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EXECUTIVE SUMMARY

This study has been prepared by )Perrott Lyon Mathieson Pty Ltd in
association with Arup Transpoftation|Planning. The study closely followed
a comprehensive appraisal of the cqntre that was completed in 1989 by
Henshall Hansen Associates and builds upon much of the work previously
undertaken.

The town centre is the primany retdil and commercial centre serving the
catchment area and contains $ome R9,900 m? Gross Leasable retail floor
area. It serves a predominantly conyenience role which is complemented
by the presence of higher ordér sergices and retail outlets to meet needs
beyond a convenience role.

to the west, Deep Creek to thg easfand Diggers Rest to the south. The
remnants or secondary trade| area| comprises the Shires of Gisborne,
Newham, Woodend and Romsady.

The primary trade area extendito Riddells Creek to the north, Toolem Vale

Whilst the centre serves conyenience role for the surrounding
communities, it is unable to meet thg shopping needs of the residents for
comparison shopping and has gxperienced a considerable loss of potential
turnover through escape expenditurd estimated by HHA to be 65% (prior
to construction of Sunbury Square).

The centre accommodates a range pf uses, including commercial, retail,
community services, service apd light industrial, which collectively. make
the centre a true "town centre! in it§ provisions of a spectrum of services.
The retail focus or "core” of the centye fronts Evans and Brook Streets and
O'Shanassy Street between Station gnd Brook Streets.

The centre is traversed by| a rgilway line which has constrained
development to the east of the centrp. Land holdings abutting the railway
line to the west are owned by|Vic Rpil which is seeking to dispose of the
properties. With the exception of a §ommuter carpark, land owned by Vic
Rail is vacant.

Issues, opportunities and con$traintp relating to the future development
and performance of the to ceritre have been identified under the
categories of role, form and structe; land use; car parking,; pedestrian
environment; access and circulation;iand management of the town centre
{3.2-3.7).
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1

INTRODUCTION

1.1

Study Approach and Meth¢dology

This study has been|prepgred by Perrott Lyon Mathieson in

association with Arup [Trans
study to work undertpken
association with Green and

bortation Planning as a subsequent
by Henshall Hansen Associates in

This appointment follpwed

Dale, and Grogan Richards Pty Ltd.
resolution by the Shire of Bulla

Council that Arup Trahsporgtion Planning together with Perrott
Lyon Mathieson preppre a freport to supplement the "Sunbury
Town Centre Structure Plgn prepared by Henshall Hansen

Associates.

That report is a very ¢ mprilensive document which details the

Sunbury Town Centrels exi
land use and zonin

, tow|

ing conditions, in terms of current
nscape features and access and

parking; assesses its frade Iea and retail and commercial floor

space requirements; gnaly
surveys and discussions with
development options fpr the
plan for the Sunbury Town G

S extensive shopper and trader
Sunbury business people; explores
town centre and details a structure
entre. The structure plan identifies

the role of the centre apd geLeral objectives, identifies functional

precincts, and includes a de
access and parking strategy.

iled urban design strategy and an

Because of the comp henive nature of the Henshall Hansen

report and its detailed a
evaluation, this repott has
previously undertaken iwhich
for this study. |

The approach to thi
components:

alysis of issues and economic
built upon much of that work
has provided a sound foundation

udy has involved the following

PeRROTT LyoN MATHESON Py LTD
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2.3 Land Use

The centre accomnjodatep a range of uses, including

commercial, retail, gomm
industrial, which collecxively

ity services, service and light
tombine to make the centre a true

“own centre" in its prpvisior) of a spectrum of services for the

community served.

The retail focus or "care” of
Streets and O’Shan
Streets.

the centre fronts Evans and Brook

sy Sreet between Station and Brook

A secondary retail areg is Iorted in Macedon Street adjacent to

the Municipal Offices|com
shops.

Commercial activitie
occupying space at bgth str

ising a small group of mixed use

are| spread throughout the centre

et level and first floor.

Real Estate agents arjd barks are well represented in the town
centre, together with profesgional services of accountancy, law,
planning and surveying, v terinarian, insurance and financial
advisers. The centre i well serviced in terms of medical facilities

with physiotherapy, glentis

medical centres.

, pathology, optometry and two

Similarly the centre fdatureq several personal services including

hairdressers, drycleanhers,

beauty therapy.

The town centre embfaces

ravel agency, film processing and

beripheral sales and service industry

in Station, Evans and Horne| Streets.

" The centre is traversed by
development to the|east
abutting the railway lne to
and are vacant saver for a

railway line which has constrained
f the centre. The land holdings
e west have been held by Vic Rail
commuter carpark adjacent to the

railway station which, it ig understood, will ultimately have a

PerrOTT LYon MATHIESON PTY LTD
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capacity for over 500 vehicles. Similarly, land in Evans Street,
south of Station Street is vacant with the exception of a
Department of Conservation and Environment office.

The centre is surrounded on three sides by residential
development of varying grades which contains a significant
proportion of new, good quality unit and townhouse dwelling
stock.

The zoning pattern for the town centre comprises a range of
different zones and reservations. The retail core of the centre is
principally within a Restricted Business Zone with much of the
land south of Station Street zoned Restricted Light Industrial.

Land in Horne Street abutting the railway line between Station
and Macedon Streets is zoned for railway purposes and Sunbury
Town Centre Fringe. The remaining areas are zoned Residential
"C" with the exception of Local Government reserves, SEC and
Commonwealth (Post Office) reserves within the core, and
special use zones covering the Sunbury primary school and the
adjoining open space reserve.

Car Parking

Car parking within the town centre is provided through onstreet
(angle) parking spaces and formal and informal offstreet car
parks directly associated with retail development or through
Council acquisition.

In total, the number of carparking spaces provided is 1400, not
including the limited number of spaces provided at the rear of
tenancies accessed by the through biock links which run parallel
with Evans and O’Shanassy Streets.

The railway owned land abutting the railway station and
accessed by Brook Street has been used for informal parking,
either long term trader or commuter use. Similarly, owned land
on the southwest corner of Station and Evans Streets serves for
informal long term parking.

PerROTT Lyon MatHieson Py Lo . ArUP TRANSPORTATION PLANNING
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2.5

The block bound by
Streets contains four

Fvans| Brook, O’Shanassy and Macedon
lareas| which are unsealed and used for

informal parking. Thfe sitgs are in private ownership and hold

latent development p
some 75 car spaces.

In the formal carparks

tentig. Together they have capacity for

and kprbside parking, parking is regulated

for one and two hoyr durgtion whilst some peripheral areas

remain unrestricted.

As is typical with strip

centrgs, kerbside parking is generally the

most sought after
occupancy rates

pnd ring peak periods, enjoys high
a dqonsequence, traffic congestion is

created by vehicles hanoepivring into carparks and motorists

waiting for spaces to

Pedestrian Environmgent

cate.

Extensive streetscaping works undertaken by Council, together

with the presence of 1

hature{ exotic tree species, serve to create

an attractive pedestri
design treatment se
centre.

The extengion

environment. The extent of paving and
s to [define and identify the core of the
f paving across the streets at

intersections and defjned grossing points, whilst intended, to

clarify pedestrian ar
intersections over wh
motorists.

sheltered from preva

s tepds to create some confusion at
ether |priority rests with pedestrians or

inds for refuge during inclement

Weather protection is lreaso\xable although there are few areas
I

weather.

The physical form of
along Evans Street,

distance although the
O'Shansassy is a ¢
extent of the centre

assessment of expans
be promoted.

ing

the centre, extending some 500 metres
is sliIhtly beyond comfortable walking
'depthy’' of the centre, between Evans and
venignt 250-300 metres. The existing
il be] an important consideration in the
on opfions if pedestrian convenience is to

Perrorr Lyon MaTiiEsON PTY LD

ARUP TRANSPORTATION PLANNING




Sunaury Town CENTRE STuny PaGe 19

in a single ownership free standing commercial centre where the
operation, maintenance, performance, retail mix and promotion
of the centre become a relatively simple task.

The Sunbury Town Centre however, has benefited from sound
forward and statutory planning in which the Council, and earlier
the Melton Sunbury L.C.C., set a solid foundation for orderly
growth and physical improvement in the centre. The business
community has benefited from this activity despite any formal
linkage with Council in respect to management.

It is an irony that in centres such as Sunbury, energy and action
instigated by Councils which are aimed at improvements to the
physical, social and economic environment of the centre, are
frequently viewed by the business community with suspicion or
disapproval. ) .

Well intentioned codes on advertising, or urban design for
example, frequently have the business community as their
greatest opponents despite the fact that those codes seek to
create a more attractive environment for the very people on
whom the business communities rely.

Those centres most viable and vibrant, are those that achieve
improvement through Council and business community co-
operation. The absence of formal mechanisms for such co-
operation in Sunbury has not prevented progress, but it has not
encouraged or inspired it.

It is interesting to note that a recommendation of the Town
Centre and Implementation Study recommended the setting up
-of a Town Centre Development Committee comprising officers of
Council, and the Melton Sunbury 1.C.C., members of the
Chamber of commerce and community groups with an interest in
the management centre.

Clearly no such group exists and management in the town centre
has been primarily the responsibility of Council.

PERROTT LYON MATHIESON PTY LTD ARUP TRANSPORTATION PLANNING
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3  ISSUES, OPPORTUNITIES AND CONSTRAINTS

3.1 Introduction

This section details edrlier findings of the study identifying key
issues facing the towh cenre presented in the first progress

report made to Coun ‘I. These issues are identified in terms of
role form and structpre; land use; car parking; pedestrian

environment; access pnd cfculation; and management of the
town centre.

These issues togethgr wit] the consultants’ analysis of the
centre, form the basis :- opgportunities and constraints relating to
the future developmept and performance of the town centre.
These opportunities apd corpstraints suggest those areas which
should be addressed p steey the future success of the centre or

built upon and strengtijened,

The consultation procgss prpvided much of the input into these

centre. The consyttants| undertook a S.W.O.T. Analysis
ses, [Opportuniies and Threats) with
Councillors, addressefl the [Sunbury Rotary Club, the Sunbury
ﬁucted discussion groups with the
Sunbury Mothers Cluyb and Playgroups and members of the
Senior Citizens Club. | Further discussions were held with local
developers and relevapt State Government Departments.

Findings presented |
reviewed. |

3.2 Role, Form and Struc

3.2.1 Issues

implicationg of Cpuncil’s desire to have of the town
centre desifjnated as a District Centre;

PernoTT Lyon MaTHESON PTY LTD ArUP TRANSPORTATION PLANNING
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upgrade of the performance of the centre to reduce
the amount of escape expenditure;

should the convenience role. of the centre be
changed?

competition with other centres;
issue of use of railway owned land and its disposal;

approximately 24,000 sq m additional retail and
commercial floorspace is required for the town centre
by the year 2000 (estimate) - where should this be
located ie. should this be located within the town
centre or developed as a free standing drive in
centre?

what is the maximum capacity of the town centre
before the centre becomes too large for pedestrian
convenience;

can the town centre reasonably compete with other
regional centres to upgrade role;

could the centre co-exist and maintain trade if an
additional centre is established?

how can the centre increase its market penetration?

should the centre consolidate within the areas zoned
for commercial uses or should these areas be
expanded?

more industrial land should be provided to provide
more jobs locally for residents and thereby assist
reduce escape expenditure lost to other areas tied to
the work trip;

how can the travel barrier effect of the railway line be
overcome for pedestrians and motorists?

PerrOTT LYON MATHIESON Pty LD ARUP TRANSPORTATION PLANNING
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3.2.2 Retail Trends

could charI‘ter %nd quality of the town centre be
retained in gxpansjon?

there are t maIy specialty stores and insufficient
chain stored repregented in Sunbury;

should the q'entre ¢ontinue with four supermarkets?

what implicptions| do future retail trends have for
Sunbury Town Ceptre?

length of gentre|is at a maximum in terms of
pedestrian qonveryence.

in $ocial values, demographic trends
and community| expectations, therefore retail
industry/segtor anst continually change and innovate

shopping trips from purely
ocery and comparison to
"dhore shopping”, comparison,
I, services trip (bank etc.);

convenience in retailing and push
opping hours;

PERROTT Lyon Matieson Pry Lto 1 ARuP TRANSPORTATION PLANNING
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3.23

increase in number of convenience stores and

retailing of home orientated goods from industrial
areas

- spread of take-away food outiets

- family restaurants

. - growth of wholesale/bulk supermarkets

Opportunities

disposal of raiway land and other vacant and
underutilised land within and in close proximity to the
town centre?

multiple land holdings (parcels) in single ownership;
focus on village green may be strengthened;

population growth in the catchment area to support
increased floor space and improved facilities;

the centre is reasonably compact and is well defined,

the centre serves as a true town centre containing an
amalgam of different land uses and services (retail,
commercial, community and civic).

potential for more 2 level construction to enclose
space;

provision of a principle focus for the town centre.

3.2.4° Constraints

. railway line

established residential development in proximity to
town centre - treatment of interface;

competition with large regionals which are accessible
as an alternative to Sunbury;

PeErRROTT LYON MATHIESON Pty LTD ARUP TRANSPORTATION PLANNING
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lack of coptinuit‘

Station St
core;

capacity gf towr

centre;

y of landuse and built form;

reet anjd Macedon Road define edge of retail

centre to accommodate floor space -

long term) neeq for expansion or additional retail

high emp

3.3 Land Use

3.3.1

outside of Sunbury contributes to

yment
high escape ex;Lnditure;

impact of glectrification of railway.

uses such

uses occupying prime -commercial
town centre which are more
ted in fringe sites;

how can frinchuses be accommodated without

ure expansion of the town centre?

the nterface between different land uses

dicalifacilities;

many premises in the core are occupied by non-retail
as regl estate agents, banks and building
societies. Are ndn-retail uses within the core a threat
to the success of

the centre?

PeRROTT LYoN MaTHiIESON PTY LD
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How can the visual impact of car parking areas be
overcome or the impact of disruption to the
streetscape be lessened?

practical constraints on location of off street
carparking.

3.4.2 Opportunities
all existing carparking areas are easily accessed;

there are large areas of land in close proximity to the
centre which are well located for use as carparking;

the centre currently features several pockets of
carparking (both formal and informal).
3.4.3 Constraints

the demand for on street parking leads to congestion
and delays as motorists wait for on street spaces to
be vacated;

large areas leased by Council for car parking may be
disposed of by the State Government; .

the rear yards of tenancies fronting onto the shopping
streets are wused for informal car parking.
Displacement of this space for development purposes
will necessitate provision of car parking for traders.

3.5 __ Pedestrian Environment

3.5.1 Issues

paving is slippery in wet weather especially with falien
leaves;

PerAOTT LYoN MaTHigson Py LD _ AruP TRANSPORTATION PLANNING
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. the centr¢ is

pedestrian jaccesg across the railway line is very
difficutt particularly for people with mobility problems;

weather prptectiqn should be improved including
protection fifom prevailing winds;

r pedestrians at crossing points over

ain stfeet centres suffer from their inability
protection and climate control.

traditional
to offer
Would it

s and increase their length of stay

pedestrian netwotk established through arcades and
k wakways;

creation of p pedgstrian focus/meeting place;

pedestrian envirrnment is very attractive through
streetscapg wotks and landscaping and wide
footpaths;

considered to have a friendly
atmospherg complemented by personal service;

more pedestrian ¢rossings are needed,;

more seatg in the| village green and creation of activity
focus;

PerRROTT Lyon MatHieson Pty Lo
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shopping space could be further enclosed by two
level building;

upgrade of pedestrian areas. —

3.5.3 Constraints
railway line limits access - no further level crossings;
retaining convenience for pedestrians;
exposure to harsh climatic conditions;

confusion over priority of pedestrians or motorists at
crossing points;

lack of weather protection;

there is a lack of suitable facilities for public toilets and
mother's rooms typically associated with the newer
freestanding facilities;

pedestrian bridge over the railway line is difficult to
negotiate; :

disabled access is not catered for in the centre.

3.6 Access and Circulation

3.6.1 Issues
widening of historic bridge at Macedon Street;
access across railway line;

is traffic in the main streets an essential component ie.
could a pedestrian mall be created?

loading bays punctuate the main street frontages;

PerrOTT LYoN MATHIESON Pty LD ARUP TRANSPORTATION PLANNING
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is the transport irierchange and bus station located in

the most approp

ate location?

should buges bg removed from the main shopping

streets?

relocation ¢f bus/

train interchange;

the pedesfian nge over the railway line is very

difficult to jnego
access formed by

access for pisabled;

pedestrian | and
unclear;

should loaging be

is one way| traffic

jate and reinforces the barrier to
the railway line;

motorist priority at intersections is

permitted from main streets?

circulation an appropriate solution

for the effegtive functioning of the town centre?

traffic volumes tI:ugh and around the town centre

will grow ag the t

should on |street
core?

n develops;

parking be restricted in the retail

should a ring roadl be formally established around the

retail core?

3.6.2 Opportunitie#

established}system of pedestrian links,

central locaion ofibus interchange;

clarification| of
intersection;

roads are ir) good

pedestrian/motorist  priorities  at

repair;

PERROTT LYOoN MaTHIESON PTY LTD
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3.7

capacity of network is adequate to allow various traffic
management measures to be implemented.

3.6.3 Constraints

travel barrier created by railway line and difficulty in
crossing/historic bridge;

intrusion of buses into main shopping streets;
requirements for loading;

role of streets for parking through traffic, circulating
traffic;

historic significance of pedestrian bridge over railway
line; ‘
restriction on provision of at grade pedestrian

crossing over railway lines;

difficulty in securing a second level crossing over
railway line.

Management of the Town Centre .

3.71

Issues

lack of coordinated management programme
including promotion, entertainment etc. of town centre
as occurs in freestanding centres;

number of "players” in management of town centre,
both internal and external influences at government
level, AAT decisions;

in comparison with other centres, the development of
town centre has always been within the context of a
comprehensive planning framework;

PerRAOTT LyoN MatHiESON Pry LTD
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DGW/JN:LG:18/11/91:3338R038.D0C

negative reTonse
planning polcies;

of traders group to some Council

large proporion or town centre land is owned by the

State Goverhment

whose objectives in respect of the

disposal of that llr:d are not necessarily consistent

with Councilg obje

ives for the town centre;

uncertainty surrctnding the disposal of State

Governmentjowne

uncertainty gurrou
Racecourse | Roa
investors’ leyel of

land;

ding future use of Gap Road and
sites in terms of influence on
nfidence in the town centre;

who should| pay for improvement works and how
should they be finahced?
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(d) Circulation within the Town Centre

Circulgtion i similar to Option 1 with all on-street
parking, exgept in the mall areas, remaining.
Howeyer, traffic management measures will need
to be|implemented along O'Shanassy Street to
discoyrage through traffic from that street.

(e) Bus Servic

bus tegrminug to be relocated to the west of the
line. | in this case, bus routes will require
amendment | so that they service both Horne
Street|(and the railway station) and the existing
town pentre| Alternatively, the mall could be
designed to|accommodate bus services so that

(f) Pedegtrian Movements

Removyal of fhrough traffic and implementation of
pede: rianisIt\ion will facilitate pedestrian
moverment through the retail core.  Traffic
management measures along O'Shanassy Street
would improye the pedestrian environment there.
Howe ;er, the isolation of the retail development
west of the railway line will remain to some degree
even vwith the¢ possible installation of an at-grade
pede rian c ssing.

PERROTT LYON MATHESON PTY LTD ARUP TRANSPORTATION PLANNING
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6.3.3 Option3

(@

Land Use Pattern

Tﬁis i

a farly ambitious option which extends
opment over the railway line, extending
the Synbury{Square development and carparking.

This dption felies on redevelopment and infill in

Office “is proposed for the “railway land" adjoining
mmuter carpark and bounded by Station

The existind mixed use/light industrial area is
retaingd with fringe designated on the block
bounded by Evans, O’'Shanassy and Station
Streetp and pn the vacant land opposite abutting
the rajway lipe.

Furthar fringe uses are provided for on the
western side of the railway line, fronting Station
and

the convenience retail component
y Street.

PERROTT Lyon MATHIESON PTY LTD
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(b)

(c)

Through Traffic

The ring road in this scheme consists of Macedon
Street, O'Shanassy Street, Station Street and
Horne Street. Movement through the town centre
is stil possible along Evans Street. Traffic
management measures would be required in
Evans Street to discourage through traffic and
improve the pedestrian environment.

On establishment of the Evans Street regional
connection to Diggers Rest, the Evans
Street/Station Street intersection would require
upgrading to cater for the potentially substantial
traffic volumes at that point. In this option,
however, this intersection should also serve to
discourage traffic from using Evans Street as a
through route. This may be difficult to achieve.

Works would be required at the O'Shanassy
Street/Macedon Street intersection to ensure the
adequate operations of the ring road. A
roundabout may be an appropriate treatment.
The Evans Street/Macedon Street intersection
may need downgrading to reinforce ‘the
nominated ring road.

The Macedon Street bridge over the railway line
currently provides a constraint and will need to be
duplicated in the near future.

Car Parking

In this option, the major carparks, rather than
being located on the town centre fringe, are
distributed within the town centre. The land used
includes the railway reserve behind Evans Street
just east of the railway line, the block abutting

PeERROTT Lyon Mamieson Pry Lo
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(d)

(e)

Horng and

Macedon Streets and a tract of land

soutl of Macedon Street between Evans and

O'Shanassy

Streets.

Adoption of this approach to the provision of

parkifg for

the town centre would result in higher

traffic volules in the retail core than if a fringe

parkiTg ap

oach were adopted.

Circu.ﬂatiomwithin the Town Centre

parking in Evans, Brook and

Nevetthele

Streets would remain. Movement

en Evans Street and O’Shanassy

. Corpmercial premises will continue to be
d vialexisting rights of way.

, the opportunity for a pedestrian
intersection of Brook and Evans

remains.

for alterations to bus services is

the retention of the present terminal
mited road closure. However,

intersection.| Retail development of Horne Street
will nped t¢ be serviced via an extension or
rerousing of gervices.

PERAROTT LYon MatHieson PTY LTD
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"

Pedestrian Movement

Improvements to the pedestrian environment in
the retail core depend on the removal of through
traffic from Evans Street. Development over the
raiway line will assist pedestrian movement
between carparks west of the railway line and the
Evans Street retail core.

Pedestrian access across Station Street and
O'Shanassy Street is difficult since these streets
will form part of the town centre ring road. The
lower intensity use of the land outside the ring
road (eg. peripheral sales) will see a lower level of
pedestrian movement across Station Street and
O'Shanassy Street than eisewhere in the town
centre.
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6.3.4 Option4

(a)

(b)

Land|Use

This pptionj is based on the provision of retail
develppme which  recognises  shopper
prefedencesy of driving between different
destinationg of the shopping trip. At the same
time, | the jarrangement of buit form would
encoyrage | pedestrian movement between
differInt corpponents.

Retaill is ejtended over Station Street fronting
Evang and|over the railway line opposite the
Sunbyiry Square development. Retail is also
extentled in|Evans Street north of Brook Street to
consglidatejthe retail focus on Evans Street

This gption jis distinguished by the provision of a
mediym depsity residential in O'Shanassy Street
lexisting stock), Barkly Street behind
velopment and the block bounded by

affic

ksted ring road is Macedon Street,
Street, Station Street and Horne
fic management measures many need
plemented along Evans Street to
use by through traffic as discussed

PERROTT LYON MaTHiESON PTY LTD
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(c)

(d)

On establishment of the Evans Street regional
connection to Diggers Rest, the Evans
Street/Station Street intersection would require
upgrading to cater for the potentially substantial
traffic volumes at that point.

Works would be required at the O’Shanassy
Street/Macedon Street intersection to ensure the
adequate operations of the ring road. A
roundabout may be an appropriate treatment.

The Macedon Street bridge over the railway line
currently provides a constraint and will need to be
duplicated in the near future.

Car Parking

The inclusion of residential land on the west side
of O’Shanassy Street within the ring road
presents the risk of conflicting parking needs
between residents and shoppers. This confiict
needs to be addressed to prevent any problems
arising. As discussed under Option 3, traffic
volumes in the town centre would be higher in this
option than in Options 1 and 2.

Circulation within the Town Centre

This option involves no closures in the road
network of the town centre (other than conversion
of part of Brook Street to a mall) and therefore
circulation remains largely as it is currently.

The operations of the ring road may create
increased difficulty in crossing Brook Street at
O'Shanassy Street because of the increased
volumes along that street.

PerROTT Lyon MatHieson Pry LD

ARUP TRANSPORTATION PLANNING

G SN B @ N N0 G G IS NS AN B B G BN A BN O o B o




Sunaury Town Centre STupy Pace 63

(e) Bus $ervice

Reteation pf the bus terminal in its present
IocatIJn mgintains public transport access to the
town[centre

rvice| the proposed retail area in Horne
Street and the railway station on the west of the
railwgy, comsideration will need to be given to
rerouging thp bus service along Horne Street.

) Pede) trianjMovement

iability of any retail development south of

convgnient |at-grade crossing for pedestrians .
This may bg achieved either at the boom gates at
the raiway grossing or at the Evans Street/Station
intersection.

PERAOTT Lyon MamHieson Pry Lo ARUP TRANSPORTATION PLANNING
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6.3.5 Option5

(a

LandH Use

ption provides for the consolidation of retail
develppment and its focus on Evans Street.
ive rptall expansion is provided by the
extengion of retail across Evans Street north of
Brool Stre¢t. This would be achieved by the

square adjojning the post office.

Carpgrking s provided at the edge of the retail
}with pccess by a ring road to direct

are| provided for on the railway land
bounged by Macedon and Home Streets, with
fringe| uses [to be situated to the south of the
commuter carpark, on both sides of Station Street
Evang Street, adjoining the railway line and
Strget, and on the block opposite

opponunity (to further enhance the pedestrian
men{ between Station and Brook Streets.

PerrOTT LYON MATHIESON PTY LTD
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(b)

(c)

Through Traffic

This scheme involves establishment of a ring road
around the town centre, consisting of Macedon
Street, Horne Street, Station Street and Barkly
Street. Movement of through traffic within the
town centre is limited by the closure of Evans
Street north of Brook Street and the closure of
Brook Street east of O'Shanassy Street.

On establishment of the Evans Street regional
connection to Diggers Rest, the Evans
Street/Station Street intersection would require
upgrading to cater for the potentially substantial
traffic volumes at that point.

Works would be required at the Barkly
Street/Macedon Street intersection to ensure the
adequate operations of the ring road. A
roundabout may be an appropriate treatment.

The Macedon Street bridge over the railway line
currently provides a constraint and will need to be
duplicated in the near future.

Car Parking

Major parking areas are established or
maintained on the fringe of the town centre in
Barkly Street south of Brook Street, adjacent to
and to the east of the railway line, west of the
railway line near Sunbury Station and at the
northern end of Evans Street. The closure of the
northern end of Evans Street allows development
of a major parking area, possibly including some
decked parking.

PerROTT Lyon MATHIESON PTY LTD
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(d)

(e)

)

On sfreet garking would be largely retained, in
accoxdanceg with the current nature and use of the
town pentr

Circylationjwithin the Town Centre

Notwihstanging the effective exclusion of through
traffici from fthe town centre, circulation of traffic
around the town centre would not be adversely
affected. On street parking would remain in
Evang, O'$hanassy and Brook Streets and
serviging ofl commercial premises would not be
compromisgd. Consideration would need to be
given|to servicing requirements of the retail focus
in Evans Street north of Brook Street.

Potential exists to link the current
, by way of the railway reserve, to the
rance of the expanded centre
ans Street. This would presérve

ntri

flexibility of|access to the town centre for the

As the corejretail area is contained within the ring
road pnd ag through traffic is excluded from the
re, pverall pedestrian amenity is high in
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6.3.6 Option6

(@

(b)

~ This pption

Land Use Rattern

it

is virtually a mirror image of Option 5
brovides for the extension of retail

t across Evans Street south of Station
is would necessitate the closure of

Evans Streets presently intersect.

Retai devlopment would be extended across

Throlugh T

et north of Brook Street with
adjoining, displacing some existing
retaining some residential fronting
 Street.

at either end.

This atter] would be a linear themé flanked by

Fringk usej are located in Horne Street together

e park towards Macedon Street.

raffic

The iclosue of Station Street between Evans

Stredt and

the railway line and of Evans Street

betwgen

tion Street and Harker Street has

significant implications for through traffic patterns

in angd aro

d the town centre.
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(¢

The establishment of a ring road consisting of
Macedon Street, Barkly Street, Harker Street and
Horne Street removes the current clear
opportunity for strong east-west movement along
Gap Road/Station Street and the future
opportunity for north-south through movement on
Evans Street and its extension to Diggers Rest. In
this context, east-west traffic on Gap Road would
tend to use Horne Street rather than Barkly Street
to reach Macedon Street. Through traffic from
Diggers Rest on Evans Street would naturally use
Horne Street or Barkly Street to travel around the
town centre. In summary, this scheme naturally
supports the desire to establish a ring road
around the town centre.

Car Parking

This option emphasises the linear retail core
along Evans Street. The option provides for a
continuous strip of car parking to be established
around the retail core between Brook Street and
Harker Street and along the north side of Harker
Street. Whilst the linear nature of this car parking
may introduce some inefficiencies in search
patterns, it does provide a high level of
accessibility to the retail core. Opportunities also
exist to establish carpark circulation off the main
retail street.

Additional fringe parking is provided on Barkly
Street and to the west of the railway line. The
latter serves the proposed fringe uses and retail
areas on Horne Street as well as commuters
using the rail service.

PerROTT Lyon MaTHIESON Py LTD
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(d)

|

(e)

®

dtreet jparking would largely be retained.
Designation of this parking as being for short stay

ould| reinforce the current local retail
*Le retail core.

lationjwithin the Town Centre

Access by foadway is maintained to all parts of
ceptre. The effective removal of through
traffici from |Evans Strest will improve the street
envirgnmeny for those using the town centre.
Access to [the town centre from the west is
compromised to some extent by the removal of
ation Ptreet link but not to any great extent,
espegially 1 carpark access is provided from
Harkgr Stregt

g rerodting of bus services will be required
ise of the closure of Station Street and
becayse of jthe relocation of the bus terminus to
est off the railway line. It should be noted
he opfjon could work with the bus termifnus
retained in ifs current location.

astrianjMovement

josurg of Station Street has two maijor
impligations| for pedestrian movement: by

town| cenfre environment; because of its
incregsed length the current tendency for town
tuse to drive rather than walk from one

PERAOTT LyoN MATHMIESON PTY LTD
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(9)

(h)

section to another will be supported. To support
the former and discourage the latter, actions
could be taken to encourage pedestrian use of
the public space around the Evans Street spine.

Service Vehicles

Service vehicle access to the town centre is not
compromised significantly by this option; indeed,
the removal of through traffic from the retail core
will facilitate service vehicle access to the core.

Roadworks

The major works required for this option are the
closure of sections of Station Street and Evans
Street and establishment of a new east-west link
between Evans and Horne Streets on the Harker
Street alignment. As part of these works,
treatment of the Horne Street/Miller Street
intersection will be required to protect the
residential area to the west. Closure of Miller
Street at Horne Street may be appropriate.

Intersection works will be required at the Evans
Street/Harker Street intersection on completion of
the Diggers Rest connection to facilitate traffic
movement. Works required to cater for this
option differ from corresponding works under
other options because of the absence of a direct
link to the town centre at this point. This should
simplify the design task.

Works will be required at the Barkly
Street/Macedon Street intersection to facilitate
the use of the ring road. As with other options, a
roundabout may be an appropriate treatment.

PeERROTT LYon MaTHIESON PTY LD
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h all pptions, the current Macedon Street

to cafer for[the increased traffic volumes. Traffic
management treatments may also be required on

O’Shanassy Street to protect it from through
trafficjintrusion.

This gption provides an opportunity to undertaken
remedlial wgrks at the Gap Road/Horne Street
interspction which currently suffers some safety
problems.

PERROTT Lyon MaTtHiESON Py LD

ARUP TRANSPORTATION PLANNING




— > . 9 ON NOLLJO
sy AGNLS FHINIO NMOL AHNENNS

STHGE N0 XDVINIONN AGILS ¥ W

. @w@fhﬁ L LI

o777 \.\\.@ (77 77]@;
BDVQ - u:q.!u

7.

=i A

e m i \
% BV et o m 1 [
2 _.szs.;s - A 0 \

. uvauvd
Bi- 8 g = gl
ETTETY] i 8 e £
- m—o el R—r are—_e i S 24
@ WYVd 4¥D B . @ )
m : "WHVdUYD . : f
B e 7
NUvd WY UYLIW WO 2 2 4 TRLENaN
m @ %
#
gssgﬁuﬁuﬁugﬁulnﬂaggsggfgs NU SmnN
11 L LR L " -

BRI iliE=mE] :




Sunsury Toww CenTRE STuny Pace 72

6.3.7 Option7

(a) Landse Ppttern

pption| would provide for only incremental
r compmercial development to occur within

by some as a potential contender to
accommodgte the future floor  space

major retail facility is matched by its
residential development of mixed
rther, its suitability to accommodate

velopment has been identified.

ecessity of the new and proximate
tition| the existing town centre would still
-need ja corjsiderable injection of investment in
order for it tg retain its role and market share.

(b)  Traffi

If tacilkies at Gap Road and Sunbury Town Centre

. It ip unlikely significant pedestrian traffic
occur between the two or that a high level
shutfle bus could be sustained, at least in

PeRROTT LYON MATHIESON Pty LD ARUP TRANSPORTATION PLANNING




Sunsury Town Centre STunyY

Page 73

(c)

DGW /JN:LG:18/11/81:3338R03D.00C

the short term. The decision to develop the Gap
Road site would therefore force continued
dependence on the car for much of Sunbury’s
retail and business facilities.” |

Public Transport

Regardiess of whether facilities at the two centres
are complementary or competitive, bus termini
would be required at both. This represents an
inefficiency in infrastructure provision.

The Gap Road site does have advantages over
the town centre in its current configuration by
virtue of its being bounded by arterial roads. The
opportunity therefore exists to develop a
pedestrian oriented centre.  However, such
objectives may be met by various of the Sunbury
Town Centre options.
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7 EVALUATION

7.1 introduction

This phase of “,
performance of the geven

studly is concerned with the relative

options, towards achieving the stated

This evaluation congiders
impacts, physical
circulation.

7.2 Evaluation of Each Dptior

7.2.1 Physical an ‘

the Sunbury Town Centre, their

ther they contain cormponents which

o identify the most appropriate
atly exist in one of the six options, to
d form and structure plan.

the options in terms of their social

pnd  pedestrian  environment, traffic  and

Pedeastrian Environment

One of the oyerall goals for the town centre is “to ensure

\
decision maing in
adopted strajegy ir

efficient, saf ’ and

the town centre gives effect to the
a manner that creates an attractive,
friendly environment for shoppers,

workers and pisitor$."
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Further, the specific objectives adopted are directed
towards creating a physical form that encourages
pedestrian movement throughout and into the centre,
provides weather protection and sheltered areas,
maximises pedestrian convenience and minimises
conflicts between pedestrians and vehicles.

The options have been prepared with these principles in
mind although the options explore these to different
degrees.

Underlying all options is the recognition that the mid
block linkages for pedestrians should be retained and
enhanced through improved design treatment and
orientation of tenancies to these and the street fronts.

Options 1 and 2 incorporate full pedestrianisation of

Evans Street between Station and Brook Streets, and -

Brook Street between Evans Street and the station. This
would provide an enormous opportunity to upgrade the
pedestrian amenity in the retail core.

Option 3 incorporates a town square adjacent to the
‘post office corner’ and adjoining the railway station.
Sunbury is lacking a pedestrian focal point and such a
square would provide exciting opportunities in creating a
vibrant pedestrian space. This space would have some
relief from prevailing winds, enjoy solar orientation, and
provide a visual link to an extension of the Sunbury
Village Green.

The railway line provides a major impediment to retail
growth extending west of the existing core. Whilst the
unencumbered land is a major asset of the centre,
providing pedestrian access across the rail line to link
the two sides is difficult. The existing pedestrian bridge
at the railway station is quite inadequate.

PeRAOTT Lyon MA™IESON PTY LD Arur TRANSPORTATION PLANNING
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7.2.2

Options 1, 4, 3 arld 4 all incorporate retail over the rail
line utilising jan atrErade link in 1 and 2 while option 3
relies upon ponstruction of retail space across the rail
line in a majpr development utilising air space rights and
linking into Sunbury Square. Option 4 provides no such
link. None ¢f thege provide optimum solutions and the
cost of building over a rail line as proposed in Option 3
naltigs and acoustic requirernents) would
ted ir) Sunbury.

development which) extends along Evans Street and over
cedon Street. This option is oriented
to shoppers choosing to drive between different parts of
the centre. | Pedeptrian access is encouraged by the
arrangement of bujit form, however the arrangement of
carparking providgs easy access to each component
including thejfreestanding development in Horne Street.

That option glso refes on pedestrian access over Station
Street to link new| retail development south of Station
Street to an|exte

both to unifyjthe b
to provide s&fe pedestrian access. Station Street links to
Gap Road and prgvides a key entrance to the centre.
Whilst this emtrance could be highlighted and reinforced
through degign tfeatment, the traffic volumes and
proximity to 3 level prossing are of concern.

|

Social Impligations

By virtue of khe hiptorical development of the Sunbury
Town Centrg, ang as is the pattern in many other
commercial | centrps, the centre contains and is
surrounded by resjdential development of varying ages
and standargls. shopping centres progress and
expand ovar timp, invariably there arise conflicts
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between the standard of residential amenity and the
impact of vehicular movements, parking and intrusions
associated with retail development. Adjoining housing
stock, whilst perceived to provide a constraint to
expansion of a centre, is very often- suitable for
redevelopment.

History shows that people have often benefited
considerably in financial terms by realising the increased
value attached to their land for its development potential.
At the same time the prospect of being displaced from a
familiar location, neighbours, social network and home,
may present an unacceptable scenario to some.

Any planning decision involving planning for a wider
community must attempt to address these competing
and often conflicting demands and objectives. What
should be kept foremost in mind is that planning on a
municipal basis is for the beneft of the whole
community.

In assessing social impact of any proposal, the use of a
balance sheet of sorts to identify net community
benefit is a cornerstone.

The constrained nature of the town centre limits retail
expansion if the community accepts the sound planning
rationale of aiming to consolidate retail activity within a
core area that is most importantly convenient for the
pedestrian or shopper.

All proposals being considered would, if realised, involve
some form of social impact.

Common to all would be the potential disruption during
construction periods and the impact experienced by all
traders during such periods if during the interim
shoppers choose to take their custom elsewhere.

PerRROTT Lyon MatHiESON PTY LTD
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Similarly the [other Jocations of retailing may impact on
existing pattgrns offshopping and access. The physical
arrangement| of thg¢ centre will have social impacts in
terms of the convenience and comfort of shoppers and
pedestrians within the centre.

The existing| invegtment in the centre, its business
network and|the gpodwill of businesses as they have
been built upjover §me should also be recognised as an
asset of the gentre fo be protected and built upon.

antifiaple measure of social impact is the
displacement; of Housing stock and it is the most
ect offproposals to be managed.

housing stoc
development

and|option 7 which directs most of the
way yom the centre.

Option 1 displaces| the greatest number of dweliings,
some 29 units (inclpding eight for elderly persons) and
14 detached dwellings. Similarly options 2, 3, 5 and 6
displace between 17 and 29 units and 7 to 14 detached
dwellings.

The expansion of dgvelopment in Evans Street opposite
Sunbury Squgre may further involve displacement of a
citizens advicg centge (which would be more appropriate
t facfity) and the elderly citizens centre
ight bg possible to incorporate this in new

iretail gevelopment across the railway line,
5 1, & 3 and 4 will provide improved
accessibility fo shppping for some sections of the
d at the same time will increase shoppers

| §
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dependence on vehicles for access to different
components. Those without private transport may be
disadvantaged and careful attention would need to be
applied to facilitating a pedestrian link at grade in options
1 and 2. This is not possible in option 4 which relies on
vehicular access while option 3, which builds over the rail
line, attempts to overcome this.

Option 4 also presents an elongated centre which, whilst
encouraging pedestrian movement between
components, would promote vehicular movement as the
length of the centre may be difficult for the elderly or
those with mobility constraints to negotiate.

Existing residential areas of good dwelling stock have
been retained, however the alternate routes for the
proposed ring road may conflict with existing residential
amenity. These areas, due to their location have been
subject to some impacts of traffic filtering through whilst
enjoying the advantages of residing close to the town
centre.

Options 1, 3 and 4 avoid residential areas by location of
the proposed ring road to direct traffic around the centre
and shoppers to carparking. Options 2 and 5 direct
traffic through Barkly Street to Station Street utilising the
current ring road designation.

Option 6 however includes Harker Street as a ring road
which would impact on residents between Barkly and
Evans Streets not previously exposed to the circulating
traffic.

Whilst this designation may impact on levels of amenity,
option 6 facilitates a superior and safer shopping
environment in the town centre core to the benefit of the
net community.
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All options icludejthe designation of allotments in Horne
Street for fixed |use purposes i.e. medium density
residential, gonsulfing rooms and the like to provide a
buffer or erfa.te to the commercial area from

residential.
The closur: rook Street at the Sunbury Village
Green, whilt visjally enclosing the centre, may limit

accessibility} of sq
from the epst alfhough such a measure would be
consistent l

The use of {land
Station for |

housing stogk wit some carparking adjoining. Whilst

stock is pr ected
residential |
impact of

on of dwelling stock in option 4 may
ipn or redevelopment opportunities by
m density within the centre. The
b two uses may be limited however
pgative impacts on the residential

which| directs the bulk of new retail
development to Gdp Road would have significant social
impact in tegms of|the confidence of the business and
investment domm nity, existing business, convenience
of shoppers, jalterefl shopping patterns and the image or
perception of the tgwn centre.

PERROTT LYON MATHIESON Pty LD ARUP TRANSPORTATION PLANMING




Sunaury Town Centre Stuoy Pace 81

Provision of a freestanding retail facility at Gap Road
would however provide shoppers with increased choice
in local shopping and ‘one stop’ shopping with shopping
needs met within the one facility -served by readily
accessible and convenient parking on site. Such a
centre may provide the comfort and safety sought by
shoppers however it may not necessarily be able to
duplicate the charm and character associated with
Sunbury. That character- of the town centre is
engendered in community perceptions and is valued as
what distinguishes the town centre and Sunbury as a
whole.

A new centre, of the magnitude to cater for future needs,
would certainly impact on the viability of the existing town
centre. Facilities would be duplicated and some traders
may be attracted to relocate to the new centre. The end
result may be that the range of service and goods
available in the existing town centre declines. This would
then lead to alteration of shopping patterns, changed
access patterns and increased movement between the
two centres potentially reducing convenience to
shoppers.

7.2.3 Traffic Implications

(a) Through Traffic

In accordance with the objective outiined in Section 5,
each of the options involves development of a ring route

. around the town centre. This acts as a distributor of
traffic travelling to the town centre and carries traffic with
no origin or destination in the town centre around it.

In all except option 6, Macedon Street, Horne Street,
Station Street and either Barkly Street or O'Shanassy
Street form the ring route. In option 6, the ring route is
extended further south to Harker Street. The existence
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iate yse of the ring route is reinforced

g (or, infthe case of the Gap Rd/Horne Street
traffic |signals) at each of its corners. It is

recommendqd thi intersection priorities and advisory

in options 2,
as part of
protect the

status of the ring route.

dentified above will go some way to

f roads within the town centre (in
reet) serves effectively to exclude
is is generally achieved through
"Evans Street, but in Option 6 it is
losure of parts of Evans Street and

e of P’Shanassy Street by traffic that it is

intended shauid UI the ring route. The absence of a

major
Street/0’Sha
through traffy
measures mg

control device at the Macedon
assy| Street intersection would limit the
intrgsion into O’Shanassy Street; other
y alsolbe required.

PERROTT LYON MATHIESON PTY LTD

ARUP TRANSPORTATION PLANNING




SunsuRy Town CENTRE Stupy

PaGe 85

(d)

provide accessible parking, there may be a perception
that accessibility is compromised by virtue of the loss of
on-street parking.

In contrast, the road closures in option 5 and 6 are
undertaken as part of an effective redesign of the town
centre, with current roadspace converted to retail use.
In both these options, parking provided adjacent to the
newly created retail areas would be seen to maintain
adequate accessibility.

In option 7, circulation patterns around the town centre
are unaffected in the absence of any major development
works.

In all cases the majority of town centre streets remain
open and circulation around the centre may be
undertaken conveniently.

Bus Services

Two approaches to the treatment of bus services and
facilities are encompassed by the various options. In
both, retention of bus services through the town centre
is envisaged. The first approach retains the bus
terminus in its current location. The second involves its
removal to the west of the railway line.

The provision of bus and modal interchange facilities
logically should take place near to the railway station and
town centre. However, there is no particular need for the
bus interchange (and the transfer of passengers from
one route to another that that implies) to be located
within the town centre, provided all bus routes pass
through the town centre. Provided, of course, that
movement of buses through town centre streets can be
achieved without undue congestion, there is no strong
argument for locating the bus terminus outside the town
centre.
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Given the aglequa

(e) Pedestrian Movet

e circulation opportunities within the

problematical.

hents

ajor beneficiaries of the removal of
h the town centre. Complementary

Options 1
across the rz
with retail flof
Public Trans
assured. C
connection d
problem for t
through proyision

the pedestrian environment within

tre that would only partially be solved
pf such a link. A better solution for
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)

town centre users is to contain the town centre to the
eastern sidle of the railway line. This does not, of
course, solve pedestrian access problems for
commuters and others parking in the commuter parking.
Provision of bus services to both side of the railway
station would solve accessibility problems for bus
patrons who do not wish to use the existing pedestrian
bridge.

Pedestrian amenity in the town centre is unchanged from
its current status under option 7. The separation of
services and town centre activities that development of
Gap Rd implies would cause obvious pedestrian
accessibility problems.

Service Vehicle Access

Servicing in the town centre currently occurs largely on-
street. Except for those areas affected by street
closures in options 1, 2 5 and 6, such on-street servicing
can continue. Those areas subject to street closures
may be serviced either on-street at certain times of day
or from service areas designed for the purpose in new
retail areas.

Separation of service vehicle traffic from shopper and
other town centre user traffic is a worthwhile objective,
particularly in the case of large service vehicles. The
adequate accessibility for users of the town centre
extends to garbage and other service vehicles under all
options. The malls contained in options 1 and 2 present
some potential difficulties for service vehicles; such
difficulties are not, however, insurmountable.

Service vehicle access to the town centre is unaffected
under option 7.
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(9) Roadworks

are containey

detailed de
associated

considerably}

options.

Roadworks fpr all
$1M. Optior

at-grade cro
grade cros

o
No
in

ign

ith s
to

6is

sing
Ing

ions differ in their -Toadworks

ional costings of the required works
pendix A. It is emphasised that these
costings haje been undertaken in the absence of

ork and do not include costs
rvice relocation. These could add
e implementation costs of some

ptions except option 6 total less than
sted at $1.2M assuming the current
Station Street is replaced by an at-
Harker St. A grade separated

crossing is giso cgsted; it should be noted that such a
crossing coyld only be achieved through substandard
design of they Harkgr Street approach roads.

The roadw
comparison
required for
additional 1

rks

osts can be set in context by
cost of providing the extra parking
pansion of the town centre. The
.street parking spaces required to

serve the ejpanddd centre would cost approximately

$2M, excludi

7.3 Public Consuiltation

At the direction of
coordinated a two

Cound
month

options. The optior.g were

that time as well

at

acquisition costs.

il, Perrott Lyon Mathieson Pty Ltd
public display of the town centre
displayed at the Council offices over
e library and the Sunbury Square

Shopping Centre. Pgesentations were made to the Chamber of
Commerce, Sunbury jRotary, Sunbury Mothers Club and a public

meeting. Meetings were held with local property owners and
several enquires werg@ madg over the telephone.

Specific comments

presented in a report

o Co

madx by individual submittors were
n

cil. For the purposes of this report,
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Specific comments made by individual submittors were

presented in a report to Council. For the purposes of this report,
the submittors are listed in Appendix A and a summary of
comments is presented below. -

. Carparking denoted in Barkly Street should be broken down to
' smaller areas of parking;

. The pocket of older housing in Barkly Street could have some
social significance and properties should remain in the
freemarket and not be designated as a carparking reservation,

The designation of a town square at the corner of Evans and
Brook Streets caused some concern, particularly means of
implementation, property acquisition and funding of the
proposal;

Concern was expressed about retention of private vehicle
access to the railway station from Brook Street to drop off and
collect people unable to negotiate the railway pedestrian
bridge;

. It was suggested that land abutting the Shire Offices should be
included in the "town centre" and be developed for a civic
square, rather than a square being proposed on private
property in the town centre proper;

The railway pedestrian bridge should be replaced as it is
inadequate and an improved facility should be provided at the
railway station;

. Decked carparking is not consistent with the character of
Sunbury;

There was general support for consolidation of retail functions
within the town centre;
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The closure of G
as representing t

R

west of the rail line was questioned

gredt a departure from the current access

pattern to the town ce
business establised in

A Town Centre

established to ovérsee

of the strategy;

Creation of a
discourage peop
District”;

to

tre and for its potential impacts on
5ap Road; -

ategLManagement Committee should be

e management and implementation

desﬁan mall in Evans Street would

ove through the "Central Business

The bus station should He relocated to the west side of the rail

line;

The closure of th

Stati

on the natural floy of
the Central Busingss Disfrict;

Consideration mugt be

carparking faciliti

and

n Street railway crossing will impact
ffic into Station Street and then into

g,;ven to the provision of multi-decked

asement on rooftop parking;

- Concept of a trangit malllin Brook Street is not favoured;

-

The area prop
should be design
term;

An area should be

ted fo

development of th

Gap

or as a neighbourhood
the need to consolidate and enhance the existing town centre;

d foi garden industrial in Evans Street

commercial development in the long

desighated for long term employee parking;

Road site for large scale retail activity,
shopping facility would compromise -

Retail developmerit shoujd not extend over the railway line;

‘The extension of
elongate the centrg;

i

retail gctivity south of Station Street would

PERAOTT LYON Manneson Pry Lo

ARUP TRANSPORTATION PLANNING




SunauRy Town CENTRE STUDY ' PaGE 91

Relocation of traffic further south is considered a good idea
and extension of retail development to the south ‘will provide
the requisite space within acceptable overall distance for a
centre of this type®;

. Staging of retail development should not be distinguished by
the strategy plan;

. Closure of Brook Street will unfairly displace onstreet
carparking serving businesses adjoining Brook Street and
dependent on those spaces;

These comments have influenced the development of a
recommended strategy.
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RECOMMENDED STRATEGY

8.1

Introduction

This section of the|repor} documents the strategy which the
consultants recommend |to guide the future growth and
development of tha Sunpury Town Centre. This selection
followed a review ofjthe sgven options prepared, each of which
explored different thgmes ¢r principles for the future planning of
the centre, the identificatiof of a preferred strategy as a result of
evaluation, and incprporation of feedback received following
public consultation.

The recommended | form |and structure of the town centre
represents an amalgam of six of the options presented. The
recommended stratggy reflects those comments together with
comments received ffrom Councillors in discussing the options
and the submissionsireceied from the community.

The strategy is detailgd in terms of:

() underlying ptinciplgs

(i) the town certre strycture in terms of the land use pattern
(iii) traffic and cinculatign
(iv) parking

v) public transport
(vi) social implications, jand
(vii) impiementati

The strategy is not|a ‘blyeprint’ or rigid physical plan which
dictates precisely where ujes and forms of development should
be located; rather it i3 a frathework for future growth.
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8.2 Underlying Principles

The strategy represents

n amalgam of options 3, 5 and 6

incorporating different featyres of each which the consultants feel
best satisfy the objegtives adopted. These underlying principles

which express the logic of

. consolidation of r

. strengthening of t:rﬁe to
destination for corffident

build upon the ceptre’s
built form model;

e framework are as foliows:

il uses;

centre’s role and primacy, and as a
nvestment;

pxisting character and strengths and

build upon and *hance the existing network of mid block

plazas;

. maximise the pote

tial uge of land within the centre (core);

create and reinforge a rirjg road around the centre;

retain convenient gn-street parking;

c cirulation throughout the town due to

e-way networks on convenience and

[east of the railway line to consolidate

create opportunities fof the creation of comfortable and

‘human scale’ pedestriar

. locate those ret

spaces;

actiities dependent on high exposure,

large floor areas bnd vphicular access outside of the retail

core but fronting

d within the ring road;

locate those uses| not c#apendent on pedestrian access (i.e.
vehicular oriented) west ¢f the railway line viz; fringe activities;
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. in the long term secure pedestrianisation of Evans Street
between Brook and Macedon Streets;

. provide bus stops both sides of the railway line with the long
term aim to relocate the bus station to Horne Street to free the
site currently occupied for redevelopment;

encourage pedestrian movement between the different
components but recognise people’s desire to be able to drive
between components;

. recognise the social significance of the elderly citizens centre
and its convenience to the town centre by retaining it in its
present location within the medium term (say 10 years) at
least but provide fiexibility for its relocation, at developers’
expense to a comparable location;

retain the elderly persons units in Evans Street within the
medium term at least;

encourage medium density residential development,
consulting rooms and the like on Horne Street opposite the
railway lands;

. recognise the primacy of the town centre and designate Gap
Road as a suitable location for a neighbourhood shopping
facility to tie in with the existing community centre for
development in the short term (5-10 years);

. recognise the importance of fringe uses and their relationship
to the town centre;

retail development should occur predominantly at street level
with commercial floorspace above (other than non-retail
services) within the core area;

. recognise the capacity of and desirability for the centre to
absorb three level development (ground plus two fioors) to
better enclose the shopping streets and maximise use of
available land; '
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aim to visually englose t

he centre by development and urban

design treatment tp termjinate vistas where appropriate and to

reinforce key fedtures

of the centre i.e. railway station,

Sunbury Village Gyeen apd the Sunbury Post Office.
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8.3

Town Centre Structure

The preferred strategy consolidates retail development east of
the railway line by earmarking existing underutilised sites for
progressive development.

It is envisaged that the progressive developments would be a
staged process and would ultimately involve two phases. The
sequence of this staging would depend on the ability of the
private sector to assemble land parcels and appropriate tenants.
it would be possible for the two principal retail development
opportunities to be undertaken simultaneously, that is, the land
north of Station Street and land on the south of Station Street.

The first phase would involve progressive infill of the town centre
utilising the mid block plazas to secure dual orientation and
redevelopment in Evans Street once the SEC and STA leases
become available.

A key development area would be the section of Evans Street
opposite Sunbury Square. Key land holdings are now occupied
by inappropriate uses and should be relocated to fringe areas
over the short to medium term. Incremental assembly of these
lots will take some time and Council may assist in this process.
There are several locations within the town centre and in
proximity to it, that would be more appropriate for these uses.

It is recognised that the Telecom facility cannot be relocated,
however provided access is retained, it may be incorporated into
new development.

in the short to medium term the demand for commercial
floorspace may be met within the core. In the longer term,
requirement for freestanding offices may be accommodated in
the block bound by Harker, Barkly, O'Shanassy and Station
Streets. Such development would complement retail
development and the town centre core.
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The land opposite Councjl Offices in Macedon Street is also
recognised as having pqtential for regional type offices or
facilities dependant gn goofl access and exposure.

Fringe uses are envigaged|for the railway land on the west side
of the rail line and thg potertial for garden industrial is recognised
for that land in Copncil ¢wnership in Evans Street south of
Station Street. Cardful trdatment would be required in design
terms to limit impact pn residential development opposite.

The fringe use designatior] for the land in Horme Street would
embrace uses suchl as peripheral sales and those activities
which require large floor ageas, good exposure and access, yet
proximity to the town| core 3s an attractor of trips. Those uses of
a more industrial ngture $hould be directed to the south of
Station St. Uses spch ap furniture retailers, floor coverings,
showrooms, petrol |filling | stations and convenience stores,
restaurants and the like wolild be appropriate to the fringe areas.

The role of Brook Street Wwould be downgraded between the
Station and Evans $treet|and closed at the Sunbury Village
Green to provide a| focall point to “enclose" the centre and

tern} Brook Street, between Evans Street
and the station, shoyld be|closed to traffic and pedestrianised.
This will be possible pnce the bus station has been relocated to
Horne Street to enaljle th redevelopment on the site presently
occupied. A new pedlestriah crossing over the rail line should be
constructed as the present facility is inadequate.

It is understood that p restdurant is to occupy the former Station
Masters residence. I§ would be desirable for outdoor tables to be
established in the short tprm to encourage activity in Brook
Street.
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Over time, an activity frontage should be sought to effect the
creation of a pedestrian focus in Brook Street, assisted through
the redevelopment and infill of abutting sites. Retail uses, cafes
and "people attractions” should be encouraged to locate there.
This would be a mid to long term proposal.

The second phase of the Strategy involves some bold but
exciting concepts. The ring road adopted embraces the existing
network; however the ultimate alignment should incorporate
Harker Street with an extension to bisect the edge of Council's
land in Evans Street and link with Horne Street opposite Miller
Street via a presently vacant parcel of land in Horne Street. At
grade access over the railway line is proposed as an elevated or
a tunnelled route are not economically feasible and would
constitute substandard engineering solutions. This would then
permit Station Street to be closed at the railway line and the level
crossing facility relocated to the new crossing. In particular this
would provide an optimum solution for management of the
upgraded role of Evans Street and its link with the centre.

This would then free part of Evans Street between Harker and
Station Street, and Station Street to be closed and incorporated
into a retail development to link with existing retail in Evans Street
and so provide a continuous shopping street. A free standjng
retail development would not be favoured on the site south of
Evans Street, unless long term plans provided for linkages to be
made. Carparking would surround it directly accessed from the
“new" arm of the ring road.

The treatment of carparking areas will require careful design
attention where they interface with residential areas and in
particular at the key entrances to the town centre. The
presentation of the carparking area at the corner of Macedon
and O'Shanassy Streets will need to be softened through
appropriate landscaping. '
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The area in Barkly
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ely identified through market forces
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ole area for parking due to the
rtainly occur. The area will not be
e short term and it would be
e full extent of the land for parking.

required over time.

pn this pedestrian area and the new

$hrough the closure of Brook Street.

that the town centre remains the

uld be supported by smaller
commodate the 5000 m? likely to be
ce.

f Gap Road we would suggest that
hood facility would be appropriate in
the established community centre.

epared we have recommended that
ntinue as the principal retail and

commercial focus of the Shire. This recommendation was

accepted by Cou
" Melton/Sunbury Man

This has been furthe
(1988), commissione(
that the investment i
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8.4

At page 13 the report stated: "There is no doubt that the
expansion of the town centre is the more difficult of the two
options which confront the Council. The development of the Gap
Road site is a comparatively easy response to the identified
opportunities for new floorspace in Sunbury. In my opinion,
Sunbury will benefit more in the longer term from an expanded
town centre than two centres."

The future of the Gap Road site, in commercial terms needs to
be confirmed in order to create an appropriate environment for
attracting investment into the town centre. Limitation on
development outside the town centre will create confidence for
investors and encourage them to overcome the difficulties
associated with development in the town centre. There will be
considerable opportunity for Council to actively participate in the
development process to assist in the consolidation and
acquisition of sites and in the positive influence of design and
development.

Traffic and Circulation

In the short term the preferred option provides a ring route using
Macedon St, Horne St, Station Street and Barkly St. This ring
route provides a hard edge to the town centre in the short term
and may be implemented relatively easily. In the longer term, the
ring route is extended to the south to Harker Street, as proposed
under option 6, allowing the retail area to be extended to the
south. Closure of parts of Evans Street and Station Street would
occur as part of this stage to facilitate a continuous retail
frontage/contained within the ring road.

The effect of this strategy is to provide a viable riné route around
the town centre that not only defines an edge to the centre but
also allows through traffic to be excluded and provides a low
conflict circulation path for traffic accessing the town centre.
Streets within the town centre remain open to cater for traffic to
circulate within the town centre itself.
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Consolidation of retpil argas in the northern section of Evans
Street would be |conclpded in the long term through
incorporation of that sectign of Evans Street into the retail area.
The majority of strgets rgmain open so that accessibility for
shoppers and otJer tgwn centre users would not be
compromised.

8.5 Car Parking

The objective of fthe gtrategy is to provide carparking
conveniently located|for acpess from the ring route. In the short
term, this involves puilding on existing parking areas and -
providing additional parking in Barkly Street and at the northern
end of Evans St. In fhe lorger term, additional parking would be
provided north of Harker Street as part of the redevelopment of
the southern end of the town centre and in decked parking at the
northern end of the| centrp as part of the development of its
northern end. This| would achieve the objective of providing
access to carparkingjfrom the ring route.

In addition, on-streef| parkipg would be retained to cater for the
expectations of high| parkigg accessibility to which ‘users of the
town centre are acchtom

8.6 Public Transport

In the short term, the bup terminus would be retained in its
current location. Ultimatelyl, it is suggested the bus terminus be
relocated to the west of the railway line to allow redevelopment
of the land currently occupied by the terminus for uses that
provide activity (and jhenceg security) around the railway station.
Redevelopment would also{provide for an "active” frontage to be
created to Brook Street tq effect the creation of a pedestrian
square. Circulation of Buses through the town centre is
envisaged to continu afteiemoval of the terminus.

r
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8.7

Social Implications

The preferred strategy will provide an upgraded retail and
community facility which will contain a greater range of goods
and services which will more adequately meet the needs of local
residents and reduce the necessity for trips to other c=-tres.
Flow on benefits to business in terms of increased market share
will be a positive impact in social terms, together with the
creation of a certain environment for investor confidence as to
the primacy of the existing centre.

There will be an overall net community benefit which will be
realised over the next 10-15 years as the centre becomes
capable of serving a sub-regional role.

During that time however there will be some impact on the
community immediately adjoining the town centre. The ultimate
plan displaces some 25 units and 14 ultimately may displace up
to detached dweliings, although this would be progressive and
the final number would depend on market forces as sites in
Barkly Street are assembied for carparking. The importance of
the aged persons units-is recognised and they are retained.
Similarly the senior citizens centre may be retained in conjunction
with new retail development, at least in the medium term. The
Citizens Advice centre in Evans Street, should be relocated to all
shopfront style facility to be more accessible and “visible®.

The residential units at the corner of Barkly and Station Streets
are retained as they are good quality dwelling stock.

Further the designation of land in Horne Street for mixed use,
including medium density residential, may enable the dwelling
stock to be supplemented, although the breakdown of the
existing social networks could not be redressed.

Land owners may be compensated however as they will be able
to realise considerable financial benefit through the betterment of
the land through rezoning to a higher use of commercial.
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ual for the town centre and residential lots
would not be requited injthe short term (5 years) although it
would be wise for lagmd pargels to be progressively assembled as
le. This is a means to lessen the social
nge. The prospect of rapid change
settling thing to local residents and lack of,
or worse, incorrect informagion. '

art of the decision making process to
e community should also be aware
framework to manage future growth.
int".

that this strategy pr
it is not an absolute

Costs of development will the, for the most part, the responsibility
of developers althoygh some roadworks, at Council’'s expense,
would be required for the jcentre in any event. Council should
investigate opportunities fof developer levy or funding schemes.

The new alignment
however it will res
improved accessibili

the ring road will impact as outlined in 7.3.2
net community benefit overall with
d safety within the town centre.

Further, general impiacts, Tpplicable to any development of the
town centre are disc n7.3.2.

Implementation

implementation of the rec
will take place over g nu

mmended strategy is a process that
er of years and require involvement

by a number of differpnt puplic and private participants.

For ultimate success however, a strong commitment will be
required by the total Bunbury community.

Whichever strategy i‘ finally adopted will involve costs and these
will be shared by| Council, the business community and
developers. Also there may be periods of inconvenience when
shoppers, traffic anq the Qusiness community may have to re-
adjust and there mpy bef controversy when any one of the |
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groups involved may feel disadvantaged by particular aspects of
the strateqy. But despite any costs and difficulties that may be
incurred, the adopted plan must be seen in its proper context. It
will be & plan to guide the development of the centre over the
next 10-15 years which has as its basic aim, the future economic
well being of the centre and its enhancement and consolidation
as the town centre for the growing community of Sunbury.

Over time, the cost, inconvenience and controversy will be small.
The benefits on the other hand will be significant. The changes
that are recommended to take place aim to protect and enhance
those qualities which over the years have given the centre its
special character.

It must be recognised that the adopted strategy will be one that
can be implemented progressively over a long time frame.
Successive stages will be able to take place or be reviewed in the
light of previous stages.

Council and the community are urged not to focus on any one
aspect of the options presented as being totally unacceptable at
this stage. Such attention will divert consideration away from the
ultimate overall benefits this planning process seeks to achieve
and act to bring about inaction, reservations or abandonment of
the many other important features that have been suggested. -

It cannot be over-emphasised that studies such as this, which
have been successfully implemented, have been looked at in
their overall context. Those which have not been implemented
have frequently been abandoned on the basis that a particular
aspect has been the subject of vocal, and other uniformed or
unobijective concern.

The implementation of the strategy is outlined as a series of
actions to be undertaken or coordinated by Council. The
recommended strategy allows for council to take an
entrepreneurial role in development opportunities and play a
positive role in servicing appropriate development.
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Actions Responsibility Timing
. Public Exhibition Council Completed
. Consuitation Council Completed
. Consider Submissions Council Completed
. Adopt Strategy Council Short term
. Statutory Planning Scheme Council Short Term
amendments to facilitate
implementation of the scheme
ie. revise provisions.

. ldentify planning scheme Council Short
-amendments required arr estaplish
schedule for their progregsive
implementation over timejor
as required.

. Establish Action/Implemgntatiop Council Short Term
Committee of Council, Traders gr
the Chamber of Commerge to
steer the implementation pf the
scheme.
Undertake roadworks and traffig Council & Medium
management to confirm status Private Term
of ring road.

. Relocate bus station to enable Private Long Term
infill development, extending
Sunbury Square to includg an “gctive
frontage” or night time usé.

. Closure of Brook Street in Council & Medium
conjunction with redevelopment Private Term
of properties to the south,
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Actions Responsibility

. Encourage establishment of Council
outside tables in conjunction -
with restaurant being established
in former Station Masters residence.

. Inlong term encourage the Council
redevelopment of the site to
establish an active frontage
to Brook Street.

. Protect and reinstate the Council
Railway Station building as a
valuable contributor to the
character of the area. Any
extension required to upgrade
the facility should be
sympathetic with the character
of the built form.

. Construct a new railway Council
pedestrian crossing as present PTC
facility is inadequate.

Instigate closure of Evans Council
Street between Station Street

and Harker Street to facilitate

new retail development.

. Investigate potential for Council
developer levy scheme to be
established to fund works
ancillary to the implement-
action of the Strategy Plan.

Timing

Short Term

Medium -
Long Term

Short Term

Short -
‘Medium
Term

Long Term

Short Term
Ongoing
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Actions Responsibility Timing
Investigate terms of purchase Council Short Term

of carpark area (corner
Evans and Station Street$) by
—Council in respect of futuge

development potential.

Prepare design guideline$ for Council Short-
re-development of sites aputting Medium
Brook Street and a schempe for Term

. Prepare design guideline for Council Short Term

parking abutting Sunbury|Square.

. Prepare design guidelineg for Council Short Term
the treatment of the edge jof
carparking areas particularly
at the intersection of O'Shanassy
and Macedon Street.

Prepare design guideline  for Council Short Term
the treatment of key entr ‘
to the town centre from thy
ring road, embracing landscape|
themes and built form.

. Close portion of Brook Stieet Council Short Term
between Barkly and O'Shanassy
Street to enable development
of major design feature al
focal point.

F
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Actions Responsibility

Liaise with local service Council
groups to investigate means
to develop a rotunda or design

—feature as a community project.

. Prepare a summary statement Council
detailing Councils objectives for
the town centre and the
implementation of a strategy plan.

Investigate potential sites for Council
relocation of the CFA from /Private
Evans Street and instigate
discussions with the CFA.

Prepare a summary statement Council
detailing Councils objectives

for the town centre and

implementation of a strategy plan.

Timing

Short Term

Short Term

Short -
Medium
Term

Short Term
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COUNCIL'S ADOPTED BTRAJEGY

9.1 Introduction

Further to the prespntati
documenting their prefprred
Council considered the cor

n of the consultants final report
trategy for the Sunbury Town Centre,
tents of the strategy, issues raised

through the community cdgnsultation process, and an officer's

report, and determined to ad
certain modifications being 1
directed to "better reflect’ G
their incorporation int¢ the
Council to adopt the stgategy

cept the report in principle subject to
nade. These modifications have been
pmmunity and Council concerns™ and
strategy will pave the way for the
as policy.

modifications to form gn am

nded strategy together with a revised

This final chapter of| the }consultants report documents those

structure plan which optline
chapter duplicates the forma

in section 8 of this repart, viz

(i) underlying principi
(i} land use pattern;
(iii) traffic;

(ivl public transport; and
(v) implementation.

9.2 Underlying Princi

role as a destinatian for

consolidation of retail usgs;

the Council's adopted strategy. The
of the strategy description contained

strengthening of the toyn centre's role and primacy, and its

tonfident investment;

. build upon the centre's existing character, strengths and built

form model:

build upon and ephanc

the existing network of mid block

plazas and contin:ﬁ to gncourage dual commercial frontage to

both streetfront a

plazps;

. _Ihaximise the potelﬁntial uge of land within the centre (core);

create and reinforce a rin

g road around the centre;
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. retain convenient on-street parking;
. retain two way traffic circulation throughout the town rather

than introduce a system of one-way roads due to the negative
impact of one-way networks on convenience and accessibility;

. provide car parking directly accessible from the ring route;

R keep retail development east of the railway line to consolidate
the existing retail core; -

. create opportunities for the creation of comfortable and
"human scale™ pedestrian spaces;

. locate those retail activities dependent on high exposure, large
floor areas and vehicular access outside of the retail core but
fronting and within the ring road;

. locate those uses not dependent on pedestrian access (ie.,
vehicular oriented) west of the railway line viz; fringe activities;

. encourage pedestrian movement between the different
components but recognise people's desire to be able to drive
between components;

. encourage medium density residential development, consulting
rooms utilising existing housing stock, and the like on Horne
Street opposite the railway lands; .

. recognise the primacy of the town centre and the
complementary support role of the smaller neighbourhood
centres and designate Gap Road as a suitable location for a
neighbourhood shopping facility, to tie in with the existing
community centre, for development in the short term (5-10
years);

«~ recognise the importance of fringe uses and their relationship
to the town centre;

. retail development should occur predominantly at street level
with commercial floorspace above (other than non-retail
services) within the core area;
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. recognise the capgacity jof and desirability for the centre to
absorb three Ievl devglopment (ground plus two floors) to

better enclose the shqdpping streets—and maximise use of
available land; - -

. retention and improvement of existing rail crossings at
Macendon and Station Ptreets with options for additional rail
crossings at Shigids Htreet/Mitchells Lane and or viaduct
further south;

. protect the existing residential stock (cottages) in Barkly Street
between Station and Bropk Street; and

. retain the elderly person$ units in Evans Street within the short
to medium term and recqgnise the decision of the Lions Club to
relocate the units jn thel future. This will free up the site for
commercial use.

R capitalise on the existing public transport node (i.e. rail/bus);

. aim to visually englose the centre by development and urban
design treatment tp terminate vistas where appropriate and to
reinforce key feafures |of the centre i.e. Railway Station,
Sunbury Village Green ajd the Sunbury Post Office.

9.3 Town Centre Structure and Land Use

The preferred strategy gonsoldates retail activity to the east ‘of the
railway line. Retail activity phould focus on Evans Street with a
continuous retail frontgge crpated extending to the south across
Station Street and to the¢ nortk opposite Sunbury Square.

The existing pattern of gdevelqpment within the town centre affords
considerable opportunily foq the progressive redevelopment of
inappropriate land uses, which presently occupy key sites, and the
infill of areas of underutilised Jand. The pattern of mid block plazas
which has been established wjthin the centre should be continued to
facilitate ongoing infill develgpment in the street block bound by
Evans, Brook, Station pnd 'Shanassy Streets. This pattern of
development and the opportupity for through block links should be
extended to the block |north] of Brook Street. This street block,
bound by Brook, Evans pnd OfShanassy Streets and Macedon Road,
contains several key tand hcldings. These are occupied by uses
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which are inappropriate to a retail core and over time should be
displaced to more appropriate peripheral locations. Incremental
assembly of these lots will take some time and Council may assist in
this process and to-facilitate the relocation of the uses occupying
those lots. It is recognised that the Telecom facility cannot be
relocated however, provided access is retained, it may be
incorporated into new development. There is a major opportunity
for retail development to occur in this locality to complement
Sunbury Square which lies opposite. As with the Sunbury Square
development, car parking to serve new retail development on this
block should be located to the north. It is understood that the Lions
Ciub intends to relocate the elderly persons units and this will free
the site for inclusion in redevelopment. The existing Elderly Persons
Centre is appropriate to this location and would be compatible with
redevelopment of adjoining lots.

There are considerable infill opportunities within the block bound by
the railway line, Evans, Brook and Station Streets particularly
through the land occupied by the SEC and STA leases.

The extension of retail activity and associated car parking south of
Station Street should continue only as far as the alignment in the
vicinity of Harker Street. Land beyond this point is significant in
conservation terms for the remnant native grasses it supports and
accordingly has been designated a grasslands conservation site. It
is to be managed by a local community based management group.
The treatment of the interface of this land with the adjoining retail
and car park development will need to be managed carefully,
particularly in terms of the choice of planting used in landscaping on
site.

In the short to medium term the demand for commercial floorspace
may be met within the existing "core® at first floor level. In the
longer term the requirement for freestanding offices may be
accommodated in the street block bound by Harker, Barkly,
O'Shanassy and Station Streets. Development should occur within
the framework of a notional development plan. Such development
would complement retail development and the town centre's role. It
is important that the ongoing demand for office floorspace is
monitored and that planning discourages premature speculative
office development occurring. Further the land opposite Council
offices in Macedon Street is also recognised as having potential for
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regional type offices ahd fagilities consistent with the nature of

a
uses/ownerships in the Llrea.

Land to the west of the railyvay line and fronting Horne Street is
designated for fringe uses. This area would embrace such uses as
peripheral sales and thaose acfivities which require large floor areas,
good exposure and access, ypt proximity to the town centre as an
attractor of trips. Thosg useq of a more industrial nature should be
directed to the south of the [fringe zone to the employment zone.
Uses such as furniture fetaile{s, floor coverings, showrooms, petrol
filling stations and conyenience stores, family restaurants and the
like would be appropriatp to the fringe areas.

a bu$ interchange in conjunction with the
rne $treet should be protected to facilitate
statjon in Brook Street. Relocation of the
long ferm, facilitate retail development and
ity fgcus on Brook Street, the Post Office
and the railway station. Tﬂz downgrading of the role of Brook
Street will enable narroying df the road pavement and extension of
the footpath areas to crearr) more attractive pedestrian areas.

The option to establish
commuter car park in

the relocation of the bI
bus station will, in the
the creation of an acti

Redevelopment and infill s
activity frontage to Bropk St
"people attractors" shquid

retention of the railwa statiTn

help to reinforce the buijt chai

uld be encouraged to present an
eet, and vital shop fronts, cafes and
encouraged to locate there. The
in its present refurbished form will
acter of the town centre.

centre and should be
to accommodate the 5000 m
service.

this location tying in with thd established community centre.

the earliest reports prepared
that the town centre $houl

by Council and the
Management Committeq.

the town centre remains the primary

pported by smaller neighbourhood centres

likely to be required for this level of

From
the Consultants have recommended
continue as the principal retail and
This recommendation was accepted
ment through the Melton / Sunbury
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This was further confirmed by the Meldrum Burrows Study (1988),
commissioned by Council, which similarly acknowledged that the
investment in the existing town centre is extensive and should be
built upon. It recommended that a small local or neighbourhood
shopping centre should be developed in association with other
peripheral sales / showrooms type uses.

At page 13 that report stated: "There is no doubt that the
expansion of the town centre is the more difficult of the two options
which confront the Council. The development of Gap Road site is a
comparatively easy response to the identified opportunities for new
floorspace in Sunbury. In my opinion, Sunbury will benefit more in
the longer term from an expanded town centre than two centres. "

The future of the Gap Road site, in commercial terms needs to be
confirmed in order to create an appropriate environment for
attracting investment into the town centre. The bulk of the Gap
Road site has been rezoned to residential and development has
commenced. The Planning Scheme allows a neighbourhood size
commercial area (i.e. 6000 m2) fronting Gap Road adjacent to the
Leisure Centre/TAFE site. Limitation on development outside the
town centre will create confidence for investors and encourage
them to overcome the difficulties associated with development in
the town centre. There will be considerable opportunity for Council
to actively participate in the development process to assist in the
consolidation and acquisition of sites and in the positive influence of
design and development. '

9.4 Traffic and Parking

The recommended strategy seeks to effect a traffic network served
by a ringroad from which off street parking may be accessed.
Ideally the ring road around the town centre should serve to not
only define any edge to the centre but allow through traffic to be
excluded and provide for traffic accessing the town centre. Streets
within the town centre remain open to cater for local circulating
traffic.

Car parking should be consolidated where possible at the edge of
retail activity to facilitate easy and direct access for car parking
from the ring road. Motorists will still seek on street parking and
consequently congestion will continue to occur at peak hour from
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traffic circulating in thq cent
motorists to off street
comfortable and safe pqdestr
provide positive incentiyes to
off street parking. Furfher tH
through narrowing of rda
appropriate locations imay
through traffic movement.

The strategy recommen)
of the retail core and saeks t}

fe. The use of clear signs to direct

arking, in addition to the creation of clear,

n links from car parks to streets, will
encourage motorists to go directly to
e introduction of additional measures

d pavements and widening of footpaths in

effectively discourage unnecessary

is thg consolidation of parking at the edge

e reinstatement of a continuous retail

frontage in Evans Street with
areas. Decked car parking

car parking demands ha
structure will need to

The strategy recognises
Street bridge and the lo
grade railway crossing
expansion of retail de
Street will introduce further ¢
local and through traffic
in the long term at Shiel
further south.

g ter
to

Stre

9.5 Public Transport

arking relocated in expanded parking
ay be an appropriate means to meet

evel| its location and design of the parking
be mindful of the sensitive viewlines and
_historic features of the tpwn

ntre.

ithe ngeed for the duplication of the Macedon

m option of providing an additional at
he south of Station Street. The

elopment in Evans Street across Station

onflict between pedestrian movement,

An @dditional crossing may be established

t and Mitchells Lane or to the viaduct

In the short term, the b s ter

inus would be retained in its current

location. Ultimately, it Is suggested the bus terminus be relocated

modification.  Circulatig
envisaged to continue a

9.6 Implementation

to allow redevelopment of the land
minus for uses that provide activity
the railway station. Redevelopment

a pedestrian focus through pavement
buses through the town centre is

ter refnoval of the terminus.

Implementation of the preferr¢d strategy is a process that will take

place over a number of years

and require involvement by a number

of different public and ptivate gector participants.
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The implementation of the strategy is outlined as a series of actions
to be undertaken or co-ordinated by Council. The favoured
strategy allows for Council to take an —entrepreneurial role in
development opportunities and play a positive role in facilitating
appropriate development.

The following list of actions prescribes the progressive measures to
be co-ordinated to facilitate the implementation of the strategy.
With respect to planning scheme amendments it is recommended
that the areas designated for "fringe” purposes shouid be so
designated in the Planning Scheme while the office and balance of
the commercial / retail area should be rezoned as required and in
conjunction with an overall development plan. This will enhance the
degree of influence Council may exert on the format of
development.

'ACTIONS RESPONSIBILITY TIMING
« Public Exhibition Councit Completed
+ Consultation Council Completed
+ Consider Submissions Council Completed
« Adopt Strategy Council Short Term
« Identify planning scheme Council Short Term

amendments required and
establish schedule for their
progressive implementation
over time or as required.

.

» Establish Action / Business Community Medium Term
Implementation Committee of
Council, Traders or the
Chamber of Commerce to steer
the implementation of the

scheme.

« Prepare Traffic Management Council Short Term
Plan

+ Undertake roadworks and Council & Private Medium Term

traffic management to confirm
status of ring road and explore
options pavement modification
to discourage through traffic.
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ACTIONS RESPONSIBILITY “TIMING
« Relocate bus station to enpble Private o Long Term

infill development, extending

retail development to inclyde an
—- "active frontage" or night ftime

use.

« Streetscape works in Bro
Street in conjunction with
redevelopment of abuttin
properties.

« Encourage the redevelop
of the Station Masters

« Protect and reinstate the
Railway Station building a$ a
valuable contributor to th
character of the area. An
extension required to upgrpde
the facility should be ‘
sympathetic with the charpcter
of the built form. |

« Streetscape works (pavin
landscaping) on an infill b
as development proceeds.

« Establish feasibility of and i
possible construct a new
railway pedestrian crossing as
present facility is inadequage.

+ Investigate potential for |
developer levy scheme to
established to fund works
ancillary to the implement*tion
of the Strategy Plan. |

« Investigate terms of purchpse
of car park area (corner of
Evans and Station Streets)| by
Council.

Council and Private Medium to Long

Term
Council Medium - Long Term

Council Short Term

Council (Design) As development

Private (Construction) . proceeds
Council & PTC Medium Term
Council Short Term Ongoing
Councit Completed
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ACTIONS

« Prepare design guidelines for

redevelopment / upgrade of
~——- sites abutting Brook Street and

a scheme for the pavement
modification of Brook Street
and consider incentives for
building form / facade to be
stepped back from Evans
Street.

+ Prepare design guidelines for
the treatment of decked car
parking in town centre.

+ Prepare design guidelines for
the treatrment of the edge of
car parking areas particularly at
the intersection of O'Shanassy
and Macedon Street.

« Prepare design guidelines for
the treatment of key entrances
to the town centre from the
ring road, embracing landscape
themes, signs and built form.

« Narrow pavement at Brook
Street between Barkly and
Q'Shanassy Street to enable
development of major design
feature and focal point.

« Liaise with local service groups
to investigate means to develop
a rotunda or design feature as a
community project.

+ Prepare a summary statement
detailing Council's objectives
for the town centre and the
implementation of a strategy
plan.

+ Investigate potential sites for
relocation of the CFA from
Evans Street and instigate
discussions with the CFA.

RESPONSIBILITY TIMING

Council ~Short - Medium
Term

Council As required

Council Short Term

Council Short Term

Council Short Term

Council Short Term

Council Short Term

Council & Private Short - Medium
Term
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ACTIONS RESPONSIBILITY : TIMING

« Commence acquisition arid Council & Private As development
development of midblock|right proceeds

of way north of Brook Stfeet.

JN:NM:13/10/93:3338R01.D0C
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APPENDIX A - COSTING ESTIMATES

These estimates have been propared at the direction of Council following a presentation of alternate options by
the consuitants and a discussion paper assessing their relative advantages and :!isudvantages. These estimates
are very approximate and should not taken as an indication of absolute cost of any component of development.
Their only value lies in understanding relative performance of options. Any detailed development proposal would
be subject to very detailed costing analysis and review to minimise costs to meet a developer's particular
development objectives. In any svent they would be the developer's responsibility and would not be dependant

on the "public purse”™. Any future investment however, would be dependant on the certainty of the future role of

the town centre in retaining its primacy.

The estimates of the overall cost of options incorporate the land value based on figures provided by the Shire of
Bulla Valuer which do not represent a realistic estimate of what the "cost™ of assembling the land would be in
terms of what the "market™ would be prepared to pay. These valuations also fail to take into account the
greater value which may be realised in betterment of the holdings through upgraded zoning. This betterment

could be seen 8s a means to compensate the uitimate displacement of existing land owners or users,

The costing estimates are provided in two sections. First, the costs associated with roadworks to facilitate
development and sscondly, the overall cost of different options in terms of actual built form and land costs. in
some instances of infill development, it is assumed that the land component is not inciuded as it is already in

ownership for retail purposes.

Further, the "costs™ of each option do not neatly divide themselves into Council and private developer
responsibility. There is scope for joint venture development in some options with road closures and the
expansion of the concepts of devaloper levies may provide for funding of external "costs™. It should also be
noted that the development of the centre will be progressive over a considerable time frame (10-15 years) and

costing structures will vary enormously over that period.

a indicative Roadworks Construction Cost Estimate
(See Table Overloaf)

b Indicative Construction Costs for each Option

These estimates are based on figures contained in "Riders Digest™, a publication produced by Rider

Hunt Melbourne Pty Ltd (1991) which is a compendium of cost information and related data on the

construction industry. This guide is qualified with the advice that the cost information is indicative and
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for general guidance only and is baged on rajes ruling at December 1980. These figuras are presented

as a range for construction and due to thei

used.

These costing estimates only covpr retail

conservative nature, the lower range figures have been

idevelopmaent, inciuding Department store, Supermarkst,

Variety store, Mall, Specialty stores) Office development and car parking to be constructed.

“Fringe” uses embrace such a fan;I of typek of establishments that it would be impossible to provide

aven an estimate as construction cgsts vary

and the like.

COSTING ESTIMATES

markedly bet-ween showrooms, service industrial buildings

$M
L.T Acquisftion Development Total
Option 1 12.03 22.30 34.33
QOption 2 11.94 20.70 32.64
Option 3 6.80 27.10 33.90
Option 4 5.50 20.40 : 25.90
!
Option S 8.08 23.50 31.68
Option 6 11.70 20.40 32.10
Option 7 5.30 25.30 30.60
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APPENDIX B - LIST OF SUBMITTORS

List of Submittors who responded to the Public Display of Strategy
Options. B}

(i) G and M Van Remmen
34 Barkly Street
Sunbury

(ii) B lreland
PO Box 11
Sunbury

(iii)  WBCM Group on behalf of BP Australia Ltd
(iv) Sunbury Chamber of Commerce

(v) PLM Development Consultants on behalf of Trephine Investments
Pty Ltd (Sunbury Square)

(vi) Econsult Planning and Development on behalf of Melbourne 1990
Pty Ltd

(vii) Marc Di Paolo
Sunbury Physiotherapy Clinic
3 Brook Street
Sunbury

(viii) Braderlyn Pty Ltd
Lot 10 Berric Road
Gisborne .

(ix) R W Smyth
21 Mitchells Land
Sunbury
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