising of a permanent kitchen and
the serving of food. This would have a less than substantial effect on the surrounding area. Further, there is no
evidence that diversion of household expenditure from centres to industrial precincts is occurring at scale that
is likely to undermine the role of the retail and commercial centres in the Inner West LGA.

The new definition allows Council to develop a more tailored planning response to artisan food and drink
premises outside the industrial zones. It is appropriate that Council continue to monitor artisan food and drink
premises and their take up of industrial land.

Council may also identify areas where artisan food and drink industries are appropriate, in consultation with
their community, and consider allowing artisan food and drink industry in zones where ‘light industry’ is not a
mandatory permissible use. This could present an opportunity to leverage the strong popularity of artisan food
and drink premises to revitalise areas.

The recent introduction of the new term into the Standard Instrument provides a simpler planning framework
that will apply to artisan manufactures across the State (discussed in Section 6.3.3). It is unlikely to lead to a
proliferation of artisan food and drink premises throughout the Inner West LGA. This is due to previous planning
frameworks that have allowed for establishment of similar facilities which have capitalised on land that satisfies
industry requirements, limiting suitable locations for future operations. Artisan producers require areas where
they can make and sell their products and offer customers an experience, while tasting or testing the product.

The closure of the complying development planning pathway will likely result in more development
applications being lodged with Council, but due to the rigours associated with development applications, this
is likely to be less than the complying development pathway that was previously available.

Section 6.3 reviewed the impact of artisan food and drink premises in other locations and found that these
developments are typically associated with increases in rents following an increase in the popularity of the
surrounding area for similar businesses and associated improvements in amenity. Over time, artisan food and
drink premises can contribute to changes in the character and make up of a precinct as higher rents impact on
the tenant mix. Any concern at the potential loss of employment land is balanced by the increased range of
activities and raised profile they can provide to the employment precinct.

Common concerns with artisan food and drink industry restaurants establishing in employment precincts and
potential responses are examined in Table 34.
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Table 34: Artisan food and drink industry restaurants -potential issues and responses

Floorspace that has been zoned for
industrial purposes is being taken
up by non-industrial uses

Industrial rents, which are typically
lower than retail rents, will over
time, increase to reflect the retail
use on the site, encouraging rent
increases to neighbouring
properties

Noise arising from neighbouring
premises can impact on restaurant
operations and where uses change
over time, land use conflicts can
occur

Safety concerns arising from
unpopulated industrial precincts
having poor lighting and natural
surveillance can increase costs to
Council, the police and the
community

Increased traffic and pedestrian
movement associated with
restaurants can create traffic
conflicts arising from the
movement of large vehicles within
industrial areas

Cumulative impacts arising from
restaurants attracting other similar
activities to the area

Potential loss of revenue to
restaurants and cafes in zones
where those uses are permitted.

_ Potential Council response

Establish assessment and DCP guidelines for:

— Defining ‘principal use’ to require demonstration that the industrial
use is dominant to all other uses (eg employees, floorspace or
projected revenue by use)

— Clearly prohibiting the consideration of restaurants or entertainment
areas as ancillary uses in new applications

— Activities permitted or prohibited in the retail portion of the land use
(eg limit to take-away sales)

— Require any consumption or customer circulation space to be
classified as a ‘restaurant’ or ‘café’ to aid in determination of principal
use.

Enforce principal use test to limit intensity of retail uses (eg limit
floorspace, seating areas and patron limits), aligning retail potential with
industrial retail outlet uses that are permitted with other industrial uses.
Limit size of non-industrial uses to ensure industrial uses continue to be
prioritised

Place the onus on the artisan food and drink premises to accept the noise
environment currently and in the future

Include standard reverse-amenity condition to limiting the ability for non-
industrial tenants to lodge complaints about industrial activities

Require acoustic impact assessments as part of a development application
to demonstrate how noise impacts from surrounding uses can be mitigated
within service areas.

Require safety assessments to accompany a development application and
refer these to the NSW Police for comments

Where trading hours are being sought that extend into the evening, require
applicants to:

— Contribute to the cost of street lighting if trading hours are extended

— Contribute to the cost of external CCTV cameras

Provide guidance in DCP regarding external lighting and orientation of
service areas to promote passive surveillance
Require development applications to demonstrate:

— How safe pedestrian access to the venue will achieved
— What steps will be taken to minimise risks to pedestrians

Require through conditions of consent, measure to ensure safe pedestrian
movement

Amend DCP to state that ancillary retail uses are prohibited in industrial
zones, requiring assessment as industrial retail outlets or artisan food and
drink industries.

