Willoughby City Council
EXTRAORDINARY COUNCIL MEETING

AGENDA

NOTICE IS HEREBY GIVEN that an
Extraordinary Meeting of the Council
will be held at Council Chamber
Level 6, 31 Victor Street, Chatswood
on 23 October 2014
commencing at 7:00pm
The Meeting is open to the Public
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REPORTS FROM OFFICERS - ENVIRONMENTAL SERVICES
DIRECTOR

4.1

CONSIDERATION OF SUBMISSIONS - EXHIBITION OF PLANNING
PROPOSAL FOR SUPERMARKET AND LIQUOR STORE AT 17 SMITH ST,
EAST CHATSWOOD

ATTACHMENTS:

1. SUBMISSIONS
A)
PROGRESS ASSOCIATIONS
B)
SUPPORT
C)
OBJECTIONS
D)
SUMMARY OF OBJECTORS SUBMISSIONS
E)
PETITION
2. PREVIOUS REPORTS DATED 3 FEBRUARY 2014
AND 21 MAY 2012
3. GATEWAY DETERMINATION DATED 24 MARCH
2014
4. RMS ADVICE DATED 26 JUNE 2014 AND 7
OCTOBER 2014.
5. PROPOSED ROADWORKS INTERSECTION
DESIGN FOR EASTERN VALLEY WAY/SMITH
STAND CASTLE COVE DRIVE
6. TRAFFIC REPORT- COLSTON BUDD HUNT AND
KAFES DATED SEPTEMBER 2014

RESPONSIBLE OFFICER:

LINDA MCCLURE, STRATEGIC PLANNING
MANAGER

AUTHOR:

JANE HOSIE, STRATEGIC PLANNER

CITY STRATEGY LINK:

5.1.1 LOCAL BUSINESS

MEETING DATE:

23 OCTOBER 2014

Purpose of Report
The purpose of this report is to advise Council on the public exhibition for the Planning
Proposal relating to Lot 101 DP 714477 at 17 Smith St, (also known as 17-19 Smith St) East
Chatswood. The Planning Proposal was submitted by the Planning Group (TPG) on behalf
of Rennew Constructions Pty Ltd. The site is owned by Fabcot Pty Ltd (a Woolworths'
company).
The Planning Proposal seeks an amendment (spot rezoning) to Schedule 1 of WLEP 2012
to include ‘supermarket and liquor store” as an additional use for the site at 17 Smith St,
East Chatswood.
This report summarises and provides comment on the issues raised by the submissions
received during the exhibition. It recommends that Council not support the Planning
Proposal and that the Minister be advised to not make the amendment to Willoughby Local
Environmental Plan 2012 (WLEP 2012).

PAGE 6
ITEM - 4.1Consideration Of Submissions - Exhibition Of Planning Proposal For Supermarket And Liquor Store At 17
Smith St, East Chatswood

EXTRAORDINARY COUNCIL MEETING

23 OCTOBER 2014

Summary
Whilst the Planning Proposal has both strong support and strong opposition, there is no
compelling town planning argument to change the original reasons for refusing the planning
proposal as outlined in the reports to Council dated 21 May 2012 and 3 February 2014
(Attachment 2) and summarised below:
1) The Planning Proposal is contrary to the local, regional and metropolitan strategic
planning framework including the Draft Metropolitan Strategy for Sydney to 2031,
draft Inner North Subregional Strategy, Willoughby City Strategy and relevant Section
117 Directions;
2) It is contrary to the draft Centres policy and is likely to adversely impact on the
financial viability and hierarchy of existing local centres. It will encourage the
emergence of a new retail centre in East Chatswood, an area unsupported by any
increasing housing density or infrastructure;
3) It will erode the potential of the East Chatswood industrial area for providing local
services and non-retail employment and may be a catalyst for further changes to the
industrial area for retail or residential land uses;
4) There are alternative sites for a supermarket and liquor store available in existing or
“edge of centre” locations in the City;
5) There are outstanding regional and local traffic issues that have not been
satisfactorily resolved and despite further analysis provided by the Proponent and the
RMS regarding proposed works at the intersection of Eastern Valley Way/ Smith St
and Castle Cove Drive, significant traffic issues have not been resolved particularly
the impact of vehicles and trucks on the local road network.

Background
The following outlines the chronology and milestones in the process to date.
14 November 2011 Planning Proposal lodged for supermarket and liquor store in the East
Chatswood IN2 Light Industrial zone.
28 May 2012 Council resolved to refuse the Planning Proposal for the reasons outlined in
the report to Council dated 21 May 2012. (Attachment 2)
30 November 2012 The proponent submitted a Pre Gateway request to the Department of
Planning as Council had not supported the Planning Proposal.
20 November 2013 The JRPP met to discuss the Planning Proposal. At that meeting
Woolworths indicated an alternative larger proposal incorporating a warehouse/ distribution
and logistical facility to service on-line customer orders and pickups in addition to the
previously proposed retailing supermarket and liquor store.
The JRPP recommended that the Planning Proposal should not be submitted for a Gateway
Determination. (The “Gateway” is effectively the Minister or his delegate deciding whether a
Planning Proposal to amend an LEP should proceed to public exhibition.)
17 December 2013 The Department of Planning advised that contrary to the JRPP advice
the Deputy Director as Delegate of the Minister decided that the Planning Proposal should
proceed to public exhibition and that Council could be the Relevant Planning Authority for
processing the instrument.
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3 February 2014 Council resolved that it would be the Relevant Planning Authority in order
to manage the community consultation process and that the Planning Proposal be forwarded
to the Department of Planning and Infrastructure seeking a Gateway Determination under
Section 56 of the Environmental Planning and Assessment Act.
24 March 2014 Gateway Determination issued advising Council to publicly exhibit the
Planning Proposal subject to conditions (see Attachment 3).
Planning Proposal
The Planning Proposal is to amend WLEP 2012 to enable a Development Application to be
lodged for a 3,900sqm supermarket and liquor store. The proposed future use includes a
warehouse and distribution centre for its online orders. In addition to traditional supermarket
shopping, Stage 1 would involve a “click and collect facility” where customers can order
online and collect the order from the site at a collection point not within the trading floor. It
would also involve a home delivery service managed by a small fleet of trucks operating 24
hours a day seven days a week.
According to the most recent Planning Proposal documentation, Stage 2 involves
construction of a “dark box” in which customers would not enter the store and there would be
no traditional retail function. The site would operate solely as a warehouse and distribution
centre and would involve on-line only transactions, where Woolworths staff pack the
customer order and facilitate its distribution. There is no detail on the timing of when the
traditional retail function would cease.
The proposed warehouse/distribution use is permitted in the existing Light Industrial zone
subject to a development application and environmental assessment. However the retail
supermarket and liquor store including the “click and collect” component requires an
amendment to WLEP 2012. There is no guarantee that once permitted and constructed, the
supermarket would cease to operate or that another similar use may occur.
Detailed architectural plans have not been provided although the Planning Proposal advises
that car parking will be provided in two basements and will comply with the Willoughby
Development Control Plan and RMS car parking requirements. The concept plans indicate
pedestrian access from Smith St , two entry/exits for car parking in Gibbes St and a loading
dock in Short St.
State Environmental Planning Policy 55- Remediation of Land
In accordance with the Gateway determination the Proponent has submitted Phase 1 and 2
Environmental Site Assessment reports which were part of the exhibition material. They
have been reviewed by Council’s Environmental Health Officer who advises that the report
concludes that the site is suitable for commercial/industrial land use subject to removal of
Underground Storage Tanks which can be dealt with as part of a future development
application.
Community Consultation
The exhibition of the Planning Proposal took place for 6 weeks from Wednesday 21st May to
Wednesday 2nd July 2014. The exhibition was advertised in the North Shore Times in the 21
May 2014 and 28 May 2014 editions.
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In accordance with the consultation plan resolved by Council at its meeting 3 February 2014,
over 3,000 letters were sent to residents and shop owners advising them of the exhibition.
The notification included:
All property owners within 1km of the site.
Occupants of the East Chatswood industrial land with access to Smith St.
Owners and occupiers of Commercial properties at High St – being 181 to 201 High
St, and 42 Alexander Ave Willoughby.
Owners and occupiers of Commercial properties at Castle Cove– being 2 to 12
Denawen Ave, Castle Cove
Owners and occupiers of Commercial shops at Castlecrag- being 73 to 91 Edinburgh
Rd and 100 to 120 Edinburgh Rd, and 3 The Postern, Castlecrag
The owner Westfield, Chatswood
The owner Chatswood Chase, Chatswood
All Willoughby Progress Associations
Ku ring gai Council
In accordance with the Gateway Determination, Energy Australia, Sydney Water and the
Roads and Maritime Services (RMS) were also notified about the Planning Proposal. A
response was received from the RMS which is discussed later in this report.
A public meeting was held at the Council Chambers on Wednesday 4 June 2014 with
representatives from Council and the applicant available to answer questions. It is estimated
that between 80 and 90 people attended the public meeting.
Woolworths provided informal public information during and following the exhibition which
included distribution to local residents of a community update brochure and two “Have Your
Say Days” held at Woolworths in Northbridge Plaza. Woolworths also engaged Crosby
Textor (Research Strategists) to undertake a survey of 600 Willoughby residents. A petition
has been submitted by Woolworths supporting a new supermarket at East Chatswood.
Woolworths also established a website where people could provide feedback on the
proposal. Submissions received on the website were forwarded to Council by Woolworths.
Submissions
The explanatory information provided with the exhibition requested that all submissions must
be in writing, provide a name and address and that any political donations within the past 2
years must be declared pursuant to the Local Government and Planning Legislation
Amendment (Political Donations) Act 2008. No such declarations were received by Council.
No submission requested a public hearing under section 56(2) of the Environmental
Planning and Assessment Act, 1979.
Approximately 940 submissions were sent to Council during the exhibition both as letters
and emails.
There were 135 individual submissions of support for the planning proposal. Some of these
were identical in content.
There were 752 submissions objecting to the planning proposal which included 109
individual letters and 643 signed pro forma letters. Three different pro forma letters have
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been signed and submitted by individuals. A copy of the proforma letters is included in
Attachment 1.
Well after the date for submissions closed (in September), over 150 pro forma letters of
support generated by Woolworths’ website were forwarded to Council’s email. The letter
was the same as the Petition which is included in Attachment 1 for Council’s information.
A petition organised by Woolworths with approximately 3,500 signatures supporting a
supermarket at East Chatswood was also received on the 24 September 2014 and
presented at the Council meeting on 13 October 2014. A copy of the front page of the
petition is included in Attachment 1.
Many submissions were copied to Councillors, the local member (Hon. Gladys Berejiklian),
the Department of Planning and the Minister for Planning (Hon. Pru Goward.)
A summary of the submissions made by individuals, grouped by streets in each suburb can
be viewed at Attachment 1.
Submissions from organisations and Progress Associations are also included in Attachment
1.
Reasons Given in Submissions for Supporting the Planning Proposal included:
The industrial area is more convenient than travelling to Northbridge or the
Chatswood CBD just to do supermarket shopping;
There is demand for an additional supermarket in the LGA especially with the
additional population in Chatswood;
It will reduce traffic and parking congestion in and around Northbridge Plaza and in
and around the Chatswood CBD;
There is already a precedent for retailing in the industrial area- with Pet Barn,
Bunnings and Good Guys already approved;
It will provide an opportunity to improve existing (and future traffic congestion caused
by the supermarket) at the Eastern Valley Way/ Smith St / Castle Cove intersections;
The site will provide easy access and plenty of covered, level car parking compared
to the difficulties at Northbridge Plaza;
The site has good public transport;
There is an absence of suitable sites in the Chatswood CBD;
It will help provide 350 local construction and retail employment especially for the
youth;
It will improve the “run down” Smith St site and revitalise the industrial area;
There will be a reduction in pollution;
Supports the convenience of “click and collect”;
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Local shops do not have the same product range and are more expensive;
A Woolworths supermarket would provide greater choice and competition and benefit
local shoppers
The planning proposal will stop the monopoly of Coles in Chatswood;
There is a lot of community support for the proposal however the objectors are more
vocal.
If the planning proposal is approved, a Development Application would still be
required which would allow further consultation and analysis of the issues.
It includes a plan to ease local traffic congestion by upgrading local intersections.
Officer’s note:
Apart from the Smith St/ Eastern Valley Way/ Castle Cove Drive intersection there
has been no indication in the documentation from the proponent that it intends to
contribute to upgrade local intersections and in fact the latest traffic report (dated
September 2014) advises that a supermarket will not change the level of service of
the intersections or classification of the local roads. Council has requested that a
Local Area Traffic Management Plan be implemented and paid for by Woolworths.
According to a survey summary provided by Crosby Textor (Research Strategists),
the main drivers of support for the Planning Proposal are: “it will generate more local
jobs, there will be more shopping choices in the local area; the development will
include an upgrade to the intersection at Eastern Valley Way and Smith St.”
Reasons Given in Submissions for Not Supporting the Planning Proposal included:
There will be an adverse impact on the viability of local centres;
The area is already well supplied with supermarkets and doesn’t need anymore;
The area already has enough liquor outlets;
The process is flawed and unfair if preference is given to Woolworths so that it does
not need to comply with planning and zoning laws whereas other businesses are
required to locate in existing centres with the correct zoning. Do not support “spot
rezoning”.
Precedent for retail will mean that the role of the industrial area of providing local
services and employment will be eroded.
The planning proposal is contrary to the key directions and objectives in the local,
regional and metropolitan plans and would result in the loss of strategic employment
land.
A centre by default will emerge in the East Chatswood industrial area.
The impact on existing centres has been underestimated and the proponent’s
economic study is out of date.
Object to the dominance of Woolworths and the duopoly in the supermarket industry.
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The local centres such as High St, Castlecrag and Castle Cove are important
community hubs and it is important to maintain their viability.
Woolworths has not seriously considered alternative sites in edge of centre or
existing centres;
There will be increased traffic congestion on the regional road network and the
proposed intersection changes at Eastern Valley Way/ Smith St/ Castle Cove Drive
will not be sufficient to overcome the issue;
There is traffic congestion and safety issues on local streets already, particularly High
St, Alleyne St, Smith St, Victoria Ave. Object to more traffic from a supermarket.
The traffic report has underestimated the traffic impact on local streets. The traffic
report is flawed as it uses SIDRA estimates in the LINSIG modelling.
There will be increased noise, pollution and safety issues from traffic and trucks in
local streets from a 24hr/7 day a week “click and collect” facility.
There has been no proposal to manage the environmental impact from extra traffic
that will be generated from a Woolworths supermarket on local streets and
intersections;
There will be inadequate car parking in the streets around the site;
There is inadequate public transport.
There should be a traffic report considering the impact on the capacity of
intersections and road networks if another centre develops in the East Chatswood
industrial area.
DISCUSSION
A conclusion of the public exhibition is that the community is divided about the benefits or
otherwise of the Planning Proposal. Traffic issues were a significant consideration for both
people who support the supermarket and those who don’t, for different reasons as listed
above.
The main issues raised during the public exhibition are considered below. Further detail is
provided in the previous Council reports attached which should be read in conjunction with
this report.
i)

Demand for a Supermarket and Liquor Store

The majority of submissions which do not support the Planning Proposal disagree with the
Proponent’s assertion that there is demand for a Woolworths in the area. Supporters of the
Planning Proposal state that there is a need for a new supermarket. Several submissions
commented that a liquor store is not needed.
Comment
The economic study submitted by Woolworths and prepared by Duanne Location IQ notes
that in terms of the Australian average, the LGA (and particularly the Main Trade area) is
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undersupplied for supermarket floor space. Whether or not there is demand for additional
supermarket floor space is not the issue as there is sufficient quantity of retail zoned land in
the Willoughby LGA to accommodate a new supermarket. In most locations however, it
would require site amalgamations and purchase or lease of more expensive land than the
Smith St industrial use site.
Whether there are enough” Woolworths” supermarkets in the LGA or wider region is not a
town planning issue and is not a matter for consideration in the determination of the Planning
Proposal. It is noted that the Planning Proposal most recently submitted states that at Stage
2 the public access supermarket will no longer operate and the site will only be used for a
distribution centre. The distribution centre use is permitted now under the Light Industrial
(IN2) zone and that use could be supported subject to implementation of appropriate
conditions.
ii)

Strategic Planning Framework and Character of the East Chatswood Industrial
Area

Some submissions raised concern that the planning proposal is inconsistent with the
identification of the East Chatswood area as Employment land. Alternatively, some
supporters of the Planning Proposal agree with the Proponent’s assertion that the East
Chatswood industrial area is no longer viable and will benefit and be revitalised by a
Woolworths supermarket. They maintain that its character has already changed with the
approval of businesses such as Bunnings, Pet Barn and Good Guys and consider there is
little difference between these bulky goods retail uses and a supermarket and liquor store.
Comment
The attached report to Council dated 21 May 2012 outlined how the Planning Proposal is
inconsistent with the relevant strategic planning guidelines. The loss of the industrial zoned
land is contrary to the Willoughby City Strategy, Draft Metropolitan Strategy for Sydney to
2031 and the Draft Inner North Sub-Regional Strategy that require retention of the East
Chatswood industrial area as industrial/ employment lands.
Development of the land in Smith Street for a supermarket will result in the loss of a
significant area of land (4733m2) for uses such as service industries, warehousing, high tech
etc and more particularly, employment in these industries. The loss of these lands is
undesirable because the opportunity for industrial business growth is extremely limited in the
North Shore subregion and the site is suitable for development of a new industrial business
park and high tech industries. East Chatswood is not an industrial area in decline. Its
vacancy rate is about 10% and there is scope to grow business in the area.
The supermarket will lose that opportunity, create a precedent for other retail uses in the
industrial area and lead to the potential erosion of opportunity on other sites in the area. The
latter impact is expected to occur because retail uses can command higher property rentals
and can increase land value. If the supermarket/liquor store change of use occurs then other
property owners may seek to capitalise on the increased property values by seeking similar
rezonings or increasing property rentals that some industrial uses may not be able to afford.
The submission from the Proponent argues that there needs to be a more flexible approach
to uses permitted in the East Chatswood area in order to “reinvigorate the employment
potential of the area.”
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The Proponent’s argument that the “mixed use” character of the industrial area is a sign that
the area is in decline, and that the development of a supermarket would reinvigorate it, is not
supported. Rather, the nature of the existing uses in the precinct are consistent with other
North Shore industrial areas and typical of modern trends in employment lands.
As highlighted in previous reports, Council has already acknowledged the changing nature of
industry by amending its planning controls to allow bulky goods in locations that don’t adjoin
residential properties and has relaxed the limits on ancillary office space to allow for the
current and future trends in high technology uses. It is worth noting that there is a wider
range of uses permitted in the Light Industrial IN2 zone under WLEP 2012 than under those
permitted in the B5 Business Development zone under the Standard Instrument Local
Environmental Plan.
Rather than reinvigorate the East Chatswood industrial area a large scale supermarket
would precipitate its demise as Employment Lands (as defined by the Minister’s Employment
Lands Task Force.)
According to the Proponent’s July 2013 Land use study, the major tenant type within the
precinct is office/warehouse, accounting for some 56.1% of total tenants with office floor
space being the next recorded highest usage.
A high incidence of office/warehouse businesses is not indicative of a decline of the
industrial area but reflects typical trends in these employment lands.
In addition, the statistic quoted in the proponent’s land use report that 18.3% of the
businesses operating in the East Chatswood industrial area are “office” is not supported by
Council Officers own study which noted that the majority of offices are ancillary to legitimate
uses that are permitted in the Light Industrial zone.
The proponent has acknowledged a significant improvement in vacancy rates since 2011- a
decrease from 20% to 9.5% ( which is typical of many industrial areas). This does not
indicate an employment area in decline.
iii)

Impact on Existing Local Centres

A key reason for objection to the Planning Proposal was the potential for a full-line
supermarket in the East Chatswood industrial area to undermine the economic viability of
the local centres such as Castle Cove, High Street, Castlecrag shopping precincts as well as
impact on the Chatswood CBD and Northbridge shopping centre.
Submissions from businesses objecting to the Planning Proposal were received from the
Shopping Centre of Australia, AMP Capital (on behalf of Northbridge Plaza), Colonial First
State (owner and manager of Chatswood Chase) and Ingham Planning (on behalf of
Westfield). A number of local businesses in High St also signed proforma letters objecting to
the proposal.
The submissions on behalf of Chatswood Chase, Northbridge Plaza and Westfield question
the accuracy of the economic impact predicted by the Proponent’s report on Chatswood and
surrounding centres and advise that it is likely to have underestimated the impact of the
supermarket and it is out of date.
The contribution that local centres make to a sense of community was raised a number of
times in the submissions from residents and there was concern that if they are forced to
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close because of competition from a supermarket then there would be a loss to the character
of the neighbourhood.
Residents who support the Planning Proposal did not consider that there would be an
adverse impact on the local centres advising that they would do shopping both at the
supermarket and their local centre. Some residents who support the Planning Proposal felt
that the local centres do not have a big enough range of groceries and are too expensive.
Comment
An Economic Analysis prepared by Duanne Location IQ in 2010 on behalf of the applicant
submits that a full line supermarket in East Chatswood would not significantly impact on the
viability of existing retail centres and would not change the retail hierarchy in the City. The
Location IQ Economic Analysis predicts a range of impacts from a Woolworths supermarketall less than -10%. It predicts an impact of -1.3% for the Chatswood CBD with the most
impact on the Northbridge Plaza of -9%.
It states that “the Chatswood Woolworths development is proposed to include a stand-alone
supermarket only and will not include specialty floor space. As a result the vast majority of
surrounding specialty shops within the region would not compete with the proposed
Chatswood development and as such would not be negatively impacted.”
This proposition is not supported. It is likely that a supermarket would generate a precedent
for other general retail activity including specialty floor space in the industrial area.
Supermarkets are often used as “anchor” stores in shopping centres and given that the
permissible floor space in the industrial area is 1.5:1 on the basis of the concept plan there
would be potential for an additional 2,188sqm of shop floor space, just on the subject site.
Furthermore, current trends in large supermarket store layouts (both Woolworths and Coles)
include a much broader range of specialty services including cakes, bakery, seafood and
specialty providores. If these services are provided in the Smith St proposal then there
would be direct competition with specialty shops in the surrounding area offering similar
products.
As noted above, the submissions from existing shopping centres query the accuracy of the
Proponent’s stated economic impact on local centres and advise that it is likely to be out of
date. The submission from Colonial First State (owner and manager of Chatswood Chase)
states that the impact on Chatswood Chase as predicted by the Proponent’s economic study
prepared by Duanne Location IQ forecasts a $15million trading loss or impact on Chatswood
Town Centre (and specifically $6.2 million on Chatswood Chase). It emphasises that this is
a significant amount and likely to be higher in 2014.
The review by SGS Economics and Planning engaged by Council in 2012 for advice on the
Planning Proposal noted that overall the method used by Duanne Location IQ for assessing
the likely impact on competitive centres is consistent with that used by retail analysts
although there is a lack of clarity on how some of the key assumptions have been
developed. SGS is of the view that the impact on surrounding centres may be understated
and further quantitative testing would be required to test the assertions.
As discussed in previous reports to Council the Planning Proposal is inconsistent with the
State Government draft centres policy that promotes protecting commercial areas in key
strategic centres. The proposal for a supermarket in the East Chatswood industrial area
would be contrary to the hierarchy of centres as identified in the City of Cities structure of the
Metropolitan Plan for Sydney. It would be likely to act as an anchor store and attract
pressure for additional retail uses nearby with the potential for creating an additional centre.
PAGE 15
ITEM - 4.1Consideration Of Submissions - Exhibition Of Planning Proposal For Supermarket And Liquor Store At 17
Smith St, East Chatswood

