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EXECUTIVE SUMMARY 
 
On 29 December 2021, Council received a Planning Proposal to amend North Sydney Local 
Environmental Plan 2013 (NSLEP 2013) as it relates to land located at 12-14 Waters Road, 
Neutral Bay. The Planning Proposal seeks to amend North Sydney Local Environmental Plan 
(NSLEP) 2013 as it applies to the subject site as follows: 
 

• Increase the maximum height control for the site from 16m to 26m; 
• Introduce a minimum 1.2:1 Non-residential Floor Space Ratio Standard. 

 
The indicative concept scheme accompanying the Planning Proposal includes a 6-storey 
mixed use building, comprising approximately 7,312m2 Gross Floor Area (GFA), and basement 
car parking over four basement levels. 
 
The Planning Proposal is accompanied by a draft Voluntary Planning Agreement (VPA) 
(Attachment 3) offer which proposes to provide: 
 

• A 1.5m wide building setback from Waters Lane with an easement for public access; 
• Embellishment of the public domain within the Neutral Bay Town Centre to a value of 

$1,925,000.00 (excl. GST) which would include the full length of Waters Lane and 
either a portion of Grosvenor Street or Grosvenor Plaza (to the agreement of Council). 

 
The Planning Proposal includes a draft site-specific Development Control Plan (DCP) 
(Attachment 4) which proposed to introduce built form controls to give clarity to the 
proposed concept scheme. 
 
Having completed an assessment of the Planning Proposal, it is recommended that the 
Planning Proposal not be supported to proceed to Gateway Determination for the following 
reason: 
 

• The proposal does not demonstrate strategic merit as it challenges the 
implementation of Action L1.5 of the North Sydney Local Strategic Planning 
Statement (LSPS). In particular, it seeks to progress a planning proposal that is not 
endorsed by any planning study. This would result in the haphazard 
redevelopment of the area and would result in poor outcomes for the Neutral Bay 
community. 
 

• The proposal does not demonstrate site specific merit due to the following: 
­ the height being sought by the proposal is excessive given its stated objectives 

of achieving a single additional storey; and 
­ the proposed underground portion of commercial floor space is of sub-

standard quality. 
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DESCRIPTION OF PROPOSAL 
 
Planning Proposal 2/22 seeks to amend the North Sydney Local Environmental Plan 2013 
(NSLEP 2013) as it relates to land located at 12-14 Waters Road, Neutral Bay (the site).  The 
Planning Proposal seeks to amend North Sydney Local Environmental Plan (NSLEP) 2013 as it 
applies to the subject site as follows: 
 

• Increase the maximum height control for the site from 16m to 26m; 
• Introduce a minimum 1.2:1 Non-residential Floor Space Ratio Standard. 

 
The indicative concept scheme accompanying the Planning Proposal includes a 6-storey 
mixed use building, comprising approximately 7,312m2 Gross Floor Area (GFA), and basement 
car parking over four basement levels. 
 
The Planning Proposal is accompanied by a draft Voluntary Planning Agreement (VPA) offer 
which proposes to provide: 
 

• A 1.5m wide building setback from Waters Lane with an easement for public access; 
• Embellishment of the public domain within the Neutral Bay Town Centre to a value of 

$1,925,000.00 (excl. GST) which would include the full length of Waters Lane and 
either a portion of Grosvenor Street or Grosvenor Plaza (to the agreement of Council). 

 

 
FIGURE 1:  Photomontage of Proposed Development Concept (as seen from the Corner of Waters 

Road and Grosvenor Street 
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Table 1 outlines the applicant’s envisaged built form outcomes. 
 

TABLE 1 – Concept Development Statistics 

Development Aspect Detail 

Building Height (Max) 26m (6 storeys) 

Podium Height  

− Waters Road 3 storey 

− Grosvenor Street 3 storey 

− Waters Lane 3 storey 

Setbacks  

− North (Grosvenor Street) Podium Nil 
Tower 3m 
 

− East (Waters Road) Podium Nil 
Tower 3m 

− South Podium Nil 
Tower Nil 
(Note: Proposed concept 

includes large 
internal void to 
the southern 
boundary) 

− West (Waters Lane) Podium 1.5m 
Tower 4.5m 

Total Commercial GFA 2,046m2 

Total Residential GFA 5,266m2 
 
PANEL REFERRAL 
 
On 23 February 2018, the Minister for Planning released a Section 9.1 Direction which outlines 
the instances when a planning proposal must be referred to a Local Planning Panel for advice 
prior to a council determining whether that planning proposal should be forwarded to the 
Department of Planning, Industry and Environment (DPIE) for the purposes of seeking a 
Gateway Determination. 
 