Maintain retail hierarchy strategy that supports complementary uses and
amenities in centres where restaurants are a desired land use.
Limit the size of restaurant and café uses

Permit artisan food and drink premises in other zones to reduce impact on
Industrial zones land

In the current planning provisions, there appears to be no limit on the area that can be used for restaurant/café

in the artisan food or drink premises, other than the principle purpose requirement.
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Given the constrained supply of employment land in the LGA, Council could consider encouraging artisan food
and drink industry in suitable locations outside the industrial zones including in centres and along enterprise
corridors. To reduce the impact of artisan food and drink premises on the loss of employment floorspace in
industrial areas, Council could consider introducing restrictions on restaurant and café areas to protect the use
of employment land from larger scale retail uses.

The current trial of limiting licensed venues to 100 patrons will provide a benchmark for an acceptable size.
Based on a review of applications, this number is lower than the requested patron capacity of applications
lodged for microbreweries, but larger than those associated with other food and drink industries. According to
BCA requirements, 1 sgm is required for each person in a restaurant. Including a kitchen, toilets and other
supporting uses, 150 sgm would be a reasonable size for a 100-patron restaurant.

The need to restrict artisan food and drink industry from industrial areas has been considered but the use is
considered appropriate as it:

= Includes manufacturing as a principle purpose
= Provides services to employees as well as visitors to the area
= Contributes to improved amenity for workers

= Contributes to the overall vitality of an employment precinct.

Qualifying provisions

The definition of artisan food and drink industry in the Standard Instrument includes qualifications on the size
of the retail component in industrial zones but not in business zones. As such, the size of the retail component
of artisan food and drink industries in business zones is not restricted.

Table 35 indicates the current provisions applying in Inner West LGA. Notably, Marrickville LEP has the lowest
floor area as a percentage of GFA (11 per cent) yet almost all the recent DAs for artisan food and drink premises
have been in the former Marrickville LGA. This suggests the control does not have a significant influence on
artisan food and drink businesses’ choice of location. The availability of suitable floorspace, accessibility and
local character are likely to have more influence on locational decisions.

Table 35: Current qualification on retail area in artisan food and drink premises

Marrickville LEP Ashfield LEP Leichhardt LEP

(10) Artisan food and drink industry
exclusion

If development for the purposes of an
artisan food and drink industry is
permitted under this Plan in an
industrial or rural zone, the floor area
used for retail sales (not including any
cafe or restaurant area) must not
exceed:

(a) 11 per cent of the gross floor area
of the industry, or

(b) 400 square metres,
whichever is the lesser.

(10) Artisan food and drink industry
exclusion

If development for the purposes of an
artisan food and drink industry is
permitted under this Plan in an
industrial or rural zone, the floor area
used for retail sales (not including any
cafe or restaurant area) must not
exceed:

(a) 40 per cent of the gross floor area
of the industry, or

(b) 400 square metres,
whichever is the lesser.

(10) Artisan food and drink industry
exclusion

If development for the purposes of an
artisan food and drink industry is
permitted under this Plan in an
industrial or rural zone, the floor area
used for retail sales (not including any
cafe or restaurant area) must not
exceed:

(a) 20 per cent of the gross floor area
of the industry, or

(b) 100 square metres,
whichever is the lesser.

In consolidating the Inner West LEP, a decision will be required as to the appropriate limit for retail space. There
is considerable variation between LGAs. As noted earlier, the controls do not appear to be having a significant
influence on locational choices of artisan food and drink industries.
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The current approach in Leichhardt LEP is a suitable mid-point for space controls. Development applications
and operations should be monitored as part of the LEP review process to determine the potential long-term
impacts of the control.

As noted above, the definition does not include restrictions on the size of restaurants or cafes, but the
manufacturing component must be the principal purpose of the development. Principal purpose is not defined
in legislation but is commonly understood to be a major use, as explained by the planning circular. However,
the circular is dated, with limited guidance on how to identify the principal use (eg revenue, space or
occupancy). Case law established prior to the circular provides additional guidance, where the judgement for
Adbooth Pty Limited v Ryde City Council [2006] NSWLEC 783, relied on by the Macquarie Dictionary to define
principal as being ‘first or highest in rank, importance, value, et cetera; chief; foremost.’

Based on a review of relevant development applications, there is not a consensus on how to justify the principal
use provision. Council could provide information to clarify how it interprets the principal purpose test, as per
the definition above to set expectations and increase certainty. Matters for consideration may include:

= Allocation of space between industrial, amenity and other uses
m Projected revenue associated with industrial and other uses

= Employees associated with industrial and other uses

= Hours of operation associated with industrial and other uses

= Comparison of the above with surrounding industry-only uses.

Council could also provide clarity in intent by permitting or prohibiting the use in certain business zones,
including encouraging the restaurant/café element land use in more suitable locations via additional local
provisions.

Alternatively, Council may prepare a planning proposal that includes a new Clause 5.4 provision that relates to
the restaurant/café use, prepared in consultation with the Department of Planning, Industry and Environment.
In this instance, the 150 sgm restaurant land use cap would be a suitable starting point. If restaurant and retail
components are combined in a single application, the combined floorspace should not exceed 200 sqm or 20%
of the total GFA for the application. This would provide flexibility to applicants in allocating floorspace, while
also maintaining manufacturing as the principal use.

This section has identified several recommendations relating to regulatory and policy responses to the Artisan
food and drink industry land use. Table 36 and Table 37 summarise the recommendations. Note that
recommendations that would amend the LEP would require consultation with DPIE to align State and local
planning policy.

Table 36: Artisan food and drink regulatory recommendations

Recommendation Purpose

Cap artisan food and drink industry retail
sales area at 100 sqm or 20% of GFA,
whichever is the lesser, in LEP

Provide suitably large area for supporting retail uses as part of an artisan
food and drink industry.

Cap artisan food and drink industry Provide suitably large area for a 100-patron restaurant, the current cap
restaurant area at 150 sqm, in LEP for the microbrewery liquor license.

Provide suitably large area for non-manufacturing retail components of
an artisan food and drink industry establishment. This would allow for
applicants to determine the best mix of supporting retail uses within the
establishment, while clearly maintaining the principal use of
manufacturing.

Cap combined artisan food and drink
industry retail sales area and restaurant
area at 200 sqm or 20% of GFA, whichever
is the lesser, in LEP
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Promote the land use in areas where both the light industrial and retail
components of the land use are acceptable, providing an alternative area
for the industry.

Allow artisan food and drink industry in
non-industrial zones, in LEP

Provide clarity to industry regarding Council’s expectations regarding the
Clearly define ‘principal use’ in DCP relationship between manufacturing and retail components and overall
capacity. Tests may include floorspace, employee count or revenue.

Provide clarity to industry regarding the separation between the retail
component and restaurant/supporting uses to appropriately allocate
floorspace.

Clearly define activities permitted or
prohibited in retail areas in DCP

Provide clarity to industry regarding the activities that are considered to
be part of a restaurant (eg seating, circulation, bar service, entertainment
areas).

Clearly define activities in restaurant/ café
area in DCP

Require any proposed or existing non-manufacturing area to be captured
in the assessment of a new application, and for any retail use to be
assessed as an industrial retail outlet or artisan food and drink industry.

GG O E LN B L L EL ENEE S Ensure that artisan food and drink industry uses do not inhibit the orderly
amenity conditions in DCP development of surrounding industrial lands by lodging complaints.

Ensure that artisan food and drink industry uses are suitable within the
current industrial context and that on-site management measures are
introduced to reduce impacts from outside sources.

Prohibit restaurant and entertainment
areas as ancillary uses in DCP

Require acoustic impact assessments for
development applications in DCP

Ensure that customers and workers are safe in day and evening hours,
with lighting provided after dark, clearly marked pedestrian areas,
security cameras and passive surveillance from the establishment.

Require safety assessments and
appropriate management measures in DCP

Table 37: Artisan food and drink policy recommendations

Recommendation Purpose

Identify the qualities of development applications being lodged (type of food or
(o RGN o) e L SR = G e @ drink being produced, manufacturing vs retail area, employees and customers)
VR el s e B [ ST TS SVAET DAY and location of businesses to identify industry needs and build guidelines for
use effective assessment of future applications.

This would provide guidance for a review of controls at the next LEP review.

Clearly differentiate between up-market retail operations and supporting retail
components. This will provide guidance to businesses that industrial areas will
allow for supporting retail uses as part of a manufacturing business, but not
retail uses that would change the character of the area.

Maintain retail hierarchy strategy
that supports high quality retail,
restaurants and services in centres

8.1.8 Neighbourhood shops

Table 38 indicates the current provisions applying in Inner West LGA. There is little variation across the three
instruments. In preparing the new Inner West LEP, a decision will be required as to the appropriate limit for
neighbourhood shops. An upper limit of 100sgm would align the LEPs and allow for varied development
outcomes.

Table 38: Current qualification on neighbourhood shops

Marrickville LEP Ashfield LEP Leichhardt LEP
(7) Neighbourhood shops (7) Neighbourhood shops If (7) Neighbourhood shops
If development for the purposes development for the purposes of  If development for the purposes
of a neighbourhood shop is a neighbourhood shop is of a neighbourhood shop is
permitted unde