S —

From: system@accelo.com on behalf of Eiton Consulting Company

Sent: Frida ,772 November 2018 3:08 PM
To: .h

Subject: Submission Details for company Elton Consulting (org_comments)
Attachments: 292108_Submission LUIP Final.pdf

Confidentiality Requested: no

Submitted by a Planner: no

Disclosabie Political Donation;

Agreed to false or misleading information statements: yes

Name: Elton Consulting Company
Organisation: Elton Consulting (Liz Densley)

Govt. Agency: No
emei QD

Address:

Content:
Please see uploaded submission.

IP Address: - 203.53.136.196
Submission: Online Submission from company Elton Consulting {org_comments)

https.//majorprojects.accelo.com/?action=view_activity&id=292108

Submission for Job: #9552
https://majorprojects.accelo.com/?action=view job&id=9552

Site: #0
https://majorprojects.accefo.com/?action=view site&id=0




2 November 2018 - ... consulting

Director, Aerotropolis Activation - ST
Department of Plannlng and Env;ronment '
GPO Box 39 S SRR SR
Sydney NSW 2001 - _'

Dear Madame

Submisswn Western Sydney Aerotropolls Land Use and Infrastructure
Implementatlon Plan Stage 1 Initlal Precinct :

This submlssion has been prepared by Elton Consultmg on behalf of Luddenham Property Group
Pty Ltd. N G :

Luddenham Property Group congratuiates the Department of Planning and Enwronment an the
release of the Western SydneyAerotropo/ts Land Use and Infrastructure Implementation Plan
Stage 1: Initial Precincts (LUIIP) document, ‘We agree that establishing a vision for the
Aerotropolis and the sequencing approach will provide the greatest foundation for the
successful delivery of Iand for development to support the economic growth of Greater Western
Sydney. : L L . A

As you are aware our mterest is in [and at Luddenham We have made a number of
representations in the past 12-18 months |nclud|ng a submission to the Greater Sydney
Commission on the District Plan in April 2017 and correspondence to DPE ahead of the
preparation of Stage 1 of the LUIIP and a ‘submission ta RMS in relatlon to the alignment and
proposed access arrangements for the Mi2,

The key issues  for our site in relation to the LUIIP are two foid:

Firstly, the LUTIP needs te include a more (detailed concept plan for the iocation of key
infrastructure roads water, electncaty and sewer :

Second the plan needs to include a mechanlsm by which that mfrastructure is funded and
delivered including where necessary acquisition of key linkages. Understanding the costs,
timeframes and avallability of key infrastructure is an essential element of feasibllity. The plan
should provide a clear set of guidelines establishing the process for development of key sites.
Larger Jand holdings and wiliing development groups need to be supported as they will simulate
growth and development of smaller, more fragmented parcels and be: Enstrumenta[ in the
dellVery of the wider vision. S

In addltlon the submission raises a number of issues specific to the LUIIP document and
matters that requ;re further clanf catlon

Snte Context

Luddenham Property Group have a parcel of land with 170m frontage to Elizabeth Drive at
Luddenham, 1 km from the intersection with the Northern Road and less and 700m to the site
of the new Western Sydney Airport (Flgure 1) and within the Northern Gateway Precinct as
|dent|f ed in the LUIIP.

Sydney |

Level 6, 332-342 Oxford Street
Bondi Junction NSW 2022
Australia

T 02 9387 2600 Elton Consulting

F 02 9387 2557 ABN 56 003 853 101 AVeris Company
consulting@elton.com.au

www.elton.com.au

veris




Figure 1: Subject Site
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Source: Extract DPE Mapping with Cadastral boundarfes httos://www.planning.nsw.gov.au/-
[media/lmadges/DPE/Maps/map western sydney aerotropolis stage structure plan 2008x1866.ashx sourced 30/10/18
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Luddenham Property Group and adjoining landowners have collaborated to provide the
oppertunity for a larger development parcel. A larger and consolidated portion of land will
enable a second access point to Luddenham Road and provide a site suitable for the
development of large format warehouse, distribution and logistics and business enterprise
corridor consistent with the Structure Plan which identifies the site was flexible employment
land.

The site is approximately 98ha and includes the following parcels of land;

Table1  Property Information

Address and legal Legal description

Note:* Areas are approximate

The site is shown Figure 2 below.

Fi'gu_ra 2  Subject Site
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Source: Elton Consulting 2018, SixMaps.

The site Is located approximately 1km from the intersection of Elizabeth Drive and the Northern
Road. This intersection has been identified to be upgraded' as part of the Northern Road
Upgrade. The Northern Road Upgrade is a priority in the Western Sydney Infrastructure Plan
and will increase the capacity and reduce congestion along the major route. A new four-way
traffic light intersection will connect the realigned The Northern Road, the existing The Notthern
Road and the realigned Elizabeth Drive. Planning for this work is currently underway and will be
funded through the Western Sydney City Deal.
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The Proposal

The Luddenham Property Group propose to develop the site for large format logistics,
warehousing and employment [ands taking advantage of the proximity to transport
Infrastructure, both existing and proposed, as well as the prominent position of the site in
relation to the Western Sydney Airport.

The Elizabeth Drive parcel has been selected because of the large area in a In single holding.
The Intended use will require large lots to accommodate floor plates up to and in excess of
20,000m2 The end use will also necessitate through access for semi-trailers; B - Doubles and B
- Triples. Access through the site s critical Previous representations made to thé adjolning
owner of 821-849 Luddenham Rd have been unsuccessful with the landowner uninterested in
collaboration. The layout therefore was accommodated using access to Luddenham Road via
Lot 1 DP 228498, 777-819 Luddenham Road. Action for RMS in preliminary design wark for the
M12 will now make this Impossible without either s madification to the M12 alignment or a
small portion of land from 821-849 Luddenham road. This is discussed further below.

The canfiguration of the land facilitates the construction of spine road through the land
between Elizabeth Drive and Luddenham Road (Refer Figure 3). As can ben seen on the plan,
the design responded to the original alignment of the M12 which did not prejudice the site
access to Luddenham Road. This concept reduces the need for a controlled intersection at
Elizabeth Drive into the site. The spine road concept also facilitates the future redevelopment of
the intermediate land on the corner of Elizabeth Drive and Luddenham Road as part of a -
broader precinct planning process. We believe that this approach provides coordinated planning
for such a significant area in the Northern Gateway framed by the M12 corrldor, Northern Road,
Elizabeth Drive and Luddenham Road L L : :

Figure 4 provides a concept Iayout for the Slte Together W|th the Iarge format Ioglstrcs the
proposal recognises and incorporates the opportunlty for development along the main road’ L
fronting Elizabeth Diive, The concept layout indicates approximately 20,000m?2 for this purpose
which would include compatible uses including hotel and motel accommodation, business -
premises or light industries positioned to Ieverage of'f the Western Sydney Anrport In both tho '
construction and operationaE phases ' . s Conn
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Opportunities

Given the ownership pattern, the experience of the Luddenham Property Group in successful
development of similar sites across Sydney and abillity to achleve a spine access road through
the site, work could commence on delivering the site to market immediately. Luddenham
Property Group are also finding significant demand for such uses now, in order to plan for and
be in operation within a few years.

The proximity of the site to the Western Sydney Alrport means it is strategically situated to-:
leverage off the airport developmient in hoth construction and operatlonal phases '
accommodating compatrble development : : :

Prellminary investlgation |nd|cates the site to be unconstralned It i's' oUtSide the Itnmediate
riparian corridor of Oaky Creek : SR

Traffic can be readrly managed withrn the existrng network and upgrades to proposed The
Northern Road, Ellzabeth Drlve and Luddenham Road are plahned.. S : o

There Is an opportunlty for DPE to review out proposed fayout and how critical thls srte is in
refation to the existing road network and proposed M12 corridor and mcorporate it lnto the
Concept Plan for Stage 2 of the LUIIP : : -

Constramts to the Deve!opment of the Slte

The M12 and M9 preferred routes traverse the northern part of the site framlng a srgnrl“ icant
area (including the site) of unconstrained land stretching between Luddenham Road and The
Northern Road and contamed by Elrzabeth Drlve and the new M12 motorway. -

We met W|th Deanne Forrest at RMS on 30 October to better uhderstand the detail of the M12
alignment and in’ patticular whether there is'an opportunity to adjust the alignment at the.north
eastern extent of Lot 1 DP 228498 777-819 Luddenham Road (refer to Figure 4 below) to
accommodate a through road wrthln the land contralled to LPG

Deanne has advised that RMS are commencmg the preparatron of the ETS for the M12 pro;ect
on an alignment and preliminary design and relocating the alignment at this point was not - .
possible. This is a significant and disappointing setback, particulatly given the consultation that
has occurred and representatlon we have made based on a concept that facllltated a through
road. VRN _ L
In relation to acoese and having regard to the opportUnity for development of our'sit'e', 'Deanne
advised that any access onto Elizabeth Drive would likely be a let in left out at this location,
This is an assumption that we had previously made and hence a road layout traversing a. -
number of lots. She also commented that there would likely be a connection and controlléd
intersection onto the Northern Road and that the opportunity to connect to Luddenham Road
could be facrlltated with'a mmor portron of Lot 2 DP 529885 821-849 L.uddenham Road.

Qur pre\nous dlscuss[on wlth this land owners have been unproductrve and we remain
concerned that sectring the necessary corridor will be challeriging without support and
assistance from DPE, RMS or others interested in the short term success of dellverlng
employment land to the market in this Iocatlon T :

Luddenham Property Group’ acknowledge the dlff‘ cultles in deItvenng orderly and economlc
development of land where multiple land owners with their own competing priotities are -

~involved. While it is essential that all landowners are provided with an opportunity to have

input into the front end of land use planning in the precincts, that input needs to be supported
by a méchanisim to ensure that the road Infrastructuré can be delivered for the benefit of the
wider community,: There are lessons from the Growth Centfes ILPs where development has.
stalled because, while the layout support the economic growth, there are no specific
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mechanisms in place If individual land owners remain obstinate. It is therefore important that
DPE do commit to working with landowners in delivering the initial precincts as stated in the
LUIIP (page 25) and that this liaison is more than tokenistic and delivers actual outcomes.

Figure 4 Land Compromised by M12 Alignment

Slither of Lot 1 DP 228498 from the
adjoining parcel required to
accommodate the road. We would like to
see a mechanism in place that would
assist in secuting this and hence
providing access and including the
potential development for this entire part
of the Northern Gateway Precinct.

The balance of Lot 1 would remain
unaffected.

Other matters

The LUIIP refers to the importance of sequencing of land sue and infrastructure, however,
provide no real understanding of how this will be approach other than the simple identification
of the initial precincts.

The LUTIP Identifles land uses on the Structure Plan (page 19) however, fails to adequately
define what is meant by the land use terms used. For exampie, how would Aexible
Employmentbe defined? Is it retail, industrial, commerdial or a mixture of all three? Does it
preclude residential development? Similarly, Mixed Flexible Employment and Urban Land?

We would suggest that the next stage Structure Plans must include trunk infrastructure
corridors, arterial and major local roads. They should be developed having considered the
current opportunities that exist for development that can be Identified by more targeted
discussion with key stakeholders and landowners. The Structure Plan should include actions for
delivery and an innovative and practical approach to negotiating with land owners who are
custodians of land required for connectivity and other infrastructure. The plan needs to
recognise the challenges of fragmentation and provide solutions, procedures or guidelines that
foree reluctant land owners to relinguish portions of land required.
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DPE cannot rely on the market to Implement desktop urban design outcomes in Structure and
Precinct Plans.

The document references the “digital design process” as a tool for the development of the
detalled Structure Plan and Precinct Plan. Further, dlarification is required in terms of what this
means.

The Northern Gateway will support the Western Economic Corridar ad reference ismadetoa -
Central Employment Hub (page 24) in' a context that suggests that the location of this has
already been determined pro><|rnate to the Sydney SC|ence Park yet it doesn't appear in the '
Structure Plan.. : . : . :

Luddenham Property Group have been 1nvolved in the GSC Aerotropolls Forum over the past 18
months as a key landowner and we were therefore surprise at the lack of detail in the LUIIP | m
relation to the mechanisms for funding and delivery of infrastructure necessary to stimulate -
development. We consider this a mlssed opportunity to address a srgnlf‘ cant strateglc |ssue

Conclusmn _

The subject parcels represent a sugnlﬂcant proportlon of the Iand in the Northern Gateway
Precinct bourid by the M12, Elizabeth Drive and Luddenham Road. We suggest that this part of
the precinct is well located to deliver employment fands in the short term. The LUIIP puts
continued emphasis on the critical importance of working collaboratively across all levels of
government, industry to ensure the delivery of the vision for the Aerotropolis is delivered: -

The LUIIP purports to represent a hew approach in strategic and land use planning and while It
is a useful first step provides little in the way of strategic planning beyond identification of initial
precincts and reaffirming road infrastructure dommitments. In moving forward, additional -
innovation in process is needed to ensure that the plan can be implemented and doesn't Ve
inadvertently stifle those ready to realise the potential of the area. DPE have a role in énsuring
that any concept plans developed under the LUIIP can be readily 1mplemented and that L
mechanisms area in place to do th[s . o SR

Luddenham Property Group would like to work with DPE and Eoca! Council’s In developmg the
Precinct Plan particular as it relates to that part of the Norther Gateway south of the Mi2.
Further, any advocacy or assistance that DPE can provide in securing an access corridor .
alongside the M12 in further negotiation with RMS would be welcome. Thank you agaln for the '
opportunity to comment on this important strategic document, : -

Yours sincerely

Vas Andrews
Senior Project Manager
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