EXTRAORDINARY COUNCIL MEETING

23 OCTOBER 2014

This would undermine the integrity of the industrial area and compete with the already
established centres of the City particularly Chatswood CBD, Northbridge, High St,
Castlecrag, Castle Cove and Victoria Ave/Penshurst St in East Chatswood.
Council has recently engaged SGS Economics and Planning to undertake a review of all the
commercial and employment centres of the City as part of an Economic Study looking at
existing centres, potential and future trends. That study has not progressed sufficiently to
assess the broader economic implications of a new retail centre in East Chatswood if the
Planning Proposal was to proceed.
iv)

Employment

The potential for the generation of local employment was viewed by many submissions as
being a positive outcome from the Planning Proposal. Some submissions did not support
the loss of potential industrial jobs on the site.
Comment
According to the Proponent the supermarket will provide, in total, 350 construction and retail
jobs. It estimates 176 direct retail jobs from the proposed development (with no break up of
full or part-time.) However, those jobs can be provided in existing business zones if an
alternative site is used and by retaining the Smith St site for industrial employment. Jobs in
the non-retail sector are limited on the Lower North Shore and this site can provide for
activities that grow employment in printing, media, electronics, research, plumbing, catering
services, medical products, distribution and engineering. The site itself has the potential for
around 100 such jobs compared to the supermarket’s 176 jobs (less the jobs lost in other
local centres potentially affected by the supermarket operation.)
If the supermarket established in another business zone such as the Chatswood CBD, then
the area would achieve the retail jobs in that centre as well as the industrial jobs on the site.
In that sense the Planning Proposal could be considered as “jobs neutral”.
The planning proposal advises that in the future, Stage 2 of the proposal will involve no
traditional retailing and will be a warehouse/ distribution centre for online only orders. There
is no indication in the documentation about the predicted employment generation (or loss)
when the development evolves into a “dark box” at stage 2.
v)

Precedent

Many submissions from residents and existing retailers were concerned that approval of the
Planning Proposal will create a precedent for other developers to bypass Council planning
controls and request approval to retail in the industrial areas of the City.
Comment
The supermarket use is likely to create speculative land value increases for the industrial
land around the site placing further pressure for rezoning to non-industrial uses. Once the
precedent for creating a new retail centre is established, it will be difficult to withstand
subsequent Planning Proposals to rezone other land to retail use. This would further erode
the viability of the industrial area and lead to the creation of a new local retail centre, rather
than just the specialised bulky goods retailing.
The 2012 SGS Review supports this assumption and states inter alia, “In our view the
supermarket development would catalyse further retail development such that a centre by
default would be created. In this case not only would the industrial area be affected by
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encroaching and higher land value development, with unmanaged consequences, the
opportunity to obtain more desirable planning outcomes would be lost. “
vi)

Alternative Sites

A number of submissions stated that Woolworths has not made a serious attempt to
amalgamate a site large enough within the existing centres or on the edge of existing
centres although some submissions from residents agreed with Woolworths that there were
no suitable sites in the Chatswood CBD.
Comment
WLEP 2012 zoned additional land for retail/ commercial purposes in the Chatswood CBD.
There is over 190,000 sqm of retail floor space potential in Chatswood CBD. Areas that
could accommodate a large supermarket are zoned B2, B3 and B4 under WLEP 2012.
Acquisition and amalgamation of sites would be necessary however this is common for “in
centre” or “edge of centre” proposals (Chatswood Chase acquired properties in Havilah St
and Malvern Ave to expand that Centre.)
The large Chatswood Chase and Westfield centres in the CBD have sufficient capacity to
provide for an additional full size supermarket subject to lease arrangements.
Council has identified other suitable sites for a supermarket including as part of the proposed
redevelopment of the Mandarin Centre in Chatswood and land in Hercules Street on the
eastern side of the Chatswood CBD. Both proposals for those sites in the Chatswood CBD
make provision for supermarkets which could be taken up by Woolworths. The surplus
divestment lands on the Royal North Shore Hospital site would also be suitable for a full-line
supermarket as there is significant future residential growth planned for St Leonards
although Woolworths has previously advised that it is outside the trade area for this planning
proposal.
vii)

“Click and Collect” and Warehouse/ Distribution Component

A number of submissions particularly from residents from nearby local streets in East
Chatswood, Castle Cove and Willoughby raise concern with the proposed
warehouse/distribution aspect of the development.
The Planning Proposal includes an on-line retail distribution service for customers to order
on-line and have groceries delivered or picked up at the store. This service involves a fleet of
trucks delivering and collecting produce 24 hours a day, seven days a week through local
streets.
Increased noise particularly at night, increased safety issues from trucks operating in local
streets 24hr/ 7days a week were cited as reasons for objecting to the Planning Proposal.
Comment
The warehouse or distribution centre use is currently permitted in the IN2 Light Industrial
zone and would be subject to a Development Application assessment. Conditions of consent
can be placed on the number of deliveries, the hours of operation and the implementation of
a truck route plan to reduce the impact on residents in the surrounding streets. If the
warehouse /distribution component was considered on its own (without the proposed
supermarket) it is possible that subject to appropriate conditions, it could be approved by
Council without a change to the WLEP 2012.
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Warehousing or distribution centre is considered to be an appropriate use in the industrial
areas.
viii)

Process

There were many comments critical that Woolworths has been able to progress the Planning
Proposal to public exhibition given that it was refused by Council and was not supported by
the recommendation of the Joint Regional Planning Assessment Panel (JRPP). There were
many who were concerned that Woolworths is being given special favours because of its
market dominance.
Comment
It is agreed that the Gateway review process has the potential to undermine the long
established local, regional and metropolitan strategic planning framework. However,
Woolworths has exercised its right of review to the Minister against Council’s original
decision to not support the planning proposal. The JRPP’s recommendation to the
Department of Planning and Environment is advisory only in the review of a Planning
Proposal.
ix)

Traffic Impacts

A significant issue that was raised both by supporters of the Planning Proposal and those
who object relate to traffic. Those supporting the proposal view the Planning Proposal as
having the potential to alleviate existing congestion at Northbridge Plaza and surrounding
streets and the Chatswood CBD. There was also support for the Proponent’s proposal for an
upgrade to the Eastern Valley Way/ Smith St/Castle Cove intersection.
Those objecting to the Planning Proposal are particularly concerned with the potential impact
on local streets and intersections around the site as well as the regional road network along
Eastern Valley Way. They noted existing traffic congestion on local and regional streets,
increased on- street car parking problems in the vicinity, noise, and safety issues as being
significant and likely to deteriorate further should the Planning Proposal proceed.
Some of those objecting to the Planning Proposal did not agree that the proposed upgrade
of the Eastern Valley Way/ Smith St intersection would alleviate traffic congestion from the
proposed supermarket.
A number of submissions disagree with the conclusions of the Proponent's traffic study and
argue that the traffic report has underestimated the traffic volumes related to the proposed
supermarket and liquor store. Many submissions raised concern about the environmental
impact of the operation of large delivery trucks to the site and smaller home delivery vans 24
hours/ 7 days a week as proposed with the “click and collect” facility.
Comment
The traffic analysis by Colston Hunt Budd and Kafes advises that the adjacent road network
can satisfactorily accommodate traffic from the proposed supermarket particularly with an
upgrade of the intersection of Eastern Valley Way/ Castle Cove Drive and Smith St. They
argue that there would be a reduction in traffic travelling to the Chatswood CBD and
Northbridge which would result in a substantial reduction in vehicle kilometres travelled, with
associated reduction in fuel costs, vehicle emissions and travel times.
The Proponent’s traffic consultant advises that Woolworths would contribute to the upgrade
of the intersection which would include the following works:
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increased lane widths on Eastern Valley Way (some lanes are currently below RMS
minimum standard widths);
lengthening of indented southbound bus stop on Eastern Valley Way,
provision of a shared pedestrian and bicycle footpath on the eastern side of Eastern
Valley Way;
doubling the length of the right turn lanes on Eastern Valley Way into both Smith St
and Castle Cove Drive and; be constructed within the existing road reserve.

The Traffic documentation states that the proposed supermarket is located centrally within
the primary trade area with Northbridge/Castlecrag located some three kilometres to the
south and Chatswood some two kilometres to the west.
According to Colston Hunt Budd and Kafes, capturing traffic within the local area would
reduce traffic around Northbridge Plaza and Chatswood CBD with consequent reduced
traffic and parking impacts at these locations. They advise that, based on the information in
Woolworth’s retail study, and on RTA guidelines for supermarket generation the proposed
supermarket would have a peak hour traffic generation of some 450 vehicles (two way)
when passing trade is taken in account. The analysis states that this equates to some 4,500
vehicles per day (two way). Thus traffic to Chatswood would be reduced by some 1,800
vehicles per day (two way) and Northbridge/Castlecrag by some 1,350 vehicles per day (two
way).
According to the report the majority of customers that would shop at the proposed
supermarket would already be travelling in the vicinity of the site (along Smith Street or
Eastern Valley Way). On that basis, customers who choose to shop at the new supermarket
would have less distance to travel with associated reduction in fuel costs, vehicle emissions
and reduced travel times. Based on the estimated reduction in traffic at Northbridge and
Chatswood CBD the report estimates that the savings in vehicle kilometres travelled (VKT)
per year could be in the order of 2.8 million. Whilst this statistic has been quoted, it is difficult
to determine the value of the figure as it assumes a simple transfer of shopping trips from
Chatswood and Northbridge to Smith St without discounting for congestion effects around
Smith St over time and additional trips generated from the catchment area in Ku-ring-gai
Local Government Area and diverted into the Smith St supermarket.
Council’s Group Leader, Traffic and Transport has previously advised that while some traffic
may be drawn away from Northbridge Plaza or Chatswood CBD as a result of this
development, there may be a corresponding increase in traffic volumes on local roads in the
vicinity of the proposed development. Roads which are likely to come under increased
pressure include Alleyne Street, Mann St, Smith Street, High Street (in particular the
intersection with Victoria Avenue) and Victoria Avenue.
Council’s Group Leader, Traffic and Transport has also previously noted that an aspect that
the proponent has not addressed is the impact on traffic conditions both regional and local
should the proposed supermarket and liquor store generate additional retail uses in the
industrial precinct as may be the case. If similarly sized developments were to take place it is
likely that further work to increase the capacity of the Smith St/ Eastern Valley Way, Victoria
Ave/ High St and Victoria Ave/ Penshurst St intersections would be required and that traffic
control measures to protect residents of Alleyne St, Mann St and Gibbes St from traffic
infiltration would be required. In this regard it is noted that the intersection upgrade that was
implemented for Bunnings in recent years already has insufficient capacity to accommodate
the supermarket proposal. The cumulative impact of future retail and other uses that are
likely to be proposed as a result of Woolworth’s locating in the industrial area have not been
considered.
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Since the Planning Proposal was exhibited and following the feedback from submissions,
Council Officers have made a number of requests to the Proponent in an attempt to resolve
traffic issues associated with the Planning Proposal. These relate to:
i)
the impact of the proposal on local streets and intersections, and
ii) the design, efficiency, funding and timing of the proposed intersection upgrade of
Eastern Valley Way/ Smith St and Castle Cove Drive.
The Proponent has advised that (a) the likely impact on local streets and intersections is not
sufficient to warrant any action at this stage and (b) the Smith St/ Eastern Valley Way/ Castle
Cove Drive intersection upgrade can be resolved at Development Application stage once the
Planning Proposal has progressed.
Proposed Upgrade of the intersection of Castle Cove Drive/ Eastern Valley Way
and Smith St
According to the Proponent, an upgrade to the Eastern Valley Way/ Smith St/ Castle Cove
intersection would have significant improvements to the operation of the intersection with
reduced queues and delays. They advise that the increase in capacity from the upgrade
would more than offset the impact of the additional traffic generated by Woolworths.
The RMS advised the proponent in May 2012 that LINSIG modelling for an intersection
upgrade indicates
Extending the right turn bays on Eastern Valley Way (EVW) will provide extra
capacity for right turn movements to Castle Cove Drive and Smith Street.
The Average Delay of EVW northbound through traffic will be reduced by
approximately 75% and 60% at Thursday afternoon and Saturday mid-day
respectively. This is due to the removal of the blockage of the queue back from the
existing short right turn bay.
The Average Delay of EVW northbound right turn traffic to Castle Cove Drive are
70sec/veh and 90sec/veh at Thursday afternoon and Saturday mid-day respectively.
This means that right turn traffic will able to clear within one cycle of the traffic
signals.
The Mean Max Queue of EVW northbound through traffic is also reduced by
approximately 50% and 60% at Thursday afternoon and Saturday mid-day
respectively.
Both right turn queues on EVW are within the extended right turn bays. A detailed
queuing audit was not undertaken, the queuing results were compared against the
queue observation by RMS staff.
Improving the capacity on EVW between Castle Cove Drive and Smith Street will
also improve the performance on the Smith Street / EVW intersection.”
Council’s Group Leader Traffic and Transport advised that the while the RMS comments
suggest that Eastern Valley Way will not be adversely impacted by the proposed
development and that it may result in some benefits for traffic which currently turns right into
Smith St or Castle Cove Drive, there are still issues with the proposed design, funding and
timing of the proposed intersection works.
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Since Council considered the original Planning Proposal the Proponent has amended the
design of the proposed intersection works at Smith St/ Eastern Valley Way and Castle Cove
Drive so that they no longer require the dedication by Council of a 3.5m strip of land on the
eastern side of Eastern Valley Way to allow the work to take place, however an easement
for support would be required over Council’s land to allow construction of a retaining wall
and back fill related with the bridge works and ongoing maintenance. The plans that have
been made available to Council from the RMS are located at Attachment 5.
Council’s Group Leader, Traffic and Transport has made the following comments in October
2014 with regard to the proposed intersection upgrade works:
The proposed upgrade of the intersection of Eastern Valley Way and Smith Street
was modelled by the RMS using the LINSIG program. This showed that the upgrade
of the intersection would provide significant improvements to traffic flow and
reductions in queuing times. Council does not have access to this program and
would be unable to verify the results. However the RMS believes that the upgrade
works will ameliorate existing and future traffic issues from the supermarket, so this
should be acceptable to Council.
The RMS has not committed to any funding agreement with Woolworths for the
upgrade of the intersection of Eastern Valley Way and Smith Street. The information
provided by RMS would also suggest that RMS has yet to provide any approval to
the work or have not agreed to any funding arrangement or timing for the road works
with the proponent. Consideration should not be given to the rezoning until such time
as RMS approval for the Eastern Valley Way road works has been provided with
funding and timing arrangements for the work agreed between the proponent and
RMS.
Council would need written confirmation that all roadworks, service relocations and
lighting upgrades associated with the upgrade of the intersection of Eastern Valley
Way and Smith Street will be fully funded by the applicant and/or the RMS, and that
Council will incur no costs.
The applicant has not provided any information to show what impact the proposed
road widening would have on the gradient of the driveway servicing the tennis courts
on the eastern side of Eastern Valley Way. The design of the adjusted driveway
would need to be included as part of the part of the overall design of the road
widening of Eastern Valley Way to show that driveway access would be possible
following the road widening.
The comments of Richmond & Ross appear to contradict those of CBH & K regarding
the location of the shared path. Council’s Bicycle network would be better improved
by the provision of a shared path on the western side of Eastern Valley Way between
Smith Street and Castle Cove Drive to allow for continuity of the bike path. Due to
the local topography, it is not possible to construct a bike path along the eastern side
of Eastern Valley Way to the north of Castle Cove Drive. The design of the shared
path should be included as part of the design of the road widening and intersection
works. Bicycle lanterns should then be provided at the traffic signal controlled
intersections to permit cyclists to ride across Eastern Valley Way at Castle Cove
Drive and across Smith Street at Eastern Valley Way
The existing Armco railing on the eastern side of Eastern Valley Way to the south of
Castle Cove Drive needs to be retained in order to provide protection to pedestrians
against run off road crashes involving southbound traffic. It should be reinstated at
no cost to Council.
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I disagree that the proposed bus bay would be no more difficult than the existing one
and will reduce the impact of buses on southbound traffic flows. The existing bus
bay can cater for up to 2 regular sized buses, while the proposed bus bay is barely
large enough to cater for one bus, and it is likely that articulated buses using the bus
bay would overhang into the outside traffic lane. The bus shelter appears to be
located further to the south of the existing structure. Any relocation of the bus shelter
would be completed at the applicant’s expense in accordance with the requirements
of Council/JC Decaux.
Council would require written confirmation from the RMS that the proposed bridge
and associated piles into the rock shelf would be owned and maintained by the RMS
The information provided by RMS includes some Geotechnical advice by JK
Geotechnics dated 11 August. The report includes a cross sectional sketch plan of
the support structures for the road widening which indicates that a retaining wall of
some 4.5m in height is required to support piers. This retaining wall and the backfill is
sited what appears to be 2.5m to 3m east of the eastern boundary alignment of
Eastern Valley Way. This would suggest that an easement for support will be
required in regard to the proposed bridge works over Council’s land.
The information provided by RMS would also suggest that RMS has yet to provide
any approval to the work or have not agreed to any funding arrangement or timing for
the road works with the proponent. It is not suggested that consideration should be
given to the rezoning until such time as RMS approval for the Eastern Valley Way
road works has been provided with funding and timing arrangements for the work
agreed between the proponent and RMS.
There is an existing driveway on the east side of Eastern Valley Way servicing the
adjacent tennis courts/reserve. The proposed road widening will impact upon the
gradient of the driveway. It is unclear if the work will result in the driveway being
excessively steep or if sight lines from the driveway will be adversely impacted. The
design should be amended to take these issues into account and any driveway
adjustments completed to Councils satisfaction at no cost to Council.
There are a number of street trees on the eastern side of Eastern Valley Way that
may be impacted by the work. Those trees are not plotted on the plans and it is
unclear how many will be lost and/or impacted by the work.
Pile supports should be placed well clear of the culvert beneath Eastern Valley Way
as the culvert is a control point for the Scotts Creek catchment and any structures
which impede the flows within the creek would have an impact upon the upstream
flood levels within the catchment.
It is claimed that the new bus indent will reduce the impact on southbound flows.
This claim is not supported. The existing indent allows at least one bus and possibly
two to pull into the indent and there is no possibility of a second bus pulling into the
indent without blocking a through traffic lane.
Council Officers have been advised by the RMS at a meeting on 2 October 2014 that there
are outstanding issues relating to the design and construction of the proposed road works
which would need to be resolved prior to the RMS giving support for the Planning Proposal.
These relate to further Geo tech analysis, details of bridge design, bus indent location (which
is unsatisfactory as currently shown by Woolworths), bike path location , location of road
access for tennis courts, retaining wall issues and access for safe maintenance (which may
require an easement over Council land), bridge maintenance plan and costings for a 30 year
period. While the RMS have no objection to the upgrade in principle it is not on their priority
list. The RMS estimates that the cost of construction of the upgrade would be in the order of
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$5 million at least and as far as Council is aware there has been no agreement from
Woolworths about its proposed contribution.
A letter to the Applicant from the RMS expressing its concerns is at Attachment 4.
Consideration of the Planning Proposal should not be given until there is clear agreement
between the RMS and the applicant for the timing and funding of the Eastern Valley Way/
Smith St/ Castle Cove intersection upgrade and the RMS agreement to fund the ongoing
maintenance and if necessary renewal of the road support structures and footpath in the
future. Council Officers recommend that Council should not agree to any part of the road and
footpath or support structures being constructed on Council land within the foreshore area
nor to any Council funding or maintenance for the road widening and intersection upgrade.
(There may be agreement for an easement over Council land for RMS maintenance).
The RMS has advised Council Officers on 2 October 2014 and the applicant in its letter
dated 7 October 2014 that there must be a resolution of design and costings of the road
widening and intersection upgrade, as well as commitment to funding the works through a
draft VPA before the Planning Proposal can be supported. That VPA should preferably be
between the proponent and State Government and the VPA should be in place prior to any
Planning Proposal being adopted.
Impact on Local Roads
Following a request from Council’s Traffic and Transport Group Leader to provide further
information of the impact of the proposal on the local street network, the Proponent’s traffic
consultant has advised in September 2014 that there is likely to be an increase in traffic
volumes on Smith St by up to 300 vehicles per hour, on Gibbes St (north) by up to 600
vehicles /hour, on Alleyne St by 20 vehicles /hour and at the intersection of High St and
Victoria Ave by 100 vehicles/hour. The Proponent’s traffic consultant advises that this
increased traffic will have minimal impact on local streets and has provided SIDRA analysis
of the intersections of High St/Victoria Ave, High St/Smith St, Smith St/Alleyne St and Smith
St /Gibbes St. It concludes that all intersections would continue to operate at their existing
levels of service. That is, C (satisfactory with spare capacity) for High St/Victoria Ave and B
(Good or acceptable delays with spare capacity) for the other intersections.
According to the Proponent’s most recent traffic study by Colston Budd Hunt and Kafes
dated September 2014 (Attachment 6) the increase in average delay per vehicle would
generally be low, at between one and three seconds (except for the intersection of Gibbes
St/ Smith St in the Thursday afternoon peak hour, where the average delay would increase
by eight seconds per vehicle.
In response to a request from Council Officers to provide an independent local area traffic
study, Colston Budd Hunt and Kafes, has advised that it is not required as they have
assessed the traffic impacts on the key roads in the area bounded by High St, Smith St,
Gibbes St, Alleyne St and Eastern Valley Way. They argue that beyond these streets, traffic
from the proposed development would have dispersed and hence any increases would be
minimal. Colston Budd Hunt and Kafes advises that with the recommended upgrade to
Eastern Valley Way/ Smith St/ Castle Cove Drive, the proposed development would have
minimal impact on the surrounding road network.
Senior Traffic Engineer Comments:
Council’s Senior Traffic Engineer advises that: the SIDRA analysis indicates that average
delays to traffic at intersections on nearby local roads would increase only slightly as a result
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of the proposed development. However it would be difficult to verify these figures as it is
unclear how the break-down of the trips (40% from Chatswood, 30% from Northbridge, 10%
from Willoughby and 20% from other- Lindfield, Lane Cove/ Forestville was calculated. It
was mentioned in the traffic consultant’s report that this information was provided in the retail
study that accompanied the rezoning application. However I was unable to find any
information relating to this in the retail study.
There are currently traffic congestion problems at the intersection of High St and Victoria
Ave, and this situation would be worsened if the proposed Woolworths was constructed in
Smith St.
The overall traffic generation figures for the proposed development provided by the traffic
consultant are consistent with RMS traffic generation rates as shown in the RMS Technical
Direction TDT 2013/04. Therefore the figures are acceptable.
It is expected that there may be a small increase in demand for on-street parking as a result
of the proposed development. However the supermarket would be required to comply with
WDCP parking requirements for its car park. It should be noted that the adjacent Bunnings
site has not brought about a noticeable increase in demand for on-street parking.
Notwithstanding that the Proponent’s traffic analysis concludes minimal impact on local
roads, given the weight of concern from local residents’ submissions and the lack of clarity
regarding how the analysis calculated the distribution of traffic, should the Planning Proposal
proceed, the developer should be required to fund a Local Area Traffic Management Study
(and its implementation) focussing on the pre and post development traffic impacts on the
area bounded by Scotts Creek, Penshurst St, Victoria Ave and Gibbes St with particular
attention to the right turn (east bound) traffic conditions at the High St/ Victoria Ave
intersection. This could be included in a Voluntary Planning Agreement but the proponent
has not indicated a preparedness to undertake such a study.
“Click and Collect” and Warehouse/Distribution
Council’s Senior Traffic Engineer has reviewed the Colston Budd Hunt and Kafes traffic
analysis following the addition of the “click and collect“ and warehouse/distribution aspect of
the proposal. That analysis considers the impact on the traffic flows from the proposed two
stages of the “hybrid” retail model proposed by Woolworths. That is, for a warehouse,
distribution and logistics function to be provided on the site in addition to the supermarket
and liquor store as Stage 1 and for a future Stage 2 whereby the traditional supermarket
function would be replaced by a “dark box” and where the site would operate solely as a
warehouse distribution centre (with deliveries made to homes and businesses from Smith St)
and a “click and collect” facility (online ordering and pick up at Smith St by retail customers).
According to the report the “click and collect” facility would capture customers who have
parked and entered the supermarket and thus not generate additional traffic.
It states that the "click and collect’ facility will reduce parking requirements as customers will
not be required to park and enter the supermarket to make purchases. The "on line
fulfilment" function will result in an increase in truck movements to and from the site, with
additional trucks bringing goods to the site and small trucks operating from the site (making
home deliveries). Experience at other similar operations in Australia indicates the "on line
fulfilment" function generates some 20 to 30 truck movements per day (two way), the
majority of which (16 to 24) would be small trucks associated with home deliveries. This is
equivalent of 2 to 4 truck movements per hour (two way). Such a minor increase would not
have material traffic effects.
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Council’s Senior Traffic Engineer accepts the traffic study conclusion advising that it appears
unlikely that the addition of the "click and collect" / warehouse distribution component would
generate significantly more traffic than the previous proposal (for a supermarket and liquor
store only).
Voluntary Planning Agreement (VPA)
Council’s Group Leader, Traffic and Transport has that he is not comfortable recommending
that Council approve the Planning Proposal however if Council were to consider approval, it
is suggested that a Voluntary Planning Agreement be entered into with the developer with
the following aspects being covered as part of the VPA to assist in offsetting its traffic
impacts:
that an ongoing contribution be negotiated towards the operation of Council’s Loop
Shuttle Bus Service to service the site (and hence help reduce traffic and improve
accessibility).
That all work on the Smith St/Eastern Valley Way/ Castle Cove intersection be
completed at the developer/RMS cost and that agreement has been made between the
two parties to this end.
That the developer make a contribution towards the improvement of the bicycle routes
along Smith Street being developed as part of Council’s current Bike Plan Review
That the developer prepare and implement a Green Travel Plan for the future
Development Application and be required to provide reporting on an annual basis to
Council in regard to its implementation and ongoing programs
That the developer agree to fund a Local Area Traffic Management Study (including its
implementation) focussing on the pre and post development traffic impacts on the area
bounded by Scotts Creek, Penshurst St, Victoria Ave and Gibbes St.

Conclusion
The outcome of the community consultation of the planning proposal highlights that there is
support for a supermarket and liquor store on the site however, there is also a significant
level of residents and a number of small and major existing shopping centre retailers who
object to the proposal.
No significant new information arose from the public exhibition that alters the original Council
Officer’s consideration of the Planning Proposal. Therefore, as stated in the report to
Council of 21 May 2012, on balance, the Planning Proposal does not provide sufficient
justification to:
(a)

support a change to WLEP 2012 to permit a supermarket/ liquor store on the site,

(b)

allow a possible major change to the character of the East Chatswood industrial
area as is likely to occur with the catalyst for future rezoning arising from a
supermarket in this location.

(c)

reduce the amount of category 1 Employment land; and

(d)

possibly create a new retail centre outside the existing Centres hierarchy of the
City.

PAGE 25
ITEM - 4.1Consideration Of Submissions - Exhibition Of Planning Proposal For Supermarket And Liquor Store At 17
Smith St, East Chatswood

EXTRAORDINARY COUNCIL MEETING

23 OCTOBER 2014

In conclusion, the proposal fails to recognise the strategic importance of the East Chatswood
industrial area, it is inconsistent with the principal objectives of the Metropolitan Plan and it is
incompatible with the direction and focus on development of existing Centres.
It is recommended that Council reject the Planning Proposal.

OFFICER'S RECOMMENDATION
1.

THAT Council resolve to reject the Planning Proposal requesting that a
supermarket and liquor shop be an additional permissible use in Schedule 1 of
WLEP 2012 for 17 Smith St, East Chatswood for the following reasons:
i)

There was no significant new information that arose out of the public
exhibition that results in a change to the original consideration of the
Planning Proposal.

ii)

On balance, if the Planning Proposal were to proceed, then there is
likely to be an irreversible and adverse change to the character of the
East Chatswood industrial area,

iii)

the Planning Proposal will result in the reduction of category 1
Employment land and the Proposal is expected to lead to the creation of
a new retail centre outside the existing Centres hierarchy of the City
which is not supported.

iv)

The proposal fails to recognise the strategic importance of the East
Chatswood industrial area as allocation for future non-retail/ noncommercial development that will be required to service the planned
additional residential growth in the north shore region. It is inconsistent
with the principal objectives of the Metropolitan Plan for Sydney 2036
and it is incompatible with the direction and focus on development of
existing Centres.

v)

It is contrary to the following strategic planning framework:
Willoughby City Strategy 2013-2029
Metropolitan Plan for Sydney 2036
Draft Inner North Sub Regional Strategy
Draft Metropolitan Strategy for Sydney to 2031
Employment Lands Development Program (ELDP)- Report 5Inner North subregion (May 2011)
Section 117 Direction 1.1 Business and Industrial zones
Section 117 Direction 3.4 Integrating Land Use and Transport.
Draft Centres Policy

vi)

2.

There are outstanding regional and local traffic issues that have not
been satisfactorily resolved and despite further analysis provided by the
Proponent and the RMS regarding proposed works at the intersection of
Eastern Valley Way / Smith Street and Castle Cove Drive, significant
traffic issues have not been resolved.

THAT the Proponent and the Department of Planning and Environment be
notified of Council’s decision.

PAGE 26
ITEM - 4.1Consideration Of Submissions - Exhibition Of Planning Proposal For Supermarket And Liquor Store At 17
Smith St, East Chatswood

EXTRAORDINARY COUNCIL MEETING

23 OCTOBER 2014

SUMMARY OF SUBMISSIONS TO THE PLANNING PROPOSAL
A.
1

PROGRESS ASSOCIATIONS
Rob Coote (President) on behalf of Northbridge Progress Association

The Northbridge Progress Association is in favour of the planning proposal because it would
be beneficial to both Northbridge traffic congestion and the current parking issues in and
around the council car park adjoining the Northbridge Plaza. Cites a reduction of 1800 trips
to Chatswood and 1350 vehicles to Northbridge/ Castlecrag if supermarket at East
Chatswood goes ahead.
Acknowledges existing traffic issues on Eastern Valley Way, Smith St, Penshurst St, Victoria
Ave, High St and Smith St. Aware that the proposal will have a major impact on the
intersection of Eastern Valley Way and Smith St. Notes that the RMS has given “in principle”
support and that Woolworths is prepared to make a substantial financial contribution to
intersection upgrade.
Therefore support for the planning proposal is conditional on an upgrade to the Smith St/
Eastern Valley Way intersection.
Does not support a blanket rezoning of the East Chatswood light industrial area. Each
development needs to be evaluated on its merits.
Comment
The issues raised above are noted and discussed in the main report to Council.
2

Trevor Gross (President) Middle Harbour- Willoughby Progress Association

The Middle Harbour -Willoughby Progress Association made two submissions- one was the
minutes of its April meeting which noted that the Association has no position on the
proposal, as it was clear from previous discussions that the Association and community,
appear to be equally divided on the issue. It also included a summary of the voting regarding
discussion of the proposal at its meeting of 12 June 2014 which included 11 members- 6 in
favour, 3 Against the proposal and 2 people abstained.
A later submission was received dated 26 August 2014 which advised that at its meeting of
14 August 2014, concern was expressed about the manner and extent that Council and its
officers carried out the Minister’s direction to seek public comment on the proposal. In
particular, it advised that they failed to provide the public with such fair and impartial
information that would enable the public to make an informed judgement about the merits or
otherwise of the proposal.
The Association was of the view that Council and its officers should have provided the public
with a balanced outline of “Pros and Cons” as well as “Frequently Asked Questions and
answers” not simply making available surveys and other documents by various interested
parties to support their positions. It stated that these items should have canvassed matters
such as traffic management, local employment and overall benefit or otherwise to the public.
The Association was also critical of Council Officers at the public meeting held 4 June 2014
stating that they gave a biased version – just Council’s view of the proposal and therefore
gave an inadequate response to the Minister’s direction.
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Comment
The comments from the Middle Harbour- Willoughby Progress Association are noted in
terms of the level of support and non- support for the planning proposal being equally
divided in the community. This is borne out generally by the submissions received.
The community consultation program was carried out in accordance with the Gateway
Determination and as summarised in the attached report. Council held a public question and
answer session on 4 June 2014 which involved representatives from Woolworths outlining
the case in support of the proposal and Council’s officers outlining their view of the issues for
why the proposal should not be supported. It is noted that there is no requirement in the
Gateway Determination for “Pros and Cons” as well as “Frequently asked Questions” to be
provided. The information contained in the exhibition included all the information submitted
with the planning proposal including public surveys, traffic and economic and land use
analysis. It also included all the Council reports and professional economic advice and
Council traffic Engineers response.
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B.
SUMMARY OF SUBMISSIONS- SUPPORTING THE PLANNING
PROPOSAL
NAME

MAIN POINTS

COMMENTS

WILLOUGHBY
1.

40 Alexander
St, Willoughby

Not opposed to the rezoning

2.

12 Cambridge
St Willoughby

Currently shops at Woolworths Forest
Way and Northbridge as it is easier than
parking at Chatswood.
Traffic from the proposal would be no
worse than Chatswood and may draw
some traffic away from there. Bunnings
has not caused much extra traffic.
High St shops are too boutiquey- a
serious supermarket would complement
them well.

Noted

See traffic comments in
the main report

3.

15a Cambridge A supermarket would be very
St, North
convenient and provide a much needed
Willoughby
community service.
There is already a Bunnings and bulky
goods retail shopping in East
Chatswood so a supermarket is a
logical addition.

Noted

4.

4A Chaleyer St
Willoughby

Completely support the proposal.
Desperately need additional shopping
centres. Chatswood and Northbridge
are too crowded.

Noted

5.

5 Chalayer St,
North
Willoughby

Fully support. A great idea

Noted

6.

2/21
Chelmsford
Ave,
Willoughby

Convenience to get to, time savings,
parking
Choice
Will provide local employment
Save having to go to Chatswood which
is a nightmare
Close to Bunnings and other local
stores (Pet Barn, Good Guys)

7.

89 Fourth Ave,
Willoughby
(letter plus

Convenient and accessible location
Allows an alternative to Chatswood and
Northbridge plaza which are over

Noted
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separate email)

8.

9.

89 Fourth Ave,
Willoughby

17 Glover St,
North
Willoughby

10. 5 Megalong
Ave, North
Willoughby

MAIN POINTS
utilised and present difficulties for the
disabled and elderly.
Easier and quicker parking than at
Northbridge Plaza
Proposal will enable employment for
locals
Proposal will improve road safety due to
proposed traffic changes
Convenient and accessible location
Allows an alternative to Chatswood and
Northbridge Plaza. Chatswood has
grown and there is a need for additional
facilities such as groceries.
The proposal will cater for disabled and
elderly residents.
Will provide an alternative to the
Northbridge car park which is
hazardous and time wasting.
Proposal will enable employment for
locals
Proposal will improve road safety due to
proposed traffic changes

23 OCTOBER 2014

COMMENTS

See traffic in main report
See employment in main
report
See traffic in main report

See traffic in main report

See employment in main
report
See traffic in main report

Would reduce the need for ratepayers
of Nth Willoughby, East Chatswood and
areas north of Smith St to travel to
Chatswood CBD or Northbridge.
Questions the need for another bottle
shop- this aspect of the proposal sends
the” wrong message.”
The increase in population in
Chatswood has meant that there is a
need for additional full size
supermarkets and there is an absence
of suitable sites. The proposed
Woolworths at the railway station is not
accessible for people less mobile and
will add to time and pollution.
The traffic congestion that currently
exists in Victoria Ave on the weekend
between High St and Penshurst St
travelling west is well known.
There is already a precedent for retail in
the East Chatswood “industrial area.”
Council should not get involved with
whether there is a duopoly between
Coles and Woolworths

See traffic in main report

Will create local employment

Refer to main report re
employment.
Noted

Fulfils the need for an extra

Noted

See discussion on
alternative sites in the
main report

Noted.
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MAIN POINTS
supermarket in Chatswood/Willoughby
area.
Will provide competition for the other big
supermarket which has a near
monopoly in the area.
Will revitalise the “tired” rundown
industrial area- the area has no future
for industrial use
It will reduce congestion in the
Chatswood CBD by offering a “one
stop” shop for grocery shopping.
There are already established retail
outlets in the precinct- Bunnings, Good
Guys and Pet barn.

23 OCTOBER 2014

COMMENTS

Noted

Refer to discussion on the
strategic importance of the
industrial area.
Noted

These outlets have been
approved for sale of bulky
goods which is permitted in
the IN2 zone where not
adjacent to residential
properties.

11. 99A Mowbray
Rd,
Willoughby

Supports the proposal- please approve

Noted

12. 6 Owen St,
Willoughby

Great development. Can’t believe
people are saying no. We would do
almost all our shopping there.

Noted

13. 6 Owen St,
Willoughby

Would love to shop here- more
convenient than anywhere else near us.

Noted

14. 3A Oakville
Rd,
Willoughby

Supports the development for a
supermarket at Smith St.

Noted

15. 6/1-5 Penkivil
St, Willoughby

Supports the development for a
supermarket at Smith St.

Noted

16. 1/216
Penshurst St,
Willoughby (2
submissions)

Chatswood CBD is too over crowded
and busy- currently travel to Northbridge
to avoid Chatswood CBD.
The proposed Smith St site is well
located away from residential areas and
sporting fields that clog the Northbridge
plaza parking on weekends.
Agrees that traffic issues need to be
addressed
The proposal has many supporters but
only the protesters are vocal.
Likes the concept of a pick up facility

Noted

See traffic issues in main
report

See traffic issues in main
report
Noted
Noted
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NAME

MAIN POINTS

COMMENTS

17. 9/280
Penshurst St,
Willoughby

The proposal is very convenient and will
provide employment opportunities.

Noted. See discussion on
employment in main report

18. 82 Warrane
Rd,
Willoughby

The proposal will relieve traffic
congestion at Northbridge and the plaza
car park.

See traffic discussion in
the main report.

NAME

MAIN POINTS

COMMENTS

19. 85 Warrane
Rd,
Willoughby

The industrial area already has retail
chains such as Pet Barn, Good Guys
and Bunnings. No different to a
supermarket.
There is an existing problem with peak
hour traffic on Eastern Valley Way. If
people have the option to shop at Smith
St on their way home from work, the
traffic might be reduced at peak hour.
The proposal would remove an eyesore.

See discussion on land
use and bulky goods

Proposal would provide local
employment.

See discussion on traffic in
main report.

The site is in its current
condition due to neglect by
its owners.
See discussion on
employment in main report

20. Resident
Willoughby

The community has needed a
supermarket not stuck in the middle of
Chatswood for a long time.

Noted

21. 43 Robert St,
Willoughby

The location is ideal and will not be
disruptive to traffic or local residents.
The area is under supplied for
supermarkets.

Refer to traffic comments
in main report.
Refer to discussion of
supermarket demand in
main report.
Noted

Coles has a monopoly and controls
prices. The proposal would increase
competition.
Easier to access compared to
Northbridge plaza which has ramps and
a challenging car park.
As a commercial agent and a local
resident for 33 years – consider that
there is no better location.
22. 27 McClelland,
Willoughby

Concerned about receiving unsolicited
mail including two pre- prepared letters,
one to the General Manager of
Willoughby Council and one to the
Minister for Planning and two pre
stamped envelopes. Also concerned

Noted

Noted

Noted
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MAIN POINTS

COMMENTS

about A4 flyer received with misleading
statements. Concerned that there is no
indication of who sent the unsolicited
mail.
Supports the use of the area for a
supermarket as it can cater for traffic
and improve the character of the area.

CHATSWOOD
23. 16 Matheson
Ave,
Chatswood

Convenient location for personal
shopping. Easy to get in and out with
respect to traffic.

See traffic comments in
main report.

24. (Setsole Pty
Ltd)- PO Box
216 Artarmon

Click and Collect a growing community
requirement- more efficient than home
delivery.
Supermarket shopping is really bulky
goods retailing

Noted

Location is better/ more convenient than
being in a big mall
Changing nature of industrial areas“light industrial” zone is too prescriptive,
should be a “business development”
zone
25. 3 Douglas Ave, Woolworths in Smith St would be very
Chatswood
convenient

26. 107 Victoria
Ave,
Chatswood

Chatswood should have more
competition between supermarkets.
The Smith St site has become an
eyesore and an attraction for crime. It is
more than suitable for a supermarket.
The extra population in Chatswood has
resulted in a demand for supermarkets.
Traffic will be improved because
Woolworths will provide a large number
of off street parking spaces which will
benefit the other centres because there
will be less traffic trying to drive past
and on to Coles to buy groceries. There
will be less parking in the suburban
streets around Chatswood by people
who find difficulty parking at Westfield or
Chatswood Case.
There will be less air pollution from

Refer to main report
Attachment 2 for comment
regarding bulky good
definition.
Noted
Refer to strategic
importance of East
Chatswood industrial area.

Noted

The existing condition of
the site is the responsibility
of the owner.

See traffic discussion in
main report
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COMMENTS

traffic snarls.
It will improve employment for locals.

27. 31 Lamette St,
Chatswood
(letter and
email)

28. 257 Mowbray
Rd,
Chatswood

Support in principle subject to traffic
issues being resolved.
The proposal will have a severe impact
on the intersections of High St and
Victoria Ave and Victoria Ave and
Penshurst St which are already
gridlocked at peak times. Needs to be
intersection upgrades and parking
restrictions in Victoria Ave.
The traffic report acknowledges that
there will be traffic redirected from
Chatswood and Willoughby – it needs to
include an assessment of the capacity
of intersections to accommodate a
supermarket. If there is no capacity,
people will rat run via Alleyne St and
Gibbes St so people can travel eastwest across High St via Victoria Ave
which will lead to unacceptable traffic in
Alleyne Street.
Since Bunnings opened the intersection
of High St and Victoria Ave has
performed worse. If Woolworths is not
prepared to upgrade this intersection
then the proposal should be refused.

The East Chatswood Light Industrial
area already has all sorts of retail.
Chatswood needs a Woolworths to
increase competition.
A supermarket would increase
customers for nearby businesses.
The improvements to the Eastern Valley
Way intersections will benefit everyone
not just Woolworths shoppers.
Alternative to queuing at Westfield or
Chatswood Chase just to do grocery

Council’s Traffic Engineer
advises that the
Proponent’s traffic analysis
dated September 2014
showed minimal increase
in traffic however it is
unclear how they
calculated distribution of
traffic. Refer to discussion
of traffic in the main report.

See Traffic comments
regarding the impact of the
proposal on local roads in
the main report. The
proponent’s traffic report
acknowledges an increase
in traffic however advises
that SIDRA intersection
analysis indicates with
additional traffic from a
supermarket the High St/
Victoria Ave intersection
would continue to operate
at Level of Service “C”,
that is satisfactory with
spare capacity. Refer to
Attachment 6

See traffic discussion in
main report
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shopping
There is huge support for the proposal.

Noted

29. 309A High St,
Chatswood

Supports the proposal

Noted

30. 6 Smith St,
Chatswood

Supports the proposal. Agree 100%

Noted

31. 6 Smith St,
Chatswood

Supports the proposal.

Noted

32. 420 Penshurst
St, Chatswood

Supports the proposal.

Noted

34. 420 Penshurst
St, Chatswood

Chatswood is too busy. East
Chatswood is a good location.

35. 39 Douglas
Ave
Chatswood

Traffic in Victoria Ave is unbearabledifficult to get to Chatswood Chase.
Parking at Northbridge is too busy. A
new supermarket with parking is
needed.

36. 5/15-19 Church Would rather do shopping in
St, Chatswood Chatswood. Great idea.

37. 279 High St,
Chatswood

Disagree that there will be traffic
congestion. Live near the site and have
not noticed extra traffic with Bunnings.
Bunnings is retail so why not
Woolworths.
The area will benefit from a new
building and it will attract business to
the area and help owners and staff of
the existing small businesses.
The corner of Smith St and Eastern
Valley Way is the only area that may
need to be fixed. A right turn arrow at
the lights on the corner of High St/
Victoria Ave going south would help
traffic flow particularly buses going to
Chatswood.
Will provide employment.

See traffic comments in
main report

Noted

Refer to traffic discussion
in the main report.

PAGE 35
ITEM - 4.1Consideration Of Submissions - Exhibition Of Planning Proposal For Supermarket And Liquor Store At 17
Smith St, East Chatswood

EXTRAORDINARY COUNCIL MEETING

NAME

MAIN POINTS

23 OCTOBER 2014

COMMENTS

CASTLE COVE
38. 8 Allambie Rd,
Castle Cove-

Support Woolworths in Smith St but
concerned about traffic but otherwise no
objection.

Noted

39. 12 Allambie
Rd, Castle
Cove

Supports Woolworths at East
Chatswood because Northbridge is too
busy, too difficult to park, too hilly to
navigate a trolley.
Would be more convenient.

Noted

Noted

40. 34 Cammaray
Rd, Castle
Cove

Supports the proposal. Make sure it fits
into the environment and consider the
residents and businesses in the area.
Employ local people- especially low
income and older people.

41. 38 Cammaray
Rd, Castle
Cove

There are many businesses in the
industrial area that retail and are not all
bulky goods.
In terms of the local businesses, it is
almost impossible to park at Castle
Cove shops and it is expensive and not
much variety. There will be little effect
on Castlecrag shops and Northbridge
shops.
Will be good for employment during
construction and ongoing.
Will provide competitive shopping
alternative.

42. 6/8B
Deepwater Rd,
Castle Cove

Supports the proposal

Noted

43. 17/8B
Deepwater Rd,
Castle Cove

Other centres especially Deepwater Rd
won’t be affected as mainly comprises
cafés and restaurants.
Convenient location for personal
shopping

Noted

Supports proposal but requests
consideration of a no right turn into
Deepwater Rd during heavy traffic
periods to prevent bottleneck on
Eastern Valley Way and better for
Deepwater Rd residents.

Council’s Traffic Engineer
has advised that it is
unlikely that the
development would require
a no right turn lane into
Castle Cove Drive during
heavy traffic periods.

44. 11 Deepwater
Rd, Castle
Cove

Noted

PAGE 36
ITEM - 4.1Consideration Of Submissions - Exhibition Of Planning Proposal For Supermarket And Liquor Store At 17
Smith St, East Chatswood

EXTRAORDINARY COUNCIL MEETING

23 OCTOBER 2014

NAME

MAIN POINTS

COMMENTS

45. 90 Deepwater
Rd, Castle
Cove

Convenient location for personal
shopping
Better distribution of traffic through the
City

Noted

46. 175 Deepwater
Rd, Castle
Cove

Will continue to support local shops as
well. Will just change the location for
doing the Woolworths shop.

47. 33/8B
Deepwater Rd,
Castle Cove

Supports proposal. Has mobility issueshas difficulty shopping at Northbridge
because of the ramps and to shop at
Coles in Westfield, need to get early to
secure a park near the entrance.
Local convenience stores are more
expensive.
Traffic will increase but Council could
control the size of the facility.
Local stores have a different attraction

48. 7 Holly St
Castle Cove

Need Woolworths at East Chatswood.
Traffic congestion will not be a problem
compared to a Woolworths at
Chatswood station.
People who signed the petition
objecting don’t live in the area.

49. 30 Holly St,
Castle Cove

Supports a Woolworths at Smith St,
East Chatswood

50. 5 Kendall Rd,
Castle Cove

Existing shops at Castle Cove have
restricted car parking and are difficult to
access. There are also problems with
the open car park at Northbridge which
is unsafe and regularly full. New
Woolworths would provide more
convenient and accessible under cover
safe parking.
No major issues in Smith St with the
new Bunnings and Woolworths will
address any traffic issue.
Proposal will enhance the area and
increase property values.
The area needs a full sized
supermarket.

51. 81 Neerim Rd,
Castle Cove

Supports more competition in provision
of supermarkets.
Not convinced that Woolworths would
worsen the already difficult traffic

See traffic in main report

Noted

Noted

Noted

Refer to main report for
discussion on the funding,
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MAIN POINTS

COMMENTS

situation in the area and may improve
the situation if Woolworths are prepared
to finance an upgrade.

design and capacity of the
proposed Eastern Valley
way/ Smith St and castle
Cove Drive intersection
upgrade.

Council should promote modern
business such as the e-business model
rather than panel beaters.
Could ride bike to the Smith St sitebetter for sustainability.
The existing Castle Cove shops are not
well utilised. Woolworths could be
impetus for their improvement.
52. 89 Neerim Rd,
Castle Cove

Supports the proposal as it would mean
that would not need to go all the way to
Chatswood or Northbridge. The
Deepwater Rd shops are for
“emergency” only and no substitute for
a supermarket.

Noted

53. 127 Neerim
Rd, Castle
Cove

Support the proposal. Traffic will be no
more congested than already.

See Traffic comments in
main report

54. Resident of
Castle Cove

Supports the proposal as it is close to
Castle Cove where current facilities are
inadequate.

Noted

MIDDLE COVE
55. Resident of
Middle Cove

56. 23 Highland
Ridge, Middle

Supports the proposal subject to proper
traffic considerations being put in place.
Queries the conclusions and some
assumptions of the consultant’s traffic
report relating to predicted traffic
volumes.
Existing traffic on Eastern Valley Way is
already a bottleneck and traffic is
regularly delayed.
Suggests the need for 1. A full turning
lane northbound turning left into Smith
St.2. Doubling of the proposed turning
bays 3. Doubling of the right hand
turning bay in Smith St turning south
into Eastern Valley Way4. Widening of
Smith St west bound to clear traffic off
Eastern Valley Way
Supports a supermarket in Smith St as
it will provide another location for

Council’s Traffic Engineer
advises that space
constraints would make
these suggestions difficult
to implement.

See Traffic comments in
main report
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supermarket shopping as parking at
Northbridge, Westfield and Chatswood
Chase is impossible.
Supports the proposed traffic
management at Eastern Valley Way

See Traffic comments in
main report

57. Resident of
Middle Cove

Supports the proposal provided there is
easy parking. Prefers to shop at
Northbridge rather than Chatswood as
parking is easier but a supermarket at
East Chatswood would take pressure
off weekend congestion at Northbridge.

See traffic discussion in
main report

58. Resident of
Middle Cove

Supports the proposal. Will be very
convenient. Bunnings has not caused
problems

Noted

59. 7 North Arm
Rd, Middle
Cove

Need Woolworths as there are too
many Coles.

Noted

CASTLECRAG
60. 157 Edinburgh
Rd- Castlecrag

Supports the proposal as long as traffic
is OK.

See traffic comments in
main report

61. 65 Sugarloaf
Crescent,
Castlecrag

Supports the proposal. Would reduce
traffic around Northbridge.
Knows many other people who would
shop there regularly. The proposed
store looks more attractive than at the
moment.

See traffic comments in
main report.
Noted.

62. 48 The
Rampart,
Castlecrag

Supports the proposal. Will benefit the
community and reduce overcrowding at
Northbridge.

Noted

63. 230 Edinburgh
Rd, Castlecrag

Reasons for support: Convenience and
choice, good location
Local employment

Noted

Parking and traffic benefits, time
savings
64. Resident
Castlecrag

Objects to orchestrated campaign by
IGA Castlecrag to generate opposition
to the proposal.
Supports the proposal- convenience,
easy access, lots of parking

See employment
discussion in main report
See traffic discussion in
main report.
Noted

See traffic discussion in
main report
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Choice of shopping location
Will provide youth employment

Noted
See employment
discussion in the main
report

There is a need for a supermarket now
and in the future
65. 232 Edinburgh
Rd, Castlecrag

There needs to be a balanced
assessment to consideration of the
proposal looking at all the pros and
cons- not just one individual component.
No project can be perfect in every
respect.
East Chatswood currently includes
many retail operations. To consider
Smith St ”industrial” is a misnomer.
Supermarkets should be located away
from existing centres to allow easier and
quicker shopping.
The proposal will reduce traffic
congestion and parking issues at
Northbridge by providing an alternative
shopping location.
Increased population in the LGA has
resulted in the need for a range of
adequate and well spaced out
supermarkets in the community.
Convenience is the key.
The proposal will increase employment
and demand for bus services by
workers which is a welcome incentive
for provision of increased bus services.
There will be plenty of parking which is
essential.
Support of the proposal is conditional
on RMS and Woolworths committing to
the implementation of the proposed
traffic changes and road layout with a
defined timeline that correlates to the
commencement of the supermarket.

66. 1A The Tor
Walk,
Castlecrag
(letter plus
email)

Supports the proposal – away from
Chatswood CBD congestion. Access to
public transport is irrelevant because
people drive to supermarkets.
Westfield and Chatswood Chase are
only accessible by traversing narrow
streets. Their car parks are often full.
Woolworths at Northbridge is not ideal
because of poorly designed and

Noted

See discussion on land
use and strategic planning
framework in the main
report.
See discussion on land
use and strategic planning
framework in the main
report.
See discussion on traffic in
the main report

Noted

See employment and
traffic discussion in the
main report
See traffic discussion in
the main report
Refer to discussion of the
proposed intersection
upgrade and the
outstanding issues in
terms of funding, design
and maintenance.
Noted- Refer to traffic
discussion in the main
report.

Council is continuing to
look at options for
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Castlecrag
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MAIN POINTS

COMMENTS

maintained car park. Options put
forward for its upgrade are poor.
The small shops objecting have a
vested interest. There is a trend for
shopping at larger shopping complexes.
Main concern is traffic but should be not
looked at in a negative light given how
Willoughby and Ku-ring-gai Councils
have dealt with previous traffic issues.

improving the car park at
Northbridge Plaza.
Comment noted

Supports the proposal and it will benefit
the community.

Noted

Refer to traffic
considerations in the main
report

NORTHBRIDGE
68. Resident
Northbridge

Supports the proposal

Noted

69. 37 Baroona Rd
Northbridge

A supermarket at Smith St will relieve
traffic and congestion around
Northbridge both on the roads and car
park.
Many people already go to Bunnings so
it makes sense to have more
commercial shops in Smith St

Refer to traffic discussion
in the main report

The warehousing and distribution
aspect of the proposal is permitted in
the light industrial zone.
Woolworths is similar to Bunnings and
the Good Guys which only have a minor
bulky good component.
The light industrial area has a high
vacancy rate of 20%

Noted

70. 16 Byora
CresecentNorthbridge

The applicant’s traffic report advises
that the road network can accommodate
traffic from the proposed development
and the RMS has provided in principle
support. Woolworths will make a
substantial financial contribution to
upgrade.

See land use discussion in
the main report

See discussion on land
use in the main report
The proponent revised the
vacancy rate in 2013
following an updated land
use survey and advised
that it is around 9.5%.
This was supported by
Council officer’s survey.
Refer to discussion in the
main report
Refer to traffic in the main
report
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The proposed facility will reduce traffic
to Chatswood by 1800 vehicles per day
and to Northbridge by 1350 vehicles per
day.
Traffic movements on the North Shore
will reduce by 2.8kms per year
reducing congestion, fuel use and
pollution
Traffic in Northbridge will decrease by
up to 10% because of reduction in retail
sales by 9% at Northbridge Plaza.

Refer to traffic in the main
report

71. Northbridge
Gardens 20/21
Eastern Valley
Way,
Northbridge

A supermarket at Smith St would take
shoppers away from Woolworths at
Northbridge and negate the need for
redevelopment of the Council car park
at Northbridge other than maintenance
and repair.

There would still be a need
to improve the existing car
park at Northbridge Plaza
regardless of whether the
Smith St proposal
proceeds as it requires
maintenance to improve
safety and to improve the
amenity for shoppers.

72. Resident of
Euroka St,
Northbridge

Support the proposal. Would ease
overcrowding and congestion at
Northbridge

Noted

73. 47 Euroka St,
Northbridge

Supermarket at Smith St will ease
pressure at Northbridge.
Supports traffic flow improvements to
Eastern Valley Way.

Noted

74. 2 Hallstrom
Close,
Northbridge

Supermarket in Smith St should be
approved to take pressure off
overcrowding and inadequate parking at
Northbridge which is getting worse from
extra housing from Willoughby
Paddocks.

Noted

75. 12 Kameruka
Rd
Northbridge

The proposal will improve amenity for
Northbridge residents. Council has no
other plan to reduce Northbridge
congestion.

Noted

76. 114 Kameruka
Rd,
Northbridge

Proposal will relieve congestion around
Northbridge and Chatswood CBD
Bunnings works well.

See traffic in the main
report

77. 32 Minnamurra
Rd,
Northbridge

Supports the proposal- more accessible
and a big supermarket is much needed.

Refer to traffic in the main
report

Refer to discussion on
local centres in main
report.

Noted
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NAME

MAIN POINTS

COMMENTS

78. 32 Minnamurra
Rd,
Northbridge

Will improve traffic congestion at
neighbouring shopping centres
Will provide employment

See traffic in main report

79. 13 Namoi Rd
Northbridge

Support Woolworths at Smith St.

Noted

80. 18 Pyalla St
Northbridge

A supermarket in Smith St would be
convenient for residents in the nearby
area.

Noted

81. 21 Pyalla St,
Northbridge

Supports the proposal for a
supermarket at Smith St because it will
relieve some of the parking and traffic
congestion at Northbridge which has
been getting worse. Notes that the small
speed bumps installed recently to
improve the safety of the pedestrian
crossing at the end of Pyalla St are not
seen by people and is a dangerous hot
spot making it even more necessary to
reduce traffic from Sailors Bay Rd
between Eastern Valley Way and Alpha
Rd.

Council installed a traffic
cushion to slow traffic near
the pedestrian crossing at
the end of Pyalla St and
there is currently no traffic
accident history to support
the submission’s comment.

82. 59 Sailors Bay
Rd,
Northbridge

Supports the proposal as it will relieve
traffic congestion at Northbridge

Refer to traffic in the main
report

83. 248 Sailors
Bay Rd,
Northbridge

Supports the proposal to upgrade the
intersection of Smith St and Eastern
Valley way.
Would ease traffic and parking issues at
Northbridge Plaza

Refer to traffic in the main
report

84. 344 Sailors
Bay Rd,
Northbridge

There will be more employment in the
area
Greater competition
May improve congestion at Northbridge.

Refer to employment in the
main report
Noted
Refer to traffic in the main
report

85. 365 Sailors
Bay Rd,
Northbridge

Will improve traffic around Northbridge

Refer to traffic in the main
report

86. 40 Strathallen

Supports supermarket in Smith St as it

Noted

Refer to employment in the
main report

Refer to traffic in the main
report
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Ave,
Northbridge

87. 8 Tunks St,
Northbridge
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MAIN POINTS

COMMENTS

is well located for communities in the
surrounding area

Proposal will ease parking
Large store will add variety and
increase competition
More employment

88. 28 Tunks St,
Northbridge

Refer to traffic in the main
report
Noted
Refer to employment in the
main report

Supports the proposal subject to the
road works to Eastern Valley Way.
Would be more accessible for residents
in nearby suburbs and relieve pressure
on Northbridge. It would also be
convenient for people travelling north on
their way home from work.
There will not be an impact on the local
centres as there is no large
supermarket of that size in the area
except at Forestville. IGA at Castlecrag
does not cater for major weekly
shopping.
Need to consider the impact on the
intersection of Victoria Ave and High St
from increased traffic.

Refer to traffic in the main
report
Noted

89. Resident
Northbridge

Supermarket proposal will ease parking
at Northbridge and defer the need
(urgency) for parking upgrade.

Refer to traffic comments.
There would still be a need
to improve the existing car
park at Northbridge Plaza
regardless of whether the
Smith St proposal
proceeds as it requires
maintenance to improve
safety and to improve the
amenity for shoppers.

90. Resident
Northbridge

Lives adjacent to Northbridge Plaza.
Supports the proposal as it will ease
pressure in Northbridge caused by
traffic congestion and people.

Refer to traffic in the main
report

Refer to comment on local
centres in the main report.

Agreed. Refer to traffic in
the main report

ROSEVILLE
91. 12 Barambah
Rd, Roseville

Supports a convenient local
supermarket. Doesn’t support
overdevelopment approved by Council
in Victoria Ave.

Noted

92. 12 Barambah

Supports a convenient local

There is currently 3 hours
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93. 12 Barambah
Rd, Roseville
(2 identical
emails)
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MAIN POINTS

COMMENTS

supermarket. Do not need another
supermarket in Victoria Ave. Council
has allowed only 2 hour parking at
Westfield which means Chatswood
Chase is overcrowded and there is
pressure for parking elsewhere and
Chatswood traffic is a nightmare.
There was a lack of transparency at the
meeting of 21 May 2012
Angry at receiving propaganda from
Councillors standing for election in other
wards who opposed Woolworths
proposal in my ward.
The area is an “industrial wasteland”
and there are almost no small
businesses that “must” be saved near
the site. Woolworths may generate
some small business in the form of
cafes which would be a good thing.

parking permitted in
Westfield with validation
and 3 free hour parking at
Chatswood Chase.

Supports a convenient modern local
supermarket in Smith St.
The proposal will provide employment.

Noted

The proposal will reduce pressure on
traffic in Chatswood CBD and
Northbridge which has become worse
since Westfield has limited parking to 2
hours. Supports the suggested traffic
upgrades in Eastern Valley Way.
The site in Smith St is an eyesore and
dilapidated.

A supermarket will not hurt local
businesses around Smith St but they
will actually receive a boost from
Woolworths.

Noted

Comment noted. Refer to
main report for discussion
on the East Chatswood
industrial area and
strategic planning.

See employment in the
main report
Refer to traffic in the main
report.

There is nothing
preventing Woolworths as
site owners from
maintaining the site in a
better state.
Noted refer to discussion
on local centres in the
main report.

94. 9 Barcoo St
Roseville

Support the proposed supermarket in
Smith St.

Noted

95. 27 Barcoo St,
Roseville

Supports the proposal in principle
subject to consideration of the traffic
implications as it is an ideal site for a
supermarket.
Must consider traffic not just around
Smith St especially along Victoria Rd
between Penshurst St and High St
which is already busy especially on
Saturday.

Refer to discussion of
traffic in the main report.

Refer to traffic in the main
report
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MAIN POINTS

COMMENTS

There needs to be a traffic plan for the
wider area including consideration of
weekend clearways. There is no public
transport so all access will be via cars.

Refer to traffic in the main
report

96. 394 Eastern
Valley Way,
Roseville

Supports Woolworths in Smith St.

Noted

97. 394 Eastern
Valley Way,
Roseville

Supports Woolworths in Smith St.

Noted

98. 26 Calga St,
Roseville
Chase

Supports rezoning. Would not have to
drive to Chatswood which is
overcrowded and busy.
The site is currently rundown and an
eyesore

Noted

Likes Woolworths brand
Will provide employment for locals and
boost the economy

There is nothing
preventing Woolworths as
owner of the site from
maintaining the site in a
better state.
Noted
Refer to discussion on
employment in the main
report.

The owners should be treated fairly as
they have spent a lot of money.

ST LEONARDS
99.

29/13 Herbert
St, St
Leonards

Supports the proposal 100%.

Noted

SUBMISSIONS OUTSIDE WILLOUGHBY LGA
100. 9 Muriel Ave,
Epping

Supports the proposal. Works in the
area. Supermarket would be convenient
for shopping during lunch hour.
Supermarket would be easy to access
in terms of traffic.

Noted

101. 105
Ashworth
Ave, Belrose

Supports the proposal

Noted

102. 24 Koola
Ave, East

Works in the area and would like to
shop at Woolworths nearby.

Noted

Refer to traffic in the main
report.

PAGE 46
ITEM - 4.1Consideration Of Submissions - Exhibition Of Planning Proposal For Supermarket And Liquor Store At 17
Smith St, East Chatswood

EXTRAORDINARY COUNCIL MEETING

NAME

23 OCTOBER 2014

MAIN POINTS

COMMENTS

103. 68 Ferguson
St Forestville

The area needs a new Woolworths.

Noted

104. 69 Lady
Davidson
Circuit,
Forestville

Supports the proposal. Drives past the
site on way home from work.
Traffic changes proposed would
improve the existing traffic bottleneck
that occurs every afternoon.
Would improve local employment

Noted

Killara

Refer to discussion on
traffic issues in the main
report.
Refer to employment
discussion in the main
report.
Noted.

Would improve choice.
105. 18
Yinnamurra
Place,
Pymble

Works in Penshurst St, Willoughby
Growing population can support
additional supermarket
Traffic issues have been addressed well
Will create employment
Will provide shopping choice

106. 16 Sofala
Ave,
Riverview

TOPIC

Works and shops in the area. There is
considerable community support for the
proposal.
All projects have some imperfections.
Council should consider the public
benefit rather than its planning ideals.

MAIN POINTS

Noted
See traffic in main report
See employment in main
report
Noted
Noted

Noted

COMMENTS

SUBMISSIONS WITH NO ADDRESS RECEIVED THROUGH WOOLWORTHS
WEBSITE
108.

Supports the proposal. Will regenerate
an unused former industrial site and
complement Bunnings.
Well served by public transport and
private network.
Will reduce congestion at Northbridge
and Chatswood where population
growth has meant that demand has
outstripped supply.
Will allow choice and diversity.

Noted. Refer to discussion on
the strategic planning for the
industrial area in the main
report.
Refer to traffic issues in the
main report.
Refer to traffic issues in the
main report.

Noted
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109.

Local residents will be able to save time
by shopping locally especially Castle
Cove, Middle Cove and Roseville.

Noted

110.

There is a need for a supermarket to
serve Chatswood East and nearby
suburbs.
Will improve the appearance of the
area.

Noted

111.

Support Smith St supermarket because
at the moment have to go to
Northbridge or Chatswood and the
traffic is shocking.

See traffic in the main report.

112.

Supports a Woolworths at Smith Stunderstand the traffic issues and trust
they are being addressed.
Will continue to shop at the local
centres as well as supermarket.

Refer to traffic discussion in
the main report.

113.

114.

Support the proposal- parking will be
better than at Northbridge which is
horrendous.
The Smith St site will cause less
congestion than a Victoria Ave site.
Although traffic will increase in Smith
St, High St and Eastern Valley Way, it
will be far enough removed from
Chatswood to cope with the problem.

Noted. It is possible to
improve the appearance of the
site without a supermarket and
there is nothing preventing
Woolworths from maintaining
the site in a better condition
than at the moment.

Noted

See traffic discussion in the
main report
See traffic discussion in the
main report

Would prefer to shop at East
Chatswood rather than Woolworths
Northbridge because the car park at
Northbridge is sloping, unsafe and open
to the weather.
Concerned about the traffic impact as
Bunnings has increased traffic.
Pleased to see the proposed traffic
management plan and
recommendations.

See traffic discussion in the
main report

115.

Live in Willoughby. Fully support the
Woolworths proposal.

Noted

116.

Support the proposal. It will ease
congestion in Victoria Ave .
Will provide competition.

See traffic discussion in the
main report
Noted

See traffic discussion in the
main report
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Would love a Woolworths closer to
home in East Chatswood.
There is too much traffic in Victoria Ave
without an additional one.

Noted

118.

The new store would be handy- in
walking distance for an elderly family
member.

Noted

119

Support the Woolworths proposal. The
traffic changes need to be placed as
soon as possible and will improve traffic
flow at the Eastern Valley Way/ Smith
St/ Castle Cove intersection.

See traffic discussion in the
main report

120.

Look forward to a Woolworths in the
local area where it is convenient to park
for a 5 min dash to the supermarket.
Too difficult to do a quick trip to
Chatswood.

Noted

121.

Supports Woolworths proposal subject
to traffic issues measured correctly.
Questions whether the right turn lanes
will make enough difference as a lot of
traffic uses the High St/ Smith St route
to avoid Eastern Valley Way and that is
where the traffic builds.
Interested to know how much parking
will be provided and where entrance
and exits will be (other than Smith St).

Refer to traffic issues in the
main report.

See traffic discussion in the
main report

The proponent advises that
parking will provided in
accordance with Council’s
DCP and there will be
pedestrian access from Smith
St , two entry/exits for car
parking in Gibbes St and a
loading dock in Short St.

122.

123.

Will improve traffic congestion at
Northbridge and Chatswood shopping
centres.
Undercover parking and easy access is
ideal.
Traffic around the site will be improved
from the changes to be made by
Woolworths.
The area needs another supermarket
as the population is growing.

Refer to traffic issues in the
main report.

Supports the proposal.

Noted

Noted
Refer to traffic issues in the
main report.
Noted
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Supports the proposal – better parking
than at Chatswood.
Better competition.

Noted

Supports the proposal. Chatswood is
too congested.
Would provide employment

See traffic in the main report

126.

Supports the proposal. Although the
proposal will create more traffic in the
area it will take pressure away from
congestion in Victoria Ave and the
Chatswood CBD.

See traffic in the main report

127.

Will be able to shop without having to
deal with Chatswood congestion.
Removes Coles monopoly- more
competition.
Council and the state government
should consider the traffic congestion in
Chatswood from all the residential
developments that have been
approved.

Noted

128.

Supports the proposal.

Noted

129.

Support the location of the supermarket
outside the mainstream shopping area.

Noted

130.

Supports the proposal because
Chatswood is too busy for another
supermarket and parking is a
nightmare.

Noted

131.

Fully supports the rezoning- very
important local amenity.

Noted

132.

Supports the proposal because it would
mean not having to go to Northbridge to
shop at Woolworths which has parking
issues, sloping levels and a long walk
to the plaza. The industrial area
location would also mean that you don’t
have to go to a Chatswood shopping
centre.

Noted

133.

Supports the proposal – can’t wait.

Noted

134.

Supports the proposal as it would
relieve congestion at other Woolworths

Noted. Refer to traffic
discussion in the main report.

124.

125.

Noted

See employment in the main
report

Noted
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Would not need to go through traffic
congested Chatswood.
The parking is adequate and the traffic
lights and roundabouts are already very
good.
Will provide employment
Could shop just for groceries without
having to go to a shopping centre
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Refer to discussion on the
strategic planning for the
industrial area.
Noted.
See traffic in main report

See employment in the main
report.
Noted
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OBJECTIONS

REPRESENTATIVES OF BUSINESSES
1

Shopping Centre Council of Australia
The Shopping Centre Council of Australia represents major shopping centre owners
and managers including Chatswood Chase, Westfield Chatswood and Northbridge
plaza.
Council has been muscled into progressing the planning proposal against its better
judgement and the advice provided by the Joint Regional Planning Panel.
The proposal is inconsistent with a number of state and local policies including the
Metropolitan Strategy, Willoughby City Strategy, section 117 Directions.
The planning proposal will promote car dependence and is not located close to a
high density residential population that could access the use by cycling or walking.
There has been a spate of recent “out of centre” retail planning proposals which have
progressed despite being inconsistent with Government policy and in the absence of
an updated finalised Retail Policy.
The “click and collect”, “hybrid retail function” is an attempt to imply that the proposal
is “consistent” with the character of the East Chatswood industrial area but the real
purpose of the planning proposal remains a stand-alone full line supermarket.
Supermarkets have been providing internet based delivery options for many years.
Proposal creates an uneven playing field for other retailers and is incompatible with
focus on existing centres
Reiterate view that Council should maintain its opposition to the proposal

Comment
The Gateway Determined that the planning proposal be placed on public exhibition. The
views expressed by the Shopping Centre Council are supported by Council Officers. The
issues raised above are noted and discussed in the main report to Council.
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AMP Capital (Manage Northbridge Plaza)
Proposal conflicts with the Draft Activities Centres Policy by locating away from an
existing centre
The determination of the JRPP (not to support the planning proposal) should be
given significant weight.
The proposal is inconsistent with the Metropolitan Strategy and Willoughby City
Strategy (submission addresses this in detail)
Proposal is contradictory to maintaining the integrity of the industrial area
Proposal creates an uneven playing field for other retailers
Proposal will undermine and fragment existing commercial centres in the Willoughby
LGA. A supermarket in East Chatswood will draw customers from existing centres
so that investment confidence in existing centres will decrease.
The proposal will disperse the commercial activity of Willoughby and diminish the
vibrancy and viability of existing centres.
The submitted Economic Impact Assessment is out- dated and should be modelled
on current circumstances. Notwithstanding, the economic study provided indicates
significant financial impact on established centres. The location is not accessible to
public transport and will place high reliance on private vehicles

Comment
Council Officers agree with the comments. The issues raised above are noted and
discussed in the main report to Council.
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Colonial First State (owner and Manager of Chatswood Chase shopping Centre)
Supports the longstanding function and role of Chatswood as a “Major Centre”.
Surprised that despite the concerns of Council and the JRPP the planning proposal
has received a Gateway determination to be placed on public exhibition.
The planning proposal is inconsistent with local, regional and state planning policy.
The reasons for refusal as advised in the JRPP minutes are supported that is, “The
principal strategic reason is that according to all relevant regional and metropolitan
planning guidelines, a major supermarket of 4,000 sqm should be located in a retail
zone.”
The planning proposal is inconsistent with relevant Section 177 Directions, draft
Activity Centres Policy 2010, Metropolitan Plan for Sydney 2036 and Willoughby City
Strategy. It is also inconsistent with a range of Section 117 Directions which need to
be satisfied when assessing a planning proposal. (submission addresses this in
detail).
The draft Activity Centres Policy 2010 recommends that retail should only be
permitted where the use does not undermine existing activity centres. The out of date
assessment prepared by Duanne Location IQ forecasts a $15 million trading loss or
impact on Chatswood town centre (and specifically $6.2 million on Chatswood
Chase). This is a significant impact and is likely to be higher in 2014. There will also
be significant impacts on Northbridge town centre and Willoughby Road.
A stand alone supermarket in an industrial area provides an unfair advantage to the
proponent over other competitors who pay higher rents and property prices within
designated retail and commercial areas. This will erode investment confidence in
existing centres.
The planning proposal also runs counter to the significant investment in public
transport.

Comment
Council Officers agree with the comments. The issues raised above are noted and
discussed in the main report to Council.
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Ingham Planning on behalf of Scentre Group Development (owner and operator of
Westfield in Australia and New Zealand) the owners of Westfield Chatswood.
Objects to the planning proposal.
The proposal is for a large scale retail premises within an out- of- centre industrial
zone.
Disputes the inference in the planning proposal that the inclusion of a “click and
collect’ facility makes it more in line with a freight and logistics facility which is
permitted in the industrial area as a warehouse and distribution centre. The proposal
is a retail premise and is clearly prohibited in the industrial zone.
The planning proposal does not satisfy the strategic assessment criteria used to
justify a rezoning of industrial land under Ministerial Directions, specifically 1.1
Business and Industrial zones, 3.4 Integrating land Use and Transport and 6.3 Site
Specific provisions.
The broad conclusions made in the proponent’s land use study of the East
Chatswood industrial area prepared by Jones Lang LeSalle about the vacancies and
the changing nature of the industrial area, the demand for supermarkets and the
employment generation of supermarkets are not sufficient justification to override the
statutory requirements of Ministerial Directions regarding retail and industrial zones.
They are also not unique to Chatswood.
Under the centres based approach that has historically been enforced by the
Department of Planning, large retail formats are to be located within centres which
are supported with a high residential population and public transport services.
Allowing unregulated spread of retail premises in industrial and business zones will
result in the dispersal of anchor stores which can increase private vehicle trips from
one anchor retailer to another which is contrary to state government transport
planning policy.
The planning proposal will result in no public benefit, significant additional costs and
ultimately divestment away from Chatswood CBD and recognised commercial
centres.
Property owners within the CBD have paid significantly higher amounts for
purchasing commercial land and higher Land Tax and Council rates than industrial
out-of-centre locations.
Furthermore, development costs along with the recent introduction of special
contribution rates for development within the City Centre through Section 94AA also
results in increased financial costs for all development within city centres.
At the same time, retailing in out-of-centre locations requires lower rates, limited
developer contributions, lower development costs and ultimately no contribution to
any broader public benefit. Dispersed, isolated retail locations should be avoided
because they are car dependent and incur significant community and environmental
costs and compete for the best use of the road infrastructure. The retail format (ie.
simply because they are larger retail formats) should not be a justification for an
isolated and individual location.
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Every business has competition, and every business would like to have less
establishment costs and less operational costs. But there needs to be in retailing as
with other business, a level playing field where all operators are treated with equity.
To provide one retailer/developer with access to cheap land with low ongoing costs,
while another had to consolidate expensive zoned commercial land is inequitable and
is providing financial benefit to one at the expense of the other. How can this be
considered competition.
Concurs with Council Officer’s assessment and conclusion that supermarkets are
catalysts or anchors for further retail development so a supermarket in the East
Chatswood industrial area is likely to draw trade away from established retail centres
and create pressure for further land use changes to support additional retailing in and
around this destination.
There appears to be no detailed investigation of the impact on Chatswood and other
surrounding centres from the expansion of retail in the industrial precinct.
The planning proposal is inconsistent with the Draft NSW Activity Centres Policy.
The proposal has not provided a “sequential test” or “net community benefits test.”
It is our opinion that the ‘relaxation’ of planning policy to allow expanded retail
development in this industrial precinct in East Chatswood is contrary to the NSW
Environmental Planning and Assessment Act 1979. It will promote disorder and
piecemeal planning that would risk, rather than protect and promote, established
urban infrastructure (paid for by the public) and result in divestment away from
existing centres.
Comment
Council Officers agree with the comments. The issues raised above are noted and
discussed in the main report to Council.
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RESIDENTS AND OTHERS
NAME

MAIN POINTS

COMMENT

WILLOUGHBY
1.

2.

3.

88/2 Artarmon Rd
Willoughby

Resident
Bedford St,
Willoughby

8 Chaleyer St,
Willoughby North

There will be an adverse impact on IGA and
Castlecrag shops. Northbridge Woolworths may
close and hurt local community.
Traffic flow will increase and despite upgrade, will
add to congestion.

See discussion of local centres in main report.

Particularly concerned about the impact on High St
and through roads connected to Eastern Valley Way
and the intersections of High St and Mowbray Rd,
High St shops or High St and Victoria Ave, and
Victoria Ave and Penshurst St. All these roads are
already stressed. Need a plan to restrict heavy
transport or establish no through roads.
Concerned about possible 24 hr operation as no
other business operate these hours. There will be
increased traffic at night on High St and eastern
Valley Way. High St is currently quiet at night.
The development will set a precedent that larger
businesses can ignore Council and go to the
Department of Planning and Infrastructure for
approval. Do not support changing the WLEP as it
will set a precedent.

Noted. Impact of traffic on local roads is discussed in the
main report. Refer to Attachment 6 for local roads traffic
analysis provided by the Proponent.
Should the proposal proceed to a Development Application
conditions of consent could restrict the truck access route,
days and hours of operation.

There are already a number of supermarkets and
bottle shops within a 3.5km distance from the site.
There is a finite pool of money that residents have to
pay for groceries that will not increase with the

Noted Refer to discussion on supermarket demand in
main report
Noted

See discussion of Traffic issues in the main report
including discussion on proposed intersection upgrade.

Should the proposal proceed to a Development
Application, the days and hours of operation as well as
access routes can be controlled through conditions of
consent.
Noted
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4.

5.

70 Edinburgh Rd,
Willoughby

109 High Street,
Willoughby
(Individual letter plus
proforma)
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MAIN POINTS
opening of a Woolworths store.
There is no increasing population growth in this area
(unlike the western side of the railway line) so the
additional development is not warranted.
The proposed supermarket and liquor store will just
take money and profits out of existing businesses.
We should look after existing businesses and
employment.

COMMENT

The full line supermarket proposal will bring
additional traffic into the area and the proposed
“improvements” will only alleviate current
congestion. The development will aggravate all
intersections from High St to Eastern Valley Way
along Smith St which are already blocked during
peak hours.
Would not object to a smaller local area supermarket
with reduced floor space and open air parking only
as this will provide local benefits without increasing
local and arterial road congestion- but only if it fits
into the current planning zoning.

Refer to discussion of Traffic in main report as well as the
traffic analysis (including impact on local road
intersections) provided by the Proponent at Attachment 6.

Disappointed Department is considering the
proposal despite the opposition of Council and the
JRPP.

See discussion regarding process in the main report.

The new store is unnecessary as another
Woolworths is available in Northbridge and there are
supermarkets in Chatswood. It is no more
convenient than the Northbridge store as you need
to drive to both.

Noted. Refer to discussion of supermarket demand and
traffic in the main report.

There is considerable existing traffic congestion in

See Traffic in the main report and refer to Attachment 6 for

This is correct. The area surrounding the site is low
density and there is no planned increase.
Noted. Refer to discussion of local centres in main report.

The current Light Industrial IN2 zoning permits
neighbourhood shops that do not exceed 80sqm. The
JRPP commented that “the majority view of the panel was
that a smaller supermarket up to 1,000sqm principally
serving the industrial area would probably be appropriate
on this site but that would be a new planning proposal.”
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High Street and Woolworths would add 80 cars per
hour in peak periods.

COMMENT
analysis of local traffic provided by the Proponent.

Impact of additional deliveries to the store and for
home deliveries will add to traffic issues.

See Traffic in the main report including impact on traffic
from “click and collect”

Site is zoned IN2. The local jobs and services are
extremely important to the local area.

Comments noted. Refer to strategic planning discussion in
report and importance of retaining the industrial area as
employment land.

When we have a highly competent Council with
clear strategic directions it is farcical to allow state or
federal governments to overrule the Council’s plans
for the area.
6.

7.

125 High St,
Willoughby

139 High Street,
Willoughby

Noted

Disappointed Department is considering the
proposal despite the opposition of Council and the
JRPP.

See discussion regarding process in the main report

Concerned about the impact on already congested
streets around High St.
There would be 80 additional cars per hour in peak
periods according to the traffic study not to mention
additional delivery trucks and online order trucks.

See discussion of traffic issues in the main report including
local traffic and impact of “click and collect” component

Woolworths is already at Northbridge and Crows
Nest and there are nearby Coles and IGA within 3 to
10 kilometres of the site

Noted. Refer to main report.

This location provides no more convenience than
the store at Northbridge or other centres- redundant
to build a store here.

Noted

There is increasing traffic in the area particularly
trucks and vans and there are two schools in the

Noted. See discussion of traffic issues in the main report
including local traffic and “click and collect “component
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8.

9.

153 High St,
Willoughby

201 High St,
Willoughby

10. 232 High Street,
Willoughby
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MAIN POINTS
area with children attempting to cross busy roads
already. The traffic associated with the proposed
store in Smith Street will become hazardous.

COMMENT

Existing zoning should not be overruled to placate
financial desires of big business.

Comment noted.

Such uses should be located in centres such as
Chatswood

Noted and supported. See discussion on “centres policy” in
the main report

Disappointed Department is considering the
proposal despite the opposition of Council and the
JRPP.

See discussion regarding process in main report

There is already a Woolworths in Northbridge and
one soon to be at Chatswood station. New store is
unnecessary.

Noted. Refer to main report.

Traffic in High St is already congested with trucks,
cars and buses. Difficult to get out of own driveway.
Woolworths store and online deliveries would
increase the numbers of large trucks.

See Traffic in main report including impact on local roads
and the “click and collect” component. Refer to Attachment
6 for the Proponent’s local traffic analysis.

Submitted proforma letters of opposition that were
left on the counter of shop. Most people who signed
object to the proposed rezoning mainly because of
the traffic chaos it will cause. People consider that
the existing shops satisfy their needs.

Noted.
Refer to traffic issues in the main report.

As a local business we support Council’s position on
the rezoning.

Noted.

Why is proposal still under consideration when it
was not supported by Council and the JRPP.

See discussion of process in the main report.
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COMMENT

Traffic study is outdated.

See discussion regarding Traffic in the main report.
Updated traffic reports were submitted in April and July
2014. As a response to Council Officer’s request and
submissions the proponent submitted a more recent report
in September 2014 (Attachment 6) which addressed the
impact on local roads from the Planning Proposal.

If the site is used as a hub for 24hr deliveries it will
increase out of hours use of the local streets leading
to increased safety hazard and noise levels during
day and night. Truck numbers will increase.

See discussion of traffic issues in the main report. Should
the proposal proceed to a Development Application, the
days and hours of operation as well as truck access routes
can be controlled through conditions of consent.

Proposal will lead to additional road safety issues
especially for older people and school children

See discussion of traffic issues in the main report. Should
the supermarket and liquor store proceed there would
need to be suitable pedestrian access provision as there
would be greater activity around the site.

There are already plenty of other supermarkets in
the area.

Noted. Refer to discussion re supermarket demand in main
report

Site has poor pedestrian access due to local
topography.

Noted

Benefits claimed in proposal will not be measured
following implementation.

Noted

The small size of the site suggests they are masking
another use for the site. There are more appropriate
sites for such a development with less traffic and
noise impacts.

Comment noted
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The proposal has no community benefits but only
serves the interest of the applicant.

COMMENT
Noted

11 234 High St,
Willoughby
(Individual letter plus
proforma)

High St is already a busy street with constant traffic
including buses, motorists and trucks. There are
two schools and three pedestrian crossings in High
St. Increased traffic and trucks in High St would lead
to potential fatal accidents. High St in peak hours
struggles at the moment. As the site is in a valley
everyone will drive so traffic will definitely increase if
Woolworths proceeds in Smith St. High St is not
wide enough to cope with cycle ways and additional
trucks and cars.

See discussion of traffic issues in the main report including
impact on local streets from a supermarket. .
Should the proposal proceed to a Development
Application, the days and hours of operation as well as
truck access routes can be controlled through conditions of
consent.
Council has been considering a raised threshold for
slowing traffic near the pedestrian crossing on High St near
Edinburgh Rd.

There is no need for a Woolworths as there are
already Coles at Chatswood and Woolworths at
Northbridge.

12. 236 High Street,
North Willoughby
(2 identical submissions)

Noted. Refer to discussion in main report regarding
supermarket demand.

Woolworths would be detrimental to the viability of
the High St shopping village. Important to retain the
village atmosphere of the area.

See discussion on local centres in main report

There are already plenty of other supermarkets and
liquor outlets in the area

See discussion concerning supermarket demand in the
main report

Traffic congestion is already an issue especially with
school zones and proposal will add to this.

See Traffic discussion in the main report

Concerned about truck movements especially at
night. Does not support 24 hour delivery service.

Should the proposal proceed to a Development
Application, the days and hours of operation as well as
truck access routes can be controlled through conditions of
consent.

Proposal does not provide adequate parking.
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There will be increased traffic congestion on Eastern
Valley Way and Smith St as in the mornings traffic
turning right off Eastern Valley Way banks up to the
Roseville bridge exit.

COMMENT
See discussion of traffic issues in the main report
The Proponent advises that parking will be provided in
accordance with Council’s DCP but there is likely to be
some additional on street parking in the streets around the
site.

13. 243 High Street,
North Willoughby

Why is proposal still under consideration when it
was not supported by Council and the JRPP

The state government determined that the proposal should
go on public exhibition. See discussion regarding process
in the main report.

The new store is unnecessary as another
Woolworths is available in Northbridge and there are
supermarkets in Chatswood.

Noted.

There is considerable existing traffic congestion in
High Street and this makes exiting driveways
difficult. Traffic in Smith Street, Victoria Avenue,
Eastern Valley Way and Penshurst Street would
also be affected.

See Traffic in the main report including impact on local
streets and intersections. Refer to Attachment 6 for
Proponent's local road and intersection traffic analysis.

Concern over truck movements, particularly at night
if online 24/7 delivery is approved.

See Traffic in the main report including impact of delivery
trucks. If the matter proceeds to a Development
Application, hours of operation, truck access routes can be
limited through conditions of consent.

Impact on High Street shops- destroy hard work of
all those retailers- big chain taking away the heart of
the community

See discussion on local centres in the main report

Site is zoned IN2. The local jobs and services are
extremely important to the local area

Comments noted.
Refer to strategic planning discussion in report and
importance of retaining the industrial area as employment
land.
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14. 247 High St,
Willoughby
(Proforma letter 1 plus
comment)

15. 217 High Street,
Willoughby
(Individual letter plus
proforma letter 1)

16. Resident
High St

23 OCTOBER 2014

MAIN POINTS
When we have a highly competent Council with
clear strategic directions it is farcical to allow state or
federal governments to overrule the Council’s plans
for the area

COMMENT

The proposal would be extremely detrimental to the
local community and unnecessary.

Comment noted

Traffic nightmare.

Refer to discussion of traffic issues in the main report.

Will affect local businesses that give Willoughby its
character.

Noted. Refer to discussion of impact on local businesses in
main report.

Proposal will cause even more traffic, especially
heavy vehicles, especially in Smith Street and
potential safety issues.
Even if the proposal is rejected Council should
regularly police speed on our roads especially in the
50km/hr zones like Mowbray Road and High Street

See Traffic in main report.

Limit the speed of heavy vehicles on all roads to
40km in the Willoughby area and for buses on roads
that are not bus routes.

Heavy vehicles have the same speed as other vehicles on
local roads. Any change would need to be agreed to by
the RMS.

Concerned about the traffic impact to Eastern Valley
Way and Smith St intersection from the proposal.
Bunnings has increased traffic particularly at peak
times. Altering the traffic filter from Castle Cove
turning right from Eastern Valley Way into Smith St
would only cause more traffic to bank.

Refer to traffic in the main report including discussion
regarding the proposed intersection upgrade of Eastern
Valley Way/ Smith St and Castle Cove Drive.

Concerned about the impact on nearby shopping
centres particularly High St, Northbridge and
Castlecrag. Works in Northbridge Plaza and knows

Noted

It is the responsibility of the NSW Police to enforce speed
limits.

See local centres discussion in main report.
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that Woolworths draws business for shops in the
plaza.

COMMENT

17. 41 McClelland St,
North Willoughby
(individual comment plus
proforma letter)

Concerned about the impact on Castlecrag shopping See comment on local centres in main report
village which would be threatened by another
Woolworths store.

18. Resident
McClelland St,
Willoughby

There are enough Woolworths and Coles stores in
the area.

Noted

19. 8A McMahon St,
Willoughby

Do not want any extra traffic flow in or around my
suburb.
The Northbridge Woolworths is excellent and we do
not need another one so close.
Woolworths are being greedy. Do not allow the
development.

See discussion of Traffic issues in the main report.

20. 21 McMahon St,
North Willoughby
(individual letter plus
proforma letter 1)

The submission includes a letter written in 2009
concerning traffic issues i.e. parking, speeding and
resident parking permits which highlights existing
traffic problems in McMahon St.

Comment noted. In 2009 Council’s traffic Engineers
investigated the traffic and parking issues in McMahon St
and George Brain Lane and noted that the traffic speed
and volumes were relatively low and that with time
restricted parking, there is generally parking available at
most times.
Impact of traffic issues including impact on local roads is
discussed in the main report.

21. 29 McMahon St,
North Willoughby
(proforma letter 1 plus
individual comment)

Object to the division of retail between the two giants Noted

Noted
Noted
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COMMENT

22. 15 Neville St,
Willoughby

Will increase Smith St gridlock. Right hand turn into
Smith St from Eastern Valley Way.
Unfair- Established small businesses who have the
correct zoning will suffer.
Precedent. Need to preserve mixed use industrial
areas to keep essential local businesses like car
repair workshops.
We have plenty of supermarkets and liquor stores
already in the local area.
No issues with Woolworths but they should find the
correct zoning.

See discussion of traffic in main report including proposed
Eastern Valley Way/ Smith St intersection upgrade.
Refer to local centres in main report.

23. 18 Neville St,
Willoughby

Identical letter as above from 15 Neville St.

Noted.

24. 14 Patrick St,
Willoughby

The voice of Council and local residents should be
heard. “Bully boy tactics of major organisations
should be dismissed”.
Traffic in the area is already heavy and will increase
if supermarket is allowed. There are many young
families and traffic down Patrick St is often
speeding.
Concerned about the impact on existing local
businesses. Would not like to see vacant shops.
The community spirit, character and diversification of
the local area would be at risk from the
development.

Noted.

We don’t need an extra supermarket. The local
shops will suffer.

Noted.

25. 18 Patrick St,
Willoughby

Comments noted. Refer to strategic planning discussion in
report and importance of retaining the industrial area as
employment land.
Noted. Refer to main report regarding discussion of
supermarket demand.
Noted.

See discussion of traffic issues in the main report including
impact on local streets. Refer to Attachment 6 for
Proponent's analysis on impact on local roads and
intersections.
See comment on local centres in the main report.
Noted.
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COMMENT

26. 9/2-4 Patrick St
North Willoughby

Existing centres will be less utilised. Penshurst St
has already been affected by Chatswood CBD.
There are already enough supermarkets. There are
15 within a 5 km area- 16 with a new Woolworths.
This is another attempt by Woolworths to dominate
the market and limit product choice for the
consumer.
On line shopping will bring more 24hr multiple heavy
vehicle movements. No guarantee that they will
commit to set hours or routes.

See discussion on local centres in main report.
Noted. Refer to main report regarding comment on
supermarket demand.
Noted

If it goes ahead construction vehicles should use
Penshurst St or Eastern Valley Way.

See traffic discussion in main report including impact of online shopping.
Council’s compliance officers can take action if
Development Application conditions are not met.
This would be a matter for consideration in a Development
Application.

27. 15/2 Patrick St,
Willoughby
(Proforma letter 1 plus
additional comment)

Traffic is already bad in this area. It is very hard and
dangerous to make a right hand turn from Patrick St
into High St.
Concerned about impact on High St shops.

See Traffic discussion in main report including impact of
the proposal on local roads. Refer to Attachment 6 for local
road analysis by the Proponent
Refer to discussion on local centres

28. Resident
Robert St,
Willoughby

Concerned about increased traffic on High St which
is not adequately addressed in the Colston Budd
Hunt and Kafes traffic report submitted by the
applicant. Questions the accuracy of the report and
states that traffic estimates in High St are
conservative.
Outlines how High St is already heavily impacted by
traffic from local residents getting to Chatswood,
residents north of Willoughby using High St rather
than Penshurst St, people using High St shops,
schools, restaurants and church at numerous times

See Traffic discussion in main report. Following a request
from Council’s Traffic Engineers and as a response to
submissions the proponent’s traffic consultant has
provided a further report at Attachment 6 to this report
(September 2014) addressing the impact on local streets
which concludes that there will be minimal impact beyond
the area bounded by High St, Gibbes St, Alleyne St and
Eastern Valley Way. Refer to Council's Traffic Engineer's
concerns in the main report.
The additional impact from the “click and collect”
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during the day, commercial trucks going to East
Chatswood and buses leaving and returning to the
bus depot.
Claims that the added traffic in High St from the
proposed development has not been addressed.
Concerned about increased amount of trucks
associated with the 24/7 distribution component.
Does not agree that the redistribution of trips from
existing centres to East Chatswood would be a
positive on traffic flows.
Council should refuse the rezoning or at least reject
the distribution component or place strict hours of
operation for trucks associated with the
development.

COMMENT
component has been considered to have a minor impact
on local streets however, conditions of consent can be
placed on a future Development Application.
Hours of operation, truck access routes can be limited
through conditions of consent.

29. Resident
Warrane Rd,
Willoughby

Existing traffic in Warrane Rd from trucks and cars is
already excessive. A large supermarket will add to
the congestion because people will use the local
roads such as Warrane Rd (which is single lane) to
access the site.
There is already sufficient shopping facilities in the
area.
This is not progress but Woolworths trying to bully
their way into the area.

See above comment for submission 28 as well as traffic
discussion in the main report.

30. 37 Warrane Rd,
Willoughby

Objects to the spot rezoning. Warrane Rd is already
busy. A supermarket would mean that traffic in
Warrane Rd would increase at all times during the
day and night.

See Traffic discussion in the main report as well as
comment for submission 28.

31. 27 Warrane Rd
and residents of 23
Warrane Rd, 33

Woolworths bought the Smith St site knowing that it
is zoned industrial and does not allow a
supermarket. Wanted to realise the value of the

Noted

Noted
Noted
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Warrane Rd, 44
Warrane Rd, 46
Warrane Rd, 11
Alexander Ave,
Willoughby

32. Residents
Warrane Rd
North Willoughby

23 OCTOBER 2014

MAIN POINTS
land.
Concerned about financial impact on the existing
local shops. Many are food related and contribute to
the vibe and character of the area. A major
supermarket would crush that atmosphere. There
are sufficient supermarkets in the Willoughby
Council area.
The Woolworths survey of local residents is “farcical”
and is not evidence of strong community support.
The traffic chaos that already exists in Smith St
would not be substantially alleviated as suggested
by Woolworths. The intersection upgrade proposed
will only add a few cars to the turning lane. The
applicant has not mentioned the impact of traffic on
the intersection of Eastern Valley Way and Smith St
which is already congested by the additional traffic
coming from the Chatswood CBD to the Smith Site.
That traffic will be travelling through the local streets
to access the site which will put further pressure on
the local streets.
There will be increased safety risks to residents
particularly school children as traffic tries to avoid
Eastern Valley Way and High St by using residential
side roads like Warrane Rd, the Avenues, Gibbes St
etc.
Questions Woolworths assertion about increase in
job opportunities for local residents. How many local
young people are employed at the Northbridge
supermarket?

COMMENT

The area is already congested particularly at peak
hour by both cars and trucks due to existing
businesses both on Smith St and Eastern Valley
Way. A supermarket in Smith St would be likely to

See Traffic discussion in the main report including impact
on local streets. Also refer to comment for submission 28
above.

Refer to discussion on local centres in the main report

Noted
See Traffic discussion in main report including impact on
local roads as well as effectiveness of the proposed
improvements to the Eastern Valley Way/ Smith St/ Castle
Cove Drive intersection.

Noted. See Traffic discussion in main report including
impact on local streets. Refer to comment for submission
28 above.

Refer to employment discussion in main report
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increase congestion in the local streets such as High
St and beyond which already suffer from heavy
traffic. This would impact on the residential amenity.
There are already supermarkets in the area and the
best location for further retail outlets would be
Chatswood CBD.

COMMENT

33. 81 Warrane Rd, North
Willoughby
(Proforma letter 1 plus
additional comment)

High St shops are good for the local community and
Woolworths Northbridge is only 2km away. The site
should be used for a home improvement centre.

Comment noted

34. 5/77 Warrane Rd,
Willoughby
(Proforma letter 1 plus
comment)

Concerned with increased traffic on Eastern Valley
Way, Smith St ,High St and all the streets in
between, including Warrane St.

See Traffic discussion in the main report report including
impact on local streets. Also refer to comment for
submission 28 above.

35. 5/ 77 Warrane Rd,
Willoughby

The submission attached proforma letters and
material from “concerned resident” which has been
circulated.
A spot rezoning of the Woolworths site would set a
precedent that would damage the integrity of the
Chatswood CBD. Council must stand firm and insist
that the Minister rejects the rezoning.

Noted

36. Pikes and Verekers
(Lawyers) on behalf of
5/77 Warrane Rd,
Willoughby and
2 Rosebridge Ave,
Castle Cove.

Both Council and the JRPP have determined that
the proposal lacks strategic merit and is inconsistent
with relevant regional and metropolitan plans. The
proponent and the Department have failed to
recognise the strategic importance of the industrial
area and the development of existing local centres.
The proposal benefits one site owned by a large

Noted and council officers agree. See discussion of
strategic planning framework in main report.

Noted. Refer to main report

Noted and Council Officers agree.
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corporation and is contrary to the strategic
objectives and outcomes of the recently made
WLEP 2012 which involved many years of
formulation and consultation.
The proposal will put pressure on Council to approve
smaller retail based operators seeking to capitalise
on Woolworth’s presence.
The proposal relies on benefits of the proposal to
those travelling through the city along Eastern Valley
Way but it will change the character of the light
industrial area and the nearby residential area by
increasing traffic and amenity impacts. The
proponent has not considered the impacts on the
local residents in the vicinity of Alleyne St, Mann St,
Smith St and High St.

COMMENT

The proponent has submitted inadequate
architectural and elevational drawings to enable
residents to be informed.
The stock of employment land will decrease in the
subregion for manufacturing, traditional industry and
high tech business.
The proposal does not seriously consider alternative
locations that are more appropriately zoned in
existing centres and which would have less
residential interface issues and are located closer to
public transport. Alternative sites proposed by
Council would be closer to existing centres and
would not create a monopoly by the proponent. The
proposal is anti- competitive and provides an
advantage to big business over smaller local
business operators and existing supermarkets.
Questions the accuracy of the traffic modelling

Detailed architectural drawings and elevations would be
required at development application stage.

Noted and Council Officers agree.

See discussion of impact on local roads from the proposal
in main report. Following a request from Council Officers
and as a response to submissions the proponent has
submitted a further traffic study in September 2014 at
Attachment 6 which addresses local traffic.

Council Officers agree. See discussion in the main report
regarding importance of retaining industrial area for
employment land.
Council Officers agree. See discussion in the main report
regarding alternative sites.

Refer to traffic comments in main report.
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especially the intersections of Eastern Valley Way/
Smith St and Castle Cove Drive. The LinSig
modelling was based on the traffic volumes from the
SIDRA analysis which was unable to accurately
model the intersections. Therefore the LinSig
modelling maybe flawed.
There will be significant impact on local streets such
as Alleyne St, Mann St, High St, Smith St, Penshurst
St, Warrane St, Tyneside Ave, Patrick St
Rosebridge Ave, Deepwater Rd, Holly St, Victoria
Ave (eastern end) and Castle Cove Circuit . Whilst
traffic maybe drawn away from Northbridge and
Chatswood CBD there will be a corresponding
increase on traffic volumes in local streets in the
vicinity of the proposed development.
The impact of the “dark box” has been ignored in
terms of assessing traffic generation.
There is no commitment from the RMS to complete
works to widen Eastern Valley Way. There is no
commitment to increase capacity of other
intersections in the area. Given the inadequate
traffic analysis to date, the Minister should require
the proponent to carry out a further detailed traffic
study of the proposal to assess the long term impact
on local streets and intersection capacity from future
developments.
The proposal does not offer a net community benefit
for the reasons outlined.
Should the Minister consider supporting the
rezoning, there should be a requirement for a further
study on the impacts of permitting retail generally
within the zone which would be the effect of the

COMMENT
With regard to the accuracy of the traffic modelling,
Council’s traffic engineer advises
” in regard to the Linsig modelling I’d suggest that any
modelling is going to only be as accurate as the data that
goes into it. If the input data is incorrect the output data will
be incorrect. That being said, Council has not seen the
Linsig modelling inputs or outputs and cannot therefore
make comment upon the validity of that analysis. RMS did
however do the analysis themselves rather than the
applicant so we must trust that they used acceptable
data.”
Refer to discussion on local traffic impact in main report
and to Attachment 6 for the Proponent's comments re
impact on local streets.
The April 2014 traffic report considered the “black box” and
concluded that traffic would not be a major concern. See
main report for traffic comments.
Refer to traffic comments in main report regarding the
proposed intersection upgrade at Eastern Valley Way and
Smith St/ Castle Cove Drive (including funding) and the
capacity of local intersections.
The suggestion that the Minister request the proponent to
carry out further detailed traffic study to assess the long
term impact from future developments on local streets and
intersections is supported.
Noted
Council is currently coordinating a review by SGS
Economics and Planning of all the commercial and
industrial areas looking at existing centres, potential and
future trends. At this stage, the study has not progressed
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proposal and the consequential impact to the
Chatswood CBD. An economic analysis that
considers the broader zoning change is required.
This unfair and unreasonable proposal supports the
call for a review of the Pre Gateway Review
process.
Concerned about noise from trucks at nightreversing and delivering. We have already been
disturbed in the past and would like to see trading
and delivery hours restricted so sleep is not
disrupted. The sound echoes at night when there is
no background noise.

COMMENT
sufficiently to assess the broader economic implications of
a new retail centre in East Chatswood if the Planning
Proposal proceeds.
Noted

The planning proposal is inconsistent with the key
directions and objectives outlined in the local,
regional and metropolitan strategic plans. It would
result in the loss of important strategic employment
land and undermine the integrity of the East
Chatswood industrial area and create out of centre
development. There would be pressure to permit
other related retail uses in the IN2 area. Supports
the position of Council and SGS Economics and
Planning.
There would be the potential for the emergence of a
“centre by default” created in the IN2 area
unsupported by growth in housing density or public
transport with traffic systems and management not
supported by any strategic policy context.

Comments noted and supported. See Strategic planning
context discussion in the main report.

The planning proposal does not adequately consider
alternative locations for the proposed supermarket
within existing centres.

See discussion on alternative sites in the main report.

There is inadequate consideration of the

See Traffic discussion in the main report.

Should the proposal proceed to a Development
Application, the days and hours of operation as well as
access routes can be controlled through conditions of
consent.
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environmental impacts that would arise from the
proposal, namely to traffic and the adjoining area.

COMMENT

The widening of Eastern Valley Way has not been
committed to by the RMS and it is not clear if its
construction is feasible.

See Traffic discussion in the main report in relation to
proposed intersection upgrade.

Any decrease in traffic away from Chatswood and
Northbridge Plaza needs to be balanced against the
increase in traffic on the local road network, in
particular, Alleyne St, Mann St, Smith St and High St
(intersection with Victoria Ave) and Victoria Ave.
The cumulative traffic impacts on the local street
networks should a centre by default emerge in East
Chatswood have not been considered.

It is agreed that the cumulative traffic impacts on the local
street networks should a centre by default emerge in East
Chatswood have not been considered by the proponent’s
traffic analysis.

As advised above there will be increased traffic in
the local streets.
The operational elements in terms of hours of
operation, customer patronage, deliveries and traffic
are more intensive with a supermarket and liquor
store than uses currently permitted in the East
Chatswood industrial area.
There are insufficient elevational drawings to assess
the impact on the existing streetscape.
The planning proposal provides an unfair advantage
to a single operator by enabling them to operate
within an industrial precinct and does not foster fair
competition.
There is no net community benefit.

Noted
Agreed

Architectural drawings would be required as part of a
development Application if the Planning Proposal
proceeds.
Noted

Noted.
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COMMENT

CHATSWOOD
38. 9 Alleyne St,
Chatswood
(Proforma letter 1 plus
additional comment )

In addition to the comments raised in proforma letter,
Alleyne St needs a speed hump. The amount of
speeding in the street is making it dangerous
especially for children.

Refer to Traffic Engineers comments regarding
impact on local streets in the main report. In
relation to traffic in Alleyne St, the Proponent’s
traffic analysis (Attachment 6) made the following
comment which has been accepted by Council’s
traffic Engineer after examining SIDRA analysis of
intersections. “Traffic flows on Alleyne St(south of
Smith St) are some 85 to 220 vehicles per hour
(two way) in the Saturday midday and Thursday
afternoon peak hours respectively. the proposed
supermarket would increase these flows by some
20 vehicles per hour (two way) in the peak periods.
This is a minor increase of only one vehicle every
three minutes.
RMS guidelines suggest that a local street has a
maximum environmental capacity of some 300
vehicles per hour (two way). With supermarket
traffic in place, traffic flows in Alleyne St will remain
less than the maximum environmental capacity for
a local street.”
Following a submission from residents, Council’s
Traffic Engineers investigated traffic counts and
speeding in Alleyne St in 2009. They advise that
speeding was not found to be excessive and traffic
volumes were not high enough to warrant the
installation of a speed bump. The situation could be
reviewed in the future if warranted. Should the
proposal proceed the proponent should fund an
independent LATM scheme and also fund any
proposed amelioration measures.
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COMMENT

39. 18 Alleyne St,
Chatswood
(Proforma letter 1 plus
additional comment)

Concerned about increased traffic flow along Alleyne
St likely as a result of this development.

Refer to traffic discussion in main report and to
comments made above in submission 38.

40. 20 Alleyne St,
Chatswood

There are already traffic jams from the bottle neck at
the intersection of Eastern Valley Way and Smith St
with cars banked up High St often past Victoria Ave.
A Woolworths in Smith St would make it even worse.
The site is not even accessible for local residents
because the streets running down to Smith St are so
steep. People would have to drive to do a big grocery
shop.
It is unrealistic to claim that the extension of a turning
lane at Eastern Valley Way will alleviate traffic
congestion.
There are enough liquor stores and supermarkets in
the area. Don’t need more.
Council and the Department of Planning should not
approve this and send a message to Woolworths that
they cannot bully the public.

Refer to traffic discussion in main report and to
comments made above in submission 38.

At the moment residents only get respite from noise
and inconvenience associated with businesses in the
light industrial area on weekends and evenings. This
proposal would see movement of heavy delivery
trucks and customer’s cars 24/7 which would be
unacceptable for residents in terms of noise and
inconvenience.
Spot rezoning would give preference to Woolworths
over others and create a precedent. There would be
pressure to rezone all of Smith St to “shops”.

If the matter proceeds to a Development
Application, hours of operation, truck access routes
can be limited through conditions of consent.

41. Residents of 64 Alleyne St,
Chatswood

Comment noted.

Refer to traffic comment in main report in relation to
capacity of the proposed Eastern Valley Way/
Smith St/ Castle Cove intersection analysis.
Noted. Refer to main report
Noted

Comment noted and discussed in the main report.
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The existing two sandwich shops employ around 3-4
people each and would not be able to compete with
Woolworths.
Parking in Alleyne St is already at maximum capacity
and we are organising a petition requesting that
Council introduce a resident parking scheme.
Although the proposal provides customer parking on
site it would still generate extra street parking.

Concerned about the potential for an accident caused
by semitrailers and containers loading and unloading
goods on the street. Alleyne St is very steep and semi
trailers double park and freight often falls out. There
is also danger of brakes failing. Officially advising
Council of the problem.
Should the proposal go ahead, request that Alleyne St
(south of Smith St) be closed at the intersection with
Smith St to prevent access to the development as the
steep grade of Alleyne St results in noise and safety
issues. Also request that Alleyne St (south of Smith
St) have weight restrictions on heavy vehicles to
prevent truck traffic from trying to U turn at the end
when it is blocked off.
Woolworths community survey is invalid and does not
represent the community.

The addition of 20-30 extra truck movements per day
associated with the online fulfilment in addition to
normal truck movements associated with a
supermarket is not minor as suggested in the traffic

COMMENT

Parking will be provided in accordance with the
requirements of Council’s DCP. Council’s Traffic
Engineer advises that Alleyne St residents have off
street parking so a resident parking scheme is
unlikely to be supported. The situation would be
considered in terms of Council’s parking
management strategy.
This issue has been referred to Council’s ranger
and traffic engineer for action.

Council’s Traffic Engineers advise that based on
existing traffic volumes and those predicted in the
proponent’s traffic analysis, closing Alleyne St
(south of Smith St) would not be justified as the
traffic volumes are relatively low. However, the
basis for traffic distribution in the traffic study is not
clear. If the proposal proceeds, a Local Area
Traffic Management plan would be required to be
provided at Development Application stage.
Noted. Council has had anecdotal feedback from
residents concerned that Woolworths’
representatives have not been interested in the
opinions of people who do not support the
proposal.
Refer to the main traffic report for discussion
concerning the LINSIG modelling and the capacity
of the Smith St/ Eastern Valley Way intersection.
In relation to the extra truck movements associated
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report. Disagrees with the traffic report’s assertion
that the adjacent road network and intersection of
Smith St and Eastern Valley Way can cope.
If the proposal goes ahead residents would request
traffic light controlled pedestrian crossing in Smith St
opposite Woolworths and in High St near Orara St to
enable elderly residents from retirement complex to
access the store.

Contrary to traffic report the site does not have
reliable and regular access to public transport.
42. 1 Douglas Ave,
Chatswood
(Proforma letter 1 plus
additional comment)

COMMENT
with the online fulfilment function, Council’s Traffic
Engineers accept the Proponent’s conclusion that
the impact on overall traffic congestion from 20-30
trucks per day is minor.
According to Council's Traffic Engineer, it is
unlikely that there would be sufficient numbers of
people to warrant a pedestrian crossing near Orara
St. If the proposal proceeded, a Local Area traffic
study would be required and it would review the
issue of pedestrian access. A pedestrian crossing
would be subject to approval of the RMS.
Noted.

In the last 5 years the traffic has built up so that there
is a long queue snaking up Smith St and into High St
at 5pm trying to access Eastern Valley Way. A
supermarket would add more making the situation
intolerable.
High St market is a focus for the community. A
supermarket will divide rather than bring the
community together.

See traffic discussion in the main report.

43. 22 Douglas Ave,
Chatswood

There will be too much traffic. Concerned about
parking provision for staff and customers. Will there
be enough buses? Trucks going down High St will
destroy local amenity. Bike and walking to the site will
only be minor methods of transport.

Refer to traffic issues in the main report. Parking
would be provided in accordance with Council’s
DCP. If the matter proceeds to a Development
Application, hours of operation, truck access routes
can be limited through conditions of consent.
There are limited buses through the area at
present.

44. 35 Douglas Ave,
Chatswood

The applicant bought the site at a cheap rate knowing
its zoning limitations and seeks to change the zone
and increase the value of the site and have an unfair

Noted

Noted
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advantage over its smaller competitors.
The area is already well served by supermarkets
located in appropriately zoned areas. Woolworths
should purchase or lease land at current market value
for retail like its competitors.
Allowing retail in the industrial zone will erode the
balanced mixed economy of the LGA and the range of
employment and business opportunities.
There are already significant traffic problems in the
area which will increase with a supermarket.
Conditions of consent cannot fully ameliorate its
impact.

45. 14 Haig St
Chatswood

COMMENT
Noted

Refer to the strategic planning framework section
of the main report. It is agreed that the proposal
has the potential to create a new retail centre and
reduce employment land.
See discussion of traffic issues in the main report.

Smith St is already congested especially since
Bunnings opened. Supermarket would make parking
and driving a nightmare. Smith St is often backed up
from Eastern Valley Way along High to Haig St
especially in peak hours.
There are already plenty of supermarkets in the area.

See Traffic comments in main report

46. 3 Harwood Ave,
Chatswood
(Proforma letter 1 plus
comment)

The traffic in High St at the moment makes it difficult
to exit Harwood Ave which would be made worse by
Woolworths proposal.

See Traffic comments in main report

47. 4 Harwood Ave
Chatswood

The spot rezoning would give Woolworths an
advantage over existing retail centres. There are
already sufficient places to shop.
Disagree with the claim by Woolworths that jobs will
be created. There may be some additional jobs
during construction but ultimately it will lead to job
losses as local businesses will close over time
particularly in Castlecrag and High St.

Noted.

Noted

Noted- refer to employment discussion in the main
report.
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The traffic study concentrates on the impact on
Eastern Valley Way and largely ignores the impact on
High St and surrounding residential streets. Traffic
would be worsened particularly at the High St/Victoria
Ave junction. Traffic is already congested at peak
times and weekends in surrounding residential
streets.

Questions why the proposal is being considered when
it has already been refused by Council. The proposal
offers no community benefits.
The Woolworths community study is flawed- the
community does not want a new supermarket.

COMMENT
See Traffic comments regarding the impact of the
proposal on local roads. The proponent’s traffic
report acknowledges an increase in traffic however
advises that SIDRA intersection analysis indicates
with additional traffic from a supermarket the High
St/ Victoria Ave intersection would continue to
operate at Level of Service “C”, that is satisfactory
with spare capacity. Council's Traffic Engineer has
raised concerns regarding the Victoria / High Street
intersection.
Noted

Noted.

48. 6 Harwood Ave
Chatswood
(Proforma letter 1 plus
additional comment)

Agree with Council recommendation and social,
economic and environmental issues raised in Council
Officer’s report.

Noted

49. 26 Harwood Ave,
Chatswood

Smith St will not be able to cope with an increase in
traffic during peak hour of 300 cars. Regularly has
difficulty travelling to Castle Cove to take children to
school.
Traffic study concentrates on Eastern Valley Way and
neglects impact on Smith St and High St.

Following a request by Council Officers and
submissions received during the exhibition, the
proponent submitted a further traffic analysis of the
impact on local roads (Attachment 6). Refer to
traffic issues in the main report and discussion on
local traffic.

Requests that the matter be taken to the Minister as
the community do not need or want Woolworths in this
already overrun precinct.

Noted.
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Why is proposal still under consideration when it was
not supported by Council and the JRPP

COMMENT
See discussion regarding process in the main
report

The new store is unnecessary as another Woolworths
is available in Northbridge and supermarkets in
Chatswood.

Noted. Refer to discussion of supermarket
demand in the main report.

There is considerable existing traffic congestion in
High Street and Woolworths would add 80 cars per
hour in peak periods.

See discussion of traffic in the main report
including impact on local roads.

Impact of 24/7 online home deliveries will mean more
large and small trucks which will add to traffic issues.

See Traffic in the main report. Refer to comments
made in submission 28 above.

Site is zoned IN2. The local jobs and services are
extremely important to the local area

Comments noted. Refer to strategic planning
discussion in report and importance of retaining the
industrial area as employment land.

Why is proposal still under consideration when it was
not supported by Council and the JRPP

See discussion of process in the main report

The new store is unnecessary as another Woolworths
is available in Northbridge and supermarkets in
Chatswood.

Noted. Refer to main report.

There is considerable existing traffic congestion in
High Street and Woolworths would add 80 cars per
hour in peak periods.

See discussion regarding local traffic in the main
report.

Impact of home deliveries will add to traffic issues

If the matter proceeds to a Development
Application, hours of operation, truck access routes
can be limited through conditions of consent.
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COMMENT

Site is zoned IN2.
The local jobs and services are extremely important to
the local area

Comments noted. Refer to strategic planning
discussion in report and importance of retaining the
industrial area as employment land.

Concerned that the Department of Planning is
considering the proposal despite opposition from
Willoughby Council and the Joint Regional Planning
Committee.

Noted

There are plenty of supermarkets in the area including
Woolworths at Northbridge. The store will not make
shopping any more convenient for residents.

Noted. Refer to discussion on supermarket
demand in main report.

High St is a residential street with single lane traffic
each way. There is plenty of commuter, school and
industrial area traffic already. There will be 80
additional cars per hour in peak periods according to
the consultant’s traffic report.

See discussion regarding local traffic in the main
report as well as Attachment 6 for proponents
consideration of impact on local streets.

Increased traffic from a 24/7 delivery hub would mean
even more heavy traffic including at night which would
impact residents’ living conditions.

If the matter proceeds to a Development
Application, hours of operation, truck access routes
can be limited through conditions of consent.

Supports the IN2 zone as important for local jobs and
services.

Comments noted. Refer to strategic planning
discussion in report and importance of retaining the
industrial area as employment land.

State Government should not over rule Council for the
sake of large corporations.

Noted
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COMMENT

53. 308 High St,
Chatswood

The proposal will cause traffic chaos. Currently each
afternoon, traffic from Eastern Valley Way is queued
up the entire length of Smith St and High St up to
Victoria Ave. A supermarket will make congestion
worse. It will make access to Roseville Public school
more difficult as Smith St and Eastern Valley Way is
used and there will be flow on consequences for the
large traffic volumes to the Roseville bridge and
northern beaches. Includes map showing traffic
queues.

Refer to traffic discussion in the main report.
Council’s traffic engineer advises that a significant
portion of traffic at the evening peak hour would be
people on their way home and who are already
using this traffic route. There would be likely to be
less traffic accessing the supermarket in the
morning peak.

There are sufficient supermarkets already.

Noted. Refer to main report

It seems unconscionable that the Department should
support the proposal which has been already rejected
by Willoughby Council and the Joint Regional
Planning Panel. If approved, it will demonstrate gross
unfairness that big corporates are awarded by the
Department of Planning. An individual would not be
given the same outcome.
Sets a bad precedent.

Noted

Seems that big business is able to gain access to
MPs special consideration in spite of local wishes.

Noted

There is a Woolworths at Northbridge which is only
3kms from the proposed store. No need for new store.

Noted. Refer to main report

The new store would be no more convenient as
people would still have to drive.

Noted

High St is already congested with trucks, buses,
commuter and school traffic. There would be 80 cars

Refer to traffic discussion in the main report
concerning impact on local roads and intersections.

54. 311 High St,
Chatswood
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per hour in peak periods according to traffic report.
Opening of Bunnings has caused congestion at
intersection of Smith St and Eastern Valley Way
which would be exacerbated by a Woolworths store.

COMMENT
Refer to traffic discussion including proposed
intersection upgrade in the main report.

Local residents would be adversely impacted by
increased delivery trucks to the store and small home
delivery trucks associated with 24/7 online orders.

If the matter proceeds to a Development
Application, hours of operation, truck access routes
can be limited through conditions of consent. Refer
to comments in main report as well as submission
above.

Site is zoned IN2. The local jobs and services are
extremely important to the local area

Comments noted. Refer to strategic planning
discussion in report and importance of retaining the
industrial area as employment land.

When we have a highly competent Council with clear
strategic directions it is farcical to allow state or
federal governments to overrule the Council’s plans
for the area

Noted

55. 311 High St,
Chatswood
(Proforma letter 1 plus
comment)

Traffic is already congested and it will be worse.

Refer to traffic discussion in main report.

56. 315 High Street,
Chatswood

There is no need for another Woolworths

See main report for discussion of supermarket
demand.

Impact on other local centres

See discussion of local centres in main report

Other businesses locate in retail zones- play by the
rules- this is a cheap land grab by a huge corporate

Noted
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COMMENT

Concerned about increased traffic impact

See Traffic in the main report

Spot rezoning is bad town planning- the state
government is reviewing the pre-gateway process.

Noted

A supermarket will not encourage more industry just
more retail.

Noted. Council Officers agree. Refer to Strategic
planning discussion and precedent in the main
report.

Traffic is congested at the present time during
business hours and would be extended to after hours
if this proceeds. The proposed changes to the
intersection of Smith St and Eastern Valley Way only
increases space for 2 extra cars in the right turn lane
from south bound Eastern Valley Way. There is no
funding commitment from the RMS. There should be
an independent assessment by a Traffic Engineer not
paid by applicant.

See Traffic in the main report including discussion
regarding the proposed capacity, funding and
design of the Eastern valley Way intersection
upgrade.

There is already a sufficient number of supermarkets
in the area.

Comment noted. Refer to main report re demand
for supermarkets.

24/7 truck fleet will increase night time noise because
of the valley location.

Should the proposal proceed to a development
Application, the days and hours of operation as
well as access routes can be controlled through
conditions of consent.

Truck depot is prohibited in the zone.

The 24/7 online delivery component is not defined
as a truck depot under WLEP 2012. A truck depot
means a building or place for the servicing and
parking of trucks, earthmoving equipment and the
like. It would be classified as a “warehouse or
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COMMENT
distribution centre’ which is consistent with the IN2
Light industrial zone and means a building or place
used mainly or exclusively for storing or handling
items (whether goods or materials) pending their
sale, but from which no retail sales are made.
A warehouse/ distribution centre is permitted in the
IN2 zone.

58. 321 High Street,
Chatswood
(Individual letter plus proforma
letter 1)

There is no need for another Woolworths

Noted. Refer to main report

Impact on other local centres which will cause loss of
jobs which they are claiming to create.

See discussion regarding local centres and
Employment in main report

If Castlecrag IGA closes this would cause more traffic
problems at the proposed Woolworths and all the
proposed traffic figures would be wrong.
Contrary to Woolworths claims, the existing situation
is working well.

59. 323 High St,
Chatswood

Noted
Refer to traffic issues in the main report.

Other businesses locate in retail zones- play by the
rules- this is a cheap land grab by a huge corporate.

Noted

Should not allow spot rezoning as it will set a
precedent which will be hard to stop.

Noted and agreed

A Woolworths in East Chatswood would take away
business from Castlecrag IGA as well as the shops
that rely on the IGA passing trade. This would
increase traffic at the intersections of Eastern Valley
Way/ Smith St and High St/ Victoria Ave.
Rather than reducing traffic concentrations as
asserted by Woolworths/ Colston Budd Hunt and
Kafes the opposite will occur with dire consequences
for future traffic flows in East Chatswood.

See discussion regarding local centres and Traffic
discussion in main report. Refer also to
Attachment 6 for latest impact on local streets by
Proponents Traffic Consultant.
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COMMENT

60. 424 Penshurst St,
Chatswood

Proposal does not comply with the WLEP which was
only recently made.
Increases traffic problems in Smith St and the right
turn into Smith St from Eastern Valley Way.

Agreed. The proposal does not comply with the
strategic planning framework for the City.
Refer to traffic issues in the main report including
proposed intersection upgrade for Eastern Valley
Way/ Smith St/Castle Cove Drive.
Noted

Small businesses located in correct zone will be
adversely and unfairly impacted.
It will set a precedent. Need to keep essential local
businesses such as car repairs in the area.
Already have plenty of choice for supermarkets.
No issue with Woolworths coming in to the area as
long as it is in a retail zone.

Council Officers agree. The proposal has the
potential for the creation of a new centre and loss
of employment land that provides local services.
Noted
Noted.
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COMMENT

CASTLE COVE
61. 2 Cherry Place,
Castle Cove
(Proforma letter 1 plus
comment)

Smith St is a short street and already has lots of traffic See Traffic comments in main report
from existing businesses.
Another Woolworths is not needed as there are
Noted
supermarkets already at Northbridge and Chatswood.
There will be an adverse financial impact on existing Refer to main report for discussion on local centres
smaller specialist shops.

62. 2A Cherry Place,
Castle Cove

The proposed road upgrade to ease congestion is little See Traffic comments in main report
more than “lip service”. Notes that Smith St appears
unchanged which is completely inadequate and
unrealistic.

NAME

MAIN POINTS

COMMENT

63. 12/8b Deepwater Rd,
Castle Cove
(Proforma letter 1 plus
comment)

Concerned about impact on local streets from traffic
should supermarket be built.

64. 38b Deepwater Rd,
Castle Cove
(Proforma letter 1 plus
comment)

The local shopping centre is improving and expanding Noted
with new amenities. Do not need another Woolworths.

See Traffic comments in main report
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65. 15/b Deepwater Rd,
Traffic on Eastern Valley Way, Smith St and High St is See Traffic comments in main report
Castle Cove
already heavy and it will be chaos with a supermarket
(Proforma letter 1 plus comment)

66. 19/8b Deepwater Rd,
Woolworths bought the site cheaply and expects
Castle Cove
rezoning because of their financial clout.
(Proforma letter 1 plus comment) Traffic will be gridlocked.

Noted
See comments on traffic in main report

Local businesses will be forced to close.

Refer to main report for discussion on local centres

Project is not needed.

Noted

67. 44/8b Deepwater Rd,
Castle Cove

Traffic in Smith St and Eastern Valley Way is already See comments on traffic in main report
over stressed- this is reason enough to refuse the
application.
The travel time to get to existing supermarkets in
Noted
Forestville, Northbridge and Castlecrag is quite short
so comments that the proposal will reduce local travel
times are of little consequence. Additional supermarket
is not necessary.
Concerned about the impact on existing local centres Refer to main report for discussion on local centres
like Castle Cove which may well vanish and which
provide important social community gathering areas.

68. 33 Deepwater Rd,
Castle Cove

Concerned about noise from trucks at night- reversing Should the proposal proceed to a Development
and delivering. We have already been disturbed in the Application, the days and hours of operation as well
past and would like to see trading and delivery hours as access routes can be controlled through
restricted so sleep is not disrupted. The sound echoes conditions of consent.
at night when there is no background noise.
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COMMENT

69. 47 Deepwater Rd,
Castle Cove

Disagree with Woolworth’s claim that the area is
under represented for supermarkets- there is Harris
Farm, Coles, Aldi , Woolworths and IGA nearby.
Residents are asking for improvement to the Eastern
Valley Way/ Smith St intersection- it is a shame that
its upgrade depends on a Woolworths supermarket.

Noted

The survey of residents commissioned by
Woolworths did not mention the on-line warehouse
and logistics component so it is flawed.
Woolworths offer to contribute to the cost of
widening Eastern Valley Way which is the
responsibility of RMS is an attempt to gain
government support for the project. Does not
consider the impact on traffic loads on many Council
roads.
The 24 hour/7 days a week online freight facility
would have an immense impact on already
congested roads and affect amenity of local
residents.

Comment noted

70. 53 Deepwater Rd,
Castle Cove

Already significant traffic congestion on Eastern
Valley Way (major arterial road) and Smith St.
There are already supermarkets and an abundance
of liquor stores in the area.
Impact on small businesses would be disastrous.

71. 57 Deepwater Rd,
Castle Cove

A fleet of trucks operating 24 hours a day, 7 days a
week would increase noise levels especially on
weekends and at night.

Comment noted. See discussion on intersection
upgrade proposal in main report.

See discussion on intersection upgrade proposal in
main report.

Should the proposal proceed to a Development
Application, the days and hours of operation as
well as access routes can be controlled through
conditions of consent. Refer to the main report for
discussion on the impact of the “click and collect
component.”
See comments on traffic in main report
Noted
Refer to main report for discussion on local centres

Application, the days and hours of operation as
well as access routes can be controlled through
conditions of consent. Refer to the main report for
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There would be a negative impact on property
values due to noise and pollution.
There would be an increase in traffic volume and
congestion especially in peak hour which is already
a nightmare.
There would be a negative impact on local parking
and accessibility to public transport.
Local shops such as Castle Cove, High St,
Castlecrag and Roseville Chase who have abided by
correct zoning will be negatively impacted.
Strongly object to public infrastructure costs of
widening roads for Woolworths at taxpayer’s
expense.
The subject site is too small for a freight/logistics/
retail centre and it is possible that Woolworths will
seek to carry out that activity on the nearby property
at the rear which is 4 times larger. The submission
concludes that the proposal is going to be far larger
than advised by Woolworths and would be a disaster
for residents and businesses. .
72. 127 Deepwater Rd
Castle Cove

COMMENT
discussion on the impact of the “click and collect
component.”
Noted
See Traffic comments in main report

See discussion on traffic and parking in main report
Refer to main report for discussion on local centres

See discussion on financial contribution to
intersection upgrade of Eastern Valley Way and
Smith St in main report.
The freight and logistics component is currently
permitted in the IN2 industrial zone under WLEP
2012. It would be subject to an environmental
assessment as part of a development application.
Refer to discussion in main report.

The proposal will eventually destroy the viability of
the Castle Cove retail shops and impact on Harris
Farm in High St and IGA in Castlecrag.
There will be adverse traffic impacts.

Refer to main report for discussion on local centres

Whilst some residents welcome Woolworths, it would
appear that they do not care about the negative
impacts from the proposal.

Comment noted

See Traffic comments in main report
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73. 32 Daymar Place,
Castle Cove
(Proforma letter 1 plus
comment)

Traffic measures proposed will still not fully address
the congestion that the development will cause as
other affected areas have not been addressed at all.
There will be impacts to traffic flows for a
considerable time because of road works, drainage
etc.
There will be a huge problem for the tennis centre.

See Traffic comments in main report including
impact on local roads and intersections.

74. 329D Eastern Valley Way,
Castle Cove

There are already enough shops and supermarkets
within a 5km distance.
Traffic and congestion will increase around the
neighbourhood and destroy the local shops.

Noted

There will be an impact on local shopping centres
which help promote social interaction
Traffic will increase. Traffic from the supermarket,
liquor store and “click and collect” will need
improvements to the road network- an
understatement for which Woolworths is prepared to
pay a “meaningful financial contribution”!
The locality does not need another supermarket or
liquor store (10 supplying the area).
The facility without a supermarket and liquor store is
better suited to a larger industrial area not in the
middle of large residential suburbs.
Questions Woolworth’s claim that the proposal has
“broad community support “as this was not the case
at the Castle Cove Progress Association or the
public meeting held at Council.

Refer to main report for discussion on local centres

There should be an extra turning lane into Castle
Cove Drive. The proposed changes are minimal and

See Traffic comments in main report particularly
regarding proposed Eastern Valley Way / Smith

75. 1 Headland Rd,
Castle Cove

76. 9 Headland Road,
Castle Cove

See Traffic/local centres comments in main report

See Traffic comments in main report

Noted
Noted

Comment noted
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will only cause further congestion on Eastern Valley
Way. Council needs to push for more changes.

Street / Castle Cove intersection upgrade.

If, as the Proponent claims, the supermarket would
act to attract business in the industrial area then
traffic problems already associated with the Eastern
Valley Way /Smith St intersection will worsen
especially as patrons attending supermarkets do not
use public transport. Bunnings has had an impact on
traffic already on the Eastern Valley Way/ Smith St
intersection.
The supermarket would be likely to attract a larger
population than indicated by Woolworth’s description
of the catchment area so traffic congestion would be
worse than stated.
No need for another supermarket as there are
already about 14 supermarkets of various sizes
within 6kms of the site.
If the development evolves as Woolworths outlines
into a “dark box” eventually, then what was originally
attractive for local residents and workers would end
up excluding them and make its deliveries around
the clock, 24 hours7days a week yet using local
streets.
The submission details specific problems with the
existing congestion of the Eastern Valley Way/ Smith
St/Castle Cove intersection. Notes that even if two
parallel queuing lanes in Eastern Valley Way double
the capacity and halve queuing, the problem is
merely shifted when these lanes are reduced to one
in Smith St or Castle Cove Drive. Questions how the
extra width will be engineered on the eastern side of
Eastern Valley Way.

See Traffic comments in main report

Comment noted. Refer to main report Traffic for
discussion.

Noted
Comment noted. A “dark box” or freight and
distribution centre is permitted in the Light industrial
zone under WLEP 2012. Condition of consent
could control hours and days of operation.

See traffic comments regarding Eastern Valley
way/ Smith St/ Castle Cove Drive intersection in
main report.
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There needs to be two clear through lanes as well as
a bus stop bay in Eastern Valley Way.

78. 8 Kendall Rd,
Castle Cove

Until traffic problems are overcome and social,
commercial and environmental benefits can be
proven then rezoning should be opposed.

Comments noted and supported.

Concerned that Council proposes to spot rezone
land in an industrial area to please large
supermarket chain because it has no presence in the
Chatswood CBD.
Spot rezoning is bad policy- it places one off
developments in inappropriate areas.
Will result in the loss of limited valuable industrial
land for current and future needs.

It is not Council but the state government who has
permitted the planning proposal to be exhibited for
public comment.

The intersection of Smith St/ Eastern Valley Way
and Castle Cove Drive will be unable to deal with the
increased traffic. The “Community Update”
distributed by Woolworths is laughable when it
suggests that the proposal and traffic upgrade will
ease congestion. RMS has been aware of the traffic
congestion for years and has not implemented a
solution. You do not need a Woolworths retail
complex to fix the traffic.
There will be an adverse impact on the Castle Cove
shops and over time the amenity of the Castle Cove
area as there will be vacant shops. There may also
be an adverse impact on the Castlecrag shops

Comment noted and supported.
Comment noted and supported- see discussion in
main report on the importance of maintaining
industrial land for employment purposes.
See traffic comment regarding Eastern Valley way/
Smith St/ Castle Cove Drive intersection in main
report.

Refer to discussion on impact on local centres in
the main report.
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although to a lesser extent.

79. 15 Kendall Rd,
Castle Cove

If the supermarket is approved against my wishes, it
should be limited to 2,000sqm.

Noted

The proposal is not needed as there are sufficient
local shops already and there has not been a
significant population increase.
The proposal contravenes strategic planning
framework. It will set a precedent for more
amendments.
A supermarket in Smith St would have an adverse
impact on the existing local stores who contribute to
the community and provide local employment. The
existing stores are within walking distance of
residences and their loss will have an impact on the
elderly as well as car users as the price of fuel
increases.
The proposal is inconsistent with Willoughby
Council’s strategic plan which articulates the support
of local centres, small business and diversity as well
as support of the industrial areas. The proposal has
not considered a business plan that can use existing
centres.
A supermarket does not contribute to the range of
employment opportunities that the Willoughby City
Strategy seeks to promote which is to provide a
range of apprenticeships and traineeships,
tradesmen, artisans and professionals.
It will not increase consumer choice.

Noted

Comment noted and supported - See discussion on
strategic planning framework in main report.
Refer to main report for discussion on local centres

Comment noted and supported - See discussion on
strategic planning framework in main report.

Noted
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There are traffic issues already- the topography of
the area adds to the matters making car journeys
along Smith St at peak hours difficult. Traffic already
make rat- runs through the local streets. Bunnings
has added to the congestion. The proposal plays
down the impact on the local streets.
The community survey is flawed and should not be
used to represent community support. It
inadequately represents the community interests.
(The submission addresses the flaws in the
methodology of the survey in detail)
The proposal contravenes state guiding concepts for
employment and centres. It does not allow for
orderly and economic development.

See Traffic comments in main report including
impact on local streets.

80. Resident of Castle Cove

Outlines current difficulties driving from Castle Cove
to Chatswood CBD via Castle Cove Drive, Smith St,
High St and Victoria Ave. There are long delays .
Woolworths will make it worse. Smith St will clog up
with customers as will Victoria Ave. They are both
one lane. Northbridge is easier to access as there is
more parking and Eastern Valley Way is a long road
and does not act as a ”collector”.

Comments noted. See Traffic comments in main
report

81. 119 Neerim Rd
Castle Cove

The development will greatly increase traffic in the
area, especially at the corner of Eastern Valley Way
and Smith Street.
Proposal would threaten local businesses and cause
them to close down e.g. Castle Cove. The proposal
would detract from the community by taking away
the “local”- our little villages that we enjoy
Don’t need another liquor outlet in this location- there
are 7 in a 5km radius

See traffic in main report

Noted

Comment noted and supported - See discussion on
strategic planning framework in main report.

See discussion on local centres in main report

Noted
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The areas of Willoughby, Castlecrag, Castle Cove
and East Roseville are already well served by
supermarkets
Allowing this proposal will set a precedent and allow
other areas to be rezoned

Noted

Eastern Valley Way is already clogged 7 days a
week. Woolworths will make accessing Castle Cove
even more difficult.
No need for a supermarket at the site as we are
already well served by supermarkets and shops
including liquor shops.
Bunnings increased traffic in the area but at least did
not take business away from existing hardware
stores.

See Traffic comments in main report

The traffic and speed of vehicles has dramatically
increased in Castle Cove and is a concern for
children and animals. If the proposal is approved it
would destroy the residential area which is a special
place.
There is no need for another supermarket as there
are good local shops at Castle Cove, Castlecrag,
Willoughby and Northbridge Woolworths. Local
businesses have played by the rules and will be
adversely affected if the proposal goes ahead.
Residents feel that Woolworths is bulldozing the
process. Woolworths inflicting something that most
people do not want.
Objects to 24hour 7 day a week deliveries
Traffic congestion around Smith St as already
difficult in peak hour and a Woolworths would be a
disaster for Willoughby and Castle Cove residents.

See Traffic comments in main report

Refer to comment re precedent in the main report.

Noted

Noted

Noted

Refer to discussion on process in main report.

Refer to discussion in main report.
See Traffic comments in main report
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84. 10 Rosebridge Ave,
Castle Cove

Big corporates believe local environmental plans
don’t apply to them and that Councils should rezone
to suit their wishes. Council has already spent
money and time dealing with this issue
Traffic including large trucks in Smith St is already
excessive and dangerous especially during peak
hours and school hours.
There are enough shops close by and survival of
Castle Cove shops would be at risk from a
supermarket in Smith St. Chatswood and
Northbridge are accessible by bus if locals need to
shop at a bigger centre.

Noted

The Smith St/ Eastern Valley Way/ Castle Cove
intersection is already a traffic problem. And will be
worse because of traffic associated with existing
businesses including Bunnings; the street is
becoming a backdoor to access for traffic from
Roseville bridge going to Chatswood; cross over
traffic going to Castle Cove is increasing as the
suburb grows especially with increased retirement
homes, household car ownership. There needs to
be careful traffic engineering at this node and a
major infrastructure review.
Castle Cove has a developing “village” environment
within walking distance of homes. A supermarket at
Smith St would stifle these shops and make more
people rely on cars for essentials.
Woolworths already have a store in Northbridge and
approval for a store in Chatswood.

Comments noted. See traffic comments in the
main report particularly in relation to proposed
Eastern Valley Way/ Smith St/Castle Cove Drive.

85. 24 Warrawee Ave,
Castle Cove

See traffic comments in main report

Refer to main report for discussion on local centres

Refer to main report for discussion on local centres

Comment noted
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86. 3 Warrane Place,
Castle Cove

Concerned about traffic implications on the already
congested precinct around Bunnings, Pet Barn,
Wizzy World from the proposal particularly
intersections of Eastern Valley Way/Smith St;
Eastern Valley Way/Boundary St; Eastern Valley
Way/Babbage Rd; High St/ Victoria Ave; Penshurst
St/Victoria Ave. Woolworths have only considered
the Eastern Valley Way/ Smith St intersections and
that seems inadequate and contingent on RMS and
Council.

See traffic comments in the main report regarding
issues related to the proposed intersection upgrade
at Eastern Valley Way / Smith Street as well as
concern regarding impact on local streets.

Seems RMS view the intersection as a low priority
and Woolworths have only agreed to finance 5-50%
of the upgrade only if RMS agree.
There will be a precedent, other developers will be
encouraged to request rezoning and the intent of the
light industrial area will change. There would be an
impact on local retail precincts and the proposal is
contrary to the Willoughby City Strategy which
encourages business diversity and employment
diversity.

Comment noted. See further discussion in main
report

There are already sufficient big supermarkets
servicing the local area.
There are 7 liquor stores in less than a 5km radius
so the area is also well served for liquor stores.

Noted
Comment noted

CASTLECRAG
87. 64 Linden Way
Castlecrag

The site offers many other worthwhile development
opportunities.

Noted- There are other opportunities available for
the site within the permitted uses of the Light
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Industrial zone.

88. 140 Edinburgh Rd,
Castlecrag

89. 17 The Rampart,
Castlecrag

There is already strong community opposition to this
spot rezoning which has nothing to commend it for
the residents of the area.
Council and the state government should not be
involved with the competition between the two
duopolies.

Noted

This is a blatant attempt to use back door political
influence to gain approval to construct a retail
supermarket in as industrial zone which has already
been rejected.
Existing traffic in the area is congested and parking
is scarce. A supermarket will make the congestion
more acute.
Concerned about the negative impact on existing
local centres. These businesses employ more
people than a supermarket and provide attractive
shops in designated retail zones. They are a key
element of our local heritage and enable residents to
shop in their local neighbourhood rather than drive to
a large supermarket that engages in predatory
practices in our food supply chain.

Noted

There will be an increase in trucks and delivery vans
along Eastern Valley Way which will lead to
increased traffic and safety risks for children
crossing Eastern Valley Way.
The feeling of community in Castlecrag will be badly
affected if there is a risk that the Castlecrag shops
and IGA are negatively affected by the proposal.

See Traffic comments in main report

Agreed

See Traffic comments in main report

Refer to main report for discussion on local centres

Refer to main report for discussion on local centres

PAGE 100
ITEM - 4.1Consideration Of Submissions - Exhibition Of Planning Proposal For Supermarket And Liquor Store At 17 Smith St, East Chatswood

EXTRAORDINARY COUNCIL MEETING

NAME

90. 215 Edinburgh Rd,
Castlecrag (2 submissions)

91. 38 The Bulwark
Castlecrag

23 OCTOBER 2014

MAIN POINTS

COMMENT

Hopes the Council and NSW government will listen
to the community rather than a dominant retailer.

Comment noted.

Don’t need another Woolworths at Smith St.
Northbridge store is their best. May lose major
brands if they open another store.
Concerned about the Woolworths survey that was
undertaken at Northbridge as only the views of
people who support the proposal were recorded by
the interviewers.
Concerned about traffic issues including employee
parking. Advised of employee parking issues in
Balgowlah streets where Woolworths and Coles are
located close by.

Noted

Woolworths Northbridge is sufficient for local needs.
We don’t need another in the industrial area.
It would draw traffic towards the area without much
additional benefit.
The Northbridge plaza provides an array of shops
that complement the Woolworths experience better.

Noted

Noted

See Traffic comments in main report. Parking
would be provided in accordance with Council's
DCP however it is likely that some increase in
parking demand around the site would be created.

See Traffic comments in main report
Noted
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NORTHBRIDGE

92. 18 Kameruka Rd,
Northbridge

Need to protect local centres such as IGA at
Castlecrag. Community wants choice not just
Woolworths and Coles.

Refer to main report for discussion on local centres

93. 28 Nulgarra St,
Northbridge

No approval should be given for Woolworths at
Smith St until the problem of abandoned trolleys is
solved at Northbridge.

Noted. The issue of trolleys would be subject to
conditions of development consent if the planning
proposal proceeded to a development application.
In the meantime the issue of abandoned trolleys at
Northbridge has been referred to Council’s
compliance section for review.

94. 27 Coolawin Rd,
Northbridge (2 submissions)

Do not need another supermarket at Smith St as
there are already supermarkets in Cammeray,
Willoughby, Northbridge, Chatswood. Does not
support a Woolworths supermarket. There is
congestion at the corner already.

Noted.
See Traffic comments in main report

95. Resident - Northbridge

Can’t see any improvement in the current lanes on
Eastern Valley Way except for longer turning times.
The shared bikeway is a plus but should extend up
to the site if the idea is to get people off the road.

Refer to discussion on proposed intersection
upgrade.
Agreed. There should be an extension of the bike
park onto Smith St and Woolworths should be
required to fund it.
Agreed. The Loop bus could be increased if
demand arises.

The area is poorly serviced by buses- would there be
more buses? Maybe the Loop bus could reroute
here.
Could there be a pedestrian bridge over Eastern
Valley Way?
There should be restrictions on large truck
movements eg a ban on 7am-9am and 5-7pm
deliveries.

There are pedestrian signals at the moment.
If the matter proceeds to a Development
Application, days, hours of operation and access
routes would be limited through conditions of
consent.
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Suggests that the site should become a solar farm
and produce own solar power.

Comment noted

MIDDLE COVE
96. 9 Cawarrah Rd,
Middle Cove

The proposed intersection changes at Eastern Valley
Way/ Smith St will only ameliorate existing problems
not the additional problems generated by a
supermarket.
Concerned about the impact on Gibbes St and its
intersection with Smith St.
Woolworths should be responsible for at least 50%
of the costs of any upgrade and it should not be
allowed to proceed until all the road works are
completed.
Concerned about the precedent that a supermarket
will have on commercial and industrial employment.
Woolworths would have bought the site at its
industrial value rather than retail value. Once the
precedent is set, the entire estate will be open to
retail development.
What guarantee will there be that the employment
generated will be for locals. Casual work is a
commercial advantage to the large supermarket
traders over smaller traders.
Questions the truth of Woolworths claims that other
local small businesses will not be affected- the strip
shops comprising butcher shops, general grocers
and green grocers in Willoughby in proximity to
Northbridge Woolworths have not survived.

See discussion re traffic in the main report

See discussion re traffic in the main report
See discussion re traffic in the main report in
relation to issues concerning the proposed
intersection upgrade.
Comment noted and supported . See further
discussion in main report

Comment noted. Refer to discussion re
Employment in the main report

Refer to main report for discussion on local
centres.
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97. 7 Chowne Place
Middle Cove

There are 7 liquor stores in a 2km radius in the
Willoughby area. Councils need help to curb alcohol
binging.

Noted

98. 319 Eastern Valley Way,
Middle Cove

The site should stay as industrial.

Comment noted. Refer to discussion on the
strategic planning framework
See Traffic comments in main report

Concerned about traffic disruption. There is limited
bus transport in Eastern Valley Way between
Victoria Ave and Smith St so have to go to
Castlecrag or Northbridge to shop. Would support a
small shopping centre within walking distance but
not a Woolworths which is destructive and ridiculous.
Willoughby Council has encouraged an increase in
bush turkeys which has led to the elimination of
native birds.

Comment noted.
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NAREMBURN

99. 28 Slade St,
Naremburn

Traffic will be chaotic despite the lanes and arrows
shown on the diagrams. Smith St traffic is already
very busy and adding traffic at the roundabout will
only add to the congestion.

See discussion on traffic in the main report.

ARTARMON
100.

Resident-Artarmon

Suggests that Council consider a spatial analysis for
appropriate location of villages as successful villages
reduce demand for travel to regional centres like
Chatswood. Supports a new centre in the East
Chatswood industrial area in the triangle of land
between Smith St, Gibbes St and Eastern Valley
Way but not the Woolworths site at 17 Smith St as
supermarkets should be at the centre of a village not
on its fringe. The location for the new village would
need road alterations and additions as direct access
from Castle Cove and Roseville is important.
Need a masterplan supported by developers who
can fund the necessary infrastructure. The new
village would need to provide for cars, bicycles,
walking and public transport.

Noted. See discussion on local centres in the main
report. SGS Economics and Planning are currently
undertaking a study for Council on local centres
and employment land.
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SUBMISSIONS FROM OUTSIDE WILLOUGHBY LGA
101. 47 Attunga Road,
Newport

102.

Anonymous

103. 58 Griffith Ave,
Roseville Chase

Concerned about increased traffic congestion.
There is already inadequate access to the industrial
area via the intersection of Eastern Valley Way and
Smith St especially for vehicles approaching from a
northerly direction. Those vehicles have inadequate
right turn access so Eastern valley way is already
severely congested.
Works in the area and commutes from Northern
beaches. Has noticed that the traffic congestion has
increased since opening of Bunnings.
The situation will worsen unless measures are taken
to improve traffic flow.

See traffic discussion in main report particularly in
relation to proposed Eastern Valley Way / Smith
Street intersection upgrade.

There are sufficient supermarkets and liquor stores
(8) already in the area.
There are already traffic issues at the intersection of
Smith St and Eastern Valley Way which will worsen
with a supermarket and liquor store.
Questions the need for a supermarket – suggests a
Masters hardware store as more appropriate for the
light industrial area.
Concerned that the proposal will put small shops out
of business and not help the community in any way.

Noted. Refer to main report.

The proposal would make another dangerous traffic
spot. The section between Smith St and Castle Cove
Drive is too narrow and widening is not going to be
able to handle the increase in traffic.
A change in zoning will put at risk the residents of
Roseville Chase and Castle Cove as well as

See discussion on traffic in the main report
particularly in relation to Eastern Valley Way /
Smith Street upgrade.

See traffic discussion in main report.

See traffic discussion in main report.

See traffic discussion in main report.

Noted

Noted. Refer to local centres in main report.

See discussion on traffic in the main report.
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thousands from the northern beaches who already
find it difficult to pass through the area on a daily
basis.
104. Warrane Rd,
Roseville Chase

The traffic is already backed up and the costs for
road widening are an unnecessary impost.
Seems to be a strategy to keep Coles out of the
area. - The reasons put forward for the supermarket
are not valid.

See discussion on traffic in the main report
Noted.
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