All planning proposals are required to be referred to the Local Planning Panel, unless they 
meet any of the following exemptions: 
 

• the correction of an obvious error in a local environmental plan; 
• matters that are of a consequential, transitional, machinery or other minor 

nature; or  
• matters that Council’s General Manager considers will not have any significant 

adverse impact on the environment or adjacent land.  
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The Planning Proposal does not meet any of the exemption criteria and therefore must be 
referred to the Local Planning Panel for advice prior to Council making any determination on 
the matter. 
 
BACKGROUND 
 
Military Road Corridor Planning Study Stage 1 – Future Directions Report (MRCPS) 
 
On 22 February 2021, Council adopted the Stage 1 post-exhibition report of the Military Road 
Corridor Planning Study – Stage 1 Future Directions Report (MRCPS). 
 
The report was the product of three community consultation periods. An initial community 
survey was run in mid-2018. Two discussion papers were exhibited in mid-2019:  
 

• Objectives and Ideas paper  
• Analysis paper  

 
These papers explored a range of changes to planning controls and investigated the public 
benefits that are achievable through different built form options. The last exhibition in mid-
2020 provided input to the draft version of this report. Community feedback helped to shape 
the preferred planning control changes detailed in the report and the public benefits being 
sought by the Council through new development. 
 
The aim of the Report was to provide a framework to guide ongoing discussion with local 
landowners about the future development of the Centre. Its intent was to manage jobs and 
housing growth, while maintaining the village atmosphere of the Neutral Bay Town Centre 
whilst leveraging public domain and facilities embellishments and improvements to achieve 
these outcomes. 
 
The study was supported by the following elements: 
 

• Public domain improvements including significant new public plazas 
o A 1,000m2 new Rangers Road Plaza 
o A 2,500 m2 new Grosvenor Lane Plaza 
o A 1,000m2 new Young Street Plaza 

• Relocation of the Grosvenor Lane car park underground 
• A 1,000m2 community centre with accessible public amenities and family room 
• A 600m2 creative makers art alley 
• 28 regional secured commuter bicycle parking spaces 

 
The most specific direction of the Study relating to the subject site, was the identification of 
a height uplift of 1 storey (from five to six stories) and a corresponding increase in the non-
residential floor space requirements. The rationale for this was to ensure commercial floor 
space was provided in the centre to arrest the decline of such floor space as new development 
occurred under the current planning rules. It was intended that more detailed provisions 
would be outlined in a future amendment to the North Sydney Development Control Plan 
(NSDCP) 2013.  Such draft amendments, however, were rejected by Council at its meeting on 
23 August 2021.  
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At its extraordinary meeting on 24 January 2022, Council resolved to rescind this study: 
 

1. THAT Council notes the submissions received and the issues raised during the 
exhibition. 
2. THAT Council notes the strong community feedback on the height and scale of 
the existing report received during the recent election. 
3. THAT Council does not adopt the Future Directions Report (dated 22 February 
2021), as amended, as the strategic development framework for the Neutral Bay 
town centre. 
4. THAT That Council conduct a briefing on the rescission of the Future Directions 
Report prior to proceeding to Point 5 below. 
5. THAT Council adds to its program and budget, the creation of an updated 
strategic development framework for the Military Road Corridor including 
Neutral Bay centre by engaging with the community and stakeholders to prepare 
a revised recommendation that has a better balance between development 
height and the provision of additional public open space. 
 

Whilst the Planning Proposal at hand has been prepared in response to the MRCPS, it is noted 
that given the Report has been formally rescinded, it is no longer a consideration in the 
assessment of this proposal.  This is a fundamental consideration and is discussed further 
below in section 8.4.2.1.  Notwithstanding this, the proposal has been assessed against other 
existing strategic documentation relevant to the site. 
 
Development Applications at the Site 
 
DA 104/20  
 
On 7 October 2020, the North Sydney Local Planning Panel granted development consent for 
a five storey shop top housing (mixed use) development at No.12 Waters Road only.  The 
approved development comprises sixteen (16) apartments on the upper levels, 
retail/commercial tenancies on ground and basement levels and basement parking for 25 
cars.  It is noted that the applicant originally submitted a scheme for a six (6) storey building 
but was subsequently amended to five (5) storey following the advice from Council Officers. 
 
DA 92/21  
 
On 27 October 2021, the Sydney North Planning Panel granted a deferred commencement 
consent for a five (5) storey shop top housing (mixed use) development with 36 apartments 
on the upper levels, with substantial commercial/retail tenancies on the ground and lower 
ground levels and basement parking for 100 cars.  The applicant was required to submit 
amended plans to demonstrate compliance with the deferred commencement conditions. 
 
Consent was issued on 22 December 2021 following the submission of amended architectural 
drawings demonstrating compliance with the requirements of the deferred commencement 
conditions.  
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Planning Proposal 
 
Planning Proposal 2/22 seeks to amend the North Sydney Local Environmental Plan 2013 
(NSLEP 2013) as it relates to land located at 12-14 Waters Road, Neutral Bay (the site).  In 
particular, the Planning Proposal seeks to amend North Sydney Local Environmental Plan 
(NSLEP) 2013 as it applies to the subject site as follows: 
 

• Increase the maximum height control for the site from 16m to 26m; 
• Introduce a minimum 1.2:1 Non-residential Floor Space Ratio Standard. 

 
The indicative concept scheme accompanying the Planning Proposal includes a 6-storey 
mixed use building, comprising approximately 7,312m2 Gross Floor Area (GFA), and basement 
car parking over four basement levels. 
 
The Planning Proposal is accompanied by a draft Voluntary Planning Agreement (VPA) offer 
which proposes to provide: 
 

• A 1.5m wide building setback from Waters Lane with an easement for public access; 
• Embellishment of the public domain within the Neutral Bay Town Centre to a value of 

$1,925,000.00 (excl. GST) which would include the full length of Waters Lane and 
either a portion of Grosvenor Street or Grosvenor Plaza (to the agreement of Council). 

 
It is noted that, following the receipt of valuation advice, the applicant voluntarily chose to 
increase the value of the VPA from what was originally lodged. 
 
DETAIL 
 
1. Applicant 
 
The applicant for the proposal is CE Waters Road Pty. Ltd.  
 
2. Site Description 
 
The subject site comprises two parcels of land located at 12 and 14 Waters Road, Neutral Bay.  
It is legally described as SP 68360 and Lot 18 in DP 53700. 
 
The site is generally rectangular in shape covering an area of 1,627sqm, with a 31m frontage 
to Waters Road, a 31m boundary to Waters Lane and 55m frontage to Grosvenor Street. 
 
The land generally falls in a north-westerly direction from its south-eastern corner down to 
the north-western corner of the site.  
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FIGURE 2: Subject Site FIGURE 3: Aerial Photo 

 
The southern allotment (12 Waters Road) currently accommodates a four-storey commercial 
building. The northern allotment (14 Waters Road) currently accommodates a three-storey 
commercial building. Vehicular access to the existing buildings is provided from Waters Lane. 
 
3. Local Context 
 
The subject site is located centrally within the Neutral Bay Town Centre, which is a major local 
commercial centre in the Sydney Metropolitan area. The area is undergoing some change 
from typically 1-4 storey commercial buildings constructed between the 1960s and 1980s to 
more contemporary mixed-use developments of up to 5 storeys in height. 
 
Military Road is located approximately 100m walk to the south, which provides regular bus 
services to the west to North Sydney CBD, and east to Mosman, Manly and beyond. 
 
To the north of the site is Grosvenor Street, and further on the northern side of the street 
exists a 4-storey residential flat building and 2-storey residential flat building. To the south of 
the site at 4-8 Waters Road exists a 5-storey mixed use building. To the east of the site across 
Waters Road exists mixed use developments of 4 to 5 storeys in scale. To the west of the site 
is Waters Lane, and across the land is a 2 to 3 storey commercial building. 
 
4. Current Planning Provisions 
 
The following subsections identify the relevant planning instruments that apply to the subject 
site. 
 
4.1 NSLEP 2013 
 
NSLEP 2013 was made on 2 August 2013 through its publication on the NSW legislation 
website and came into force on the 13 September 2013. The principal planning provisions 
relating to the subject site are as follows: 
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• Zoned B4 Mixed Use (refer to Figure 4); 
• A maximum building height of 16m (refer to Figure 5); and 
• A minimum Non-residential Floor Area of 0.5:1. 

 

 

FIGURE 4:  

NSLEP 2013 Zoning Map extract 

 

The subject site is zoned B4 Mixed 
Use. 

 

FIGURE 5:  

NSLEP 2013 Height of Buildings 

Map extract 

 

The subject site has a maximum 
height of 16m. 
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FIGURE 6:  

NSLEP 2013 Non-residential Floor 
Space Area Map extract 

 

 

The subject site has a minimum Non-
residential Floor Space Area of 0.5:1. 

 
5. Mapping Amendments 
 
The Planning Proposal requires a number of mapping amendments which are described 
below:  
 

• amend the Height of Buildings Map (ref: 5950_COM_HOB_003_010_20211026) to 
NSLEP 2013 such that a maximum building height for 12-14 Waters Road, Neutral Bay, 
is increased from 16m to 26m; and 

• amend the Non-residential Floor Space Ratio Map (ref: 
5950_COM_LCL_003_010_20211026) to NSLEP 2013 such that a minimum Non-
residential Floor Space Ratio Map of 1.2:1 applies to 12-14 Waters Road, Neutral Bay. 

 
The applicant’s Planning Proposal anticipates that the Maps would be amended similar to 
those depicted below in Figures 7 and 8 below.  
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FIGURE 7:  

NSLEP 2013 Height of Buildings 

Map extract 

 

Land subject to a change in 
maximum building height. 

 

FIGURE 8:  

NSLEP 2013 Non-residential Floor 
Space Area Map extract 

 

 

Land subject to a change in minimum 
non-residential floor space area. 

 
6. Draft Voluntary Planning Agreement (VPA) 
 
The Planning Proposal is accompanied by a draft Voluntary Planning Agreement (VPA) offer 
which proposes to provide: 
 

• A 1.5m wide building setback from Waters Lane with an easement for public access; 
• Embellishment of the public domain within the Neutral Bay Town Centre to a value of 

$1,925,000.00 (excl. GST) which would include the full length of Waters Lane and 
either a portion of Grosvenor Street or Grosvenor Plaza (to the agreement of Council). 

 
In consideration of Planning Proposals and asociated offers to enter into Voluntary Planning 
Agreements (VPA) seeking uplifts to existing development controls, Council typically 
undertakes an evaluation of the value of the development extent available under the current 
planning controls and those being sought.  
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In this instance, consideration has been given to valuation advice provided by the applicant. 
The laneway easment provided by the applicant will improve the public domain in the 
immediate vicinity of site and aligns with the broader strategic priorties outliend under the 
LSPS as relating to the enhancement of the public domain. 
 
In light of the valuation advice provided by the applicant and considering the nature of what 
is being proposed, it is considered in this instance to constitute a reasonable offer. This is 
considering the uplift experienced on the site and taking into account the subsequent demand 
such uplift will have on surrounding local infrastructure. The future site re-development will 
also be subject to payment of local contributions pursuant to Council’s Local Infrastructure 
Contributions Plan. 
 
Further resolution on the detailed terms of the offer (such as provision of security, timing of 
payment and other matters) will be required to be negotiated prior to exhibition, should that 
occur. To allow the community a full appreciation of what is being proposed, should the 
application progress to a formal public exhibition, it is recommended that any draft VPA be 
exhibited concurrently with the Planning Proposal. 
 
ASSESSMENT 
 
7. Planning Proposal Structure 

 
The Planning Proposal has been prepared generally in accordance with the requirements of 
Section 3.33 of the Environmental Planning and Assessment (EP&A) Act 1979 and Local 
Environmental Plan Making Guidelines (DPE 2021). In particular, the Planning Proposal 
adequately sets out the following: 
 

• A statement of the objectives or intended outcomes of the proposed local 
environmental plan; 

• An explanation of the provisions that are to be included in the proposed local 
environmental plan; 

• Justification for those objectives, outcomes and provisions and the process for 
their implementation; and 

• Details of the community consultation that is to be undertaken on the Planning 
Proposal. 

 
8. Justification of the Planning Proposal 
 
8.1 Objectives of the Planning Proposal 
 
The objectives and intended outcomes of the Planning Proposal and an explanation of the 
proposed amendments to NSLEP 2013 to achieve the objectives and intended outcomes are 
set out on page 28 of the Planning Proposal. An extract is provided below: 
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It is agreed that the Planning Proposal in its current form would facilitate the delivery of a 
mixed-use building within the Neutral Bay Town Centre, whilst delivering an improved public 
domain interface in the area.  
 
Notwithstanding this, the proposal is not supported by any Council endorsed planning study. 
This is in direct contention with Action L1.5 of the LSPS. As such, the proposed amendments 
to NSLEP 2013 do not achieve the objectives and intended outcomes of the Planning Proposal. 
This is discussed in more detail in section 8.4.2.1 of this report. 
 
8.2 Alternative Options 
 
The applicant undertook an analysis of alternative options to achieve the objectives and 
intended outcomes of the proposal. They posed the following questions in the planning 
proposal report: 
 

- Why a development application could not be supported without the benefit of a PP? 
- Why the zoning should be changed in comparison to retaining the B4 zoning? 
- Why the height limit should or should not be changed? 

 
The applicant provided answers as to why the alternative approaches were not appropriate 
in this instance. In consideration of the questions and answers posed by the applicant in their 
planning proposal report, it is accepted that the applicant has duly explored alternative 
options for the proposal. The proposed means of amending NSLEP 2013 is considered the 
most appropriate option to achieve the intent of the Planning Proposal. It is noted however, 
that development consent has been issued only recently for a five storey development which 
represents the reasonable economic and orderly development of the site.  The additional 
height proposed relies exclusively on a study that has been formally rescinded by Council.  
This is discussed in more detail in section 8.4.2.1 below. 
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8.3 The Need for the Planning Proposal 
 
The Planning Proposal states that its need has risen in response to the Military Road Corridor 
Planning Study and the North Sydney Local Strategic Planning Statement (LSPS). 

 
The key motivation behind the submission of the Planning Proposal is to maximise the 
redevelopment potential of 12-14 Waters Road, Neutral Bay. As discussed in section 8.1 of 
this report, it agreed that the Planning Proposal would facilitate the delivery of a mixed-use 
building within the Neutral Bay Town Centre, whilst delivering an improved public domain 
interface in the area. Furthermore, it would generally contribute to achieving the objectives 
and priorities of LSPS. 
 
Notwithstanding this, the proposal relies exclusively on the MRCPS to justify its progression. 
This study is no longer relevant following its rescission by Council at its meeting on 24 January 
2022. As such, the proposal is not supported by any planning study. This is in direct contention 
with Action L1.5 of the LSPS. 
 
8.4 Strategic Assessment 
 
8.4.1 Regional / District Plans 
 
8.4.1.1 Greater Sydney Region Plan 
 
In March 2018, the State Government released A metropolis of three cities – Greater Sydney 
Region Plan (Regional Plan).  It provides a 40-year vision of Sydney to be a city where people 
will live within 30 minutes of jobs, education and health facilities, services and great places. 
The Regional Plan seeks to provide an additional 725,000 homes and 817,000 new jobs by 
2036.  No targets are set for any of the Districts, of which the North Sydney LGA is part of the 
North District.  District Plans, consistent with the Regional Plan were released at the same 
time as the Regional Plan.  North Sydney is identified as part of a Metropolitan Centre 
(Harbour CBD – Incorporating North Sydney CBD) which is also identified as part of an 
Economic Corridor under the Regional Plan. 
 
The Planning Proposal is considered to be generally consistent with the Directions, Objectives, 
Strategies and Actions of the Regional Plan, in so far that it will provide development 
opportunities to increase commercial floorspace in a Metropolitan Centre in proximity of high 
frequency public transport. 
 
8.4.1.2  North District Plan 
 
In March 2018, the NSW Government released the North District Plan (NDP). The North 
Sydney LGA is located within the North District along with the other LGAs of Hornsby, Ku-ring-
gai, Ryde, Hunter Hill, Lane Cove, Willoughby, Mosman and Northern Beaches.  The NDP sets 
the following relevant targets: 
 
• Employment: an additional 15,600-21,100 jobs by 2036 in the North Sydney portion 

of the Harbour CBD; and 
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• Housing: an additional 3,000 dwellings by 2021 for the North Sydney LGA; 
an additional 25,950 dwellings by 2021 for the North District; and 
an additional 92,000 dwellings by 2036 for the North District. 

 
The Planning Proposal is considered to be generally consistent with the above Priorities and 
Actions of the NDP, in so far that it will: 
 

• Provide an opportunity to increase employment floorspace within a Strategic 
Centre; 

• Capitalise on existing infrastructure to promote a “30 minute city”; 
• Facilitating future improved pedestrian connectivity across the locality through 

the provision of a through site link. 
 
8.4.2 Local Strategic Plans 
 
8.4.2.1 North Sydney Local Strategic Planning Statement 
 
The North Sydney Local Strategic Planning Statement (LSPS) was adopted by Council on 25 
November 2019, and subsequently assured by the Greater Sydney Commission (GSC) on 20 
March 2020.  
 
One of the key roles of the LSPS is to draw together, in one document, the priorities and 
actions for future land use planning, and present an overall land use vision for the North 
Sydney LGA for the next 20 years. The LSPS is required to be consistent with the Regional Plan 
and North District Plan, and provide a clear line-of-sight between the key strategic priorities 
identified at the regional and district level and the local and neighbourhood level. 
 
The LSPS must be considered as part of the LEP making process (planning proposals) and 
forms part of the strategic merit test for a Gateway Determination. 
 
The Planning Proposal states that it responding to and is consistent with the following 
planning priorities contained within the North Sydney Local Strategic Planning Statement 
(LSPS): 
 

L1.1 – Implement the North Sydney Local Housing Strategy (2019) to achieve the 
housing directions, objectives and actions of the GSC’s Regional and North District 
Plans and deliver 0-5 and 6-10 year housing supply targets. 
  
L1.2 – Prepare Planning Studies for the Military Road Corridor and Northern Civic 
Precinct to examine the potential delivery of housing in the right locations – 
concentrating growth in and around existing centres, close to public transport, 
infrastructure, services and facilities. 
 
L1.5 – Council will only support Planning Proposals that are consistent with 
Council’s endorsed planning studies, that have identified growth being delivered in 
locations that support the role of centres and have critical infrastructure and 
services in place to support North Sydney Community. 
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L3.2 – Continue to prepare and implement precinct-based planning studies to 
ensure the delivery of growth and development is balanced and well-managed and 
has a strong focus on placemaking and community benefit. This includes… 
undertake/implement the Military Road Corridor Planning Study – Stages 1 and 2. 
 
P3.1 – Prepare, finalise and implement the Military Road Corridor Planning Study 
(Stages 1 and 2) to ensure future development supports the functions of the 
precinct, and identify public domain and other public benefits to improve the 
safety, amenity, services and overall appeal and commercial viability of the Neutral 
Bay and Cremorne local centres. 

 
Of relevance to consideration of the subject Planning Proposal, the LSPS incorporates the 
outcomes of the MRCPS into the strategic planning framework and directly links its 
implementation to the planning priorities under the North District Plan and the objectives of 
the Regional Plan. Given the MRCPS was rescinded by Council at its meeting on 24 January 
2022, a number of actions and priorities listed by the applicant are no longer relevant.   
 
The proposal is in direct conflict with Action L1.5 of the LSPS. The action states; 
 

“Council will only support Planning Proposals that are consistent with Council’s 
endorsed planning studies, that have identified growth being delivered in 
locations that support the role of centres and have critical infrastructure and 
services in place to support the North Sydney community.” 

 
This action was put in place to ensure that any proposed increase to development intensity 
on a site was sufficiently aligned to the broader strategic vision of the area, which takes into 
consideration the cumulative impacts of such development and ensures that appropriate 
infrastructure is in place to support any increase to development intensity in an area. This is 
in line with community expectations and represents good planning practice. 
 
North Sydney Council has a strong and consistent practice of guiding and managing growth 
on the basis of comprehensive planning studies that are the subject of strong community 
consultation and technical analysis. This approach has served Council well for many years and 
it sends a strong message to the development industry that growth is responsibly managed 
by Council and speculative ad hoc planning proposals are not supported without an endorsed 
framework that foreshadows and guides changes to the prevailing planning controls. It also 
helps manage community expectations and achieve a level of community engagement in the 
change process.  Action L1.5 of the North Sydney LSPS reinforces this strong commitment to 
strategic planning as a way of managing growth and change. 
 
Whilst the Planning Proposal seeks to provide worthwhile community benefits in the form of 
public domain improvements in the locality, such offers cannot be allowed to fundamentally 
influence the Council’s regulatory responsibilities.   
 
It should be noted that the MRCPS established expectations amongst many stakeholders and 
Council’s formal rescission of the Study cannot be put aside on an ad hoc basis.  Other 
Planning Proposals in the precinct have been and will continue to be lodged and Council’s 
response to the current proposal will serve as a strong guide to other applicants in the 
precinct.  
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The strong guidance provided by Council’s Study on the scale, height, intensity and impacts 
of development that may assist in delivering public benefits, is of prime importance. The plan 
that was previously endorsed but now formally rescinded, tried to strike a balance of both 
these key drivers, incorporating a range of planning considerations. This is where publicly 
ventilated and endorsed Council planning studies and strategies are so critically important to 
ensure certainty for all parties, both in terms of public benefit, but also in built form outcomes 
and performance. 
 
In the absence of an endorsed planning study and in consideration of the yet to be determined 
timeframe for the creation of a new strategy, it would be most inappropriate to progress the 
proposal and subsequently contribute to the ad hoc redevelopment of the area. 
 
As such, for this reason it is considered that the proposal to amend the NSLEP 2013, on 
balance, is inconsistent with the NSLSPS and should be refused on this basis. 
 
8.4.3 Section 9.1 Ministerial Directions 
 
Section 9.1 of the Environmental Planning and Assessment Act 1979 enables the Minister for 
Planning to issue directions regarding the content of planning proposals. There are a number 
of Section 9.1 Directions that require certain matters to be addressed if they are affected by 
a planning proposal. Each planning proposal must identify which Section 9.1 Directions are 
relevant to the proposal and demonstrate how they are consistent with that Direction. The 
Planning Proposal is considered to be generally consistent with the relevant Section 9.1 
Directions. 
 
8.4.4 State Environmental Planning Policies 
 
The submitted documentation (refer to Attachment 1) has adequately demonstrated the 
proposal’s consistency with the relevant State Environmental Planning Policies.  
 
8.4.5 Environmental Impacts 
 
8.4.5.1 Natural Environment 
 
The subject site is located within a highly established urban area of the Neutral Bay Town 
Centre. There are no known critical habitats, threatened species, populations or ecological 
communities that will be adversely impacted as a result of the proposal. There does exist a 
number of mature street trees adjoining the site. The proposed new special area includes 
hard and soft landscaping and planter areas.  
 
8.4.5.2 Maximum Building Height 
 
The proposal seeks to facilitate the development of a 6 storey building, with the intention of 
implementing a 26m height limit to facilitate this. 
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It is considered that an overall height of 26m for a 6 storey building is overly generous.  It is 
noted that Council’s current height limit of 16 metres has facilitated the development of 5 
storey development throughout the Military Road Corridor.  Even though the additional floor 
level of commercial or retail floor space will be required to be more generously proportioned 
than a residential level, the Planning Proposal’s request to accommodate a change of height 
from 16 metres to 26 metres is incongruous with the additional height required for a single 
level of additional floor space.  Height is clearly sensitive in this corridor and this proposal is 
excessive for its intended 6 storey outcome and is therefore rejected.  
 
8.4.5.3 Building Depth 
 
At Waters Lane and Waters Road frontages, the proposed building at 12-14 Waters Road has 
party walls joining adjacent 8 Waters Road. At the centre of the site, the north-south 
orientation of units has approximately 21m building depth. As one of the design criteria from 
ADG, the overall depth of a cross-over or cross-through apartment should not exceed 18m. 
The proposed cross-ventilated unit depth does not comply with the ADG requirement. 
 

 
FIGURE 9: Level 3 plan of concept design (Source: SJB 2021 with additions by Council Officer). 

 
A courtyard is proposed at the southern side of the site where the building separations are 
provided. The proposed building separation to 8 Waters Road property are: 
 

• 6m from Level 1 to Level 3 
• 9m from Level 4 to Level 5 

 
The building separations comply with the ADG minimum requirements. However, because 
the courtyard is facing south with a narrow depth, the yard would be overshadowed all year 
round except the summer solstice, and essentially functions as a light well to the units facing 
the yard.  
 

Party Wall 
 
  

Party Wall 
 
  

21m 
 
  

6m 
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According to the Concept Architectural Drawings, all the rooms facing the yard from Level 1 
to Level 3 are proposed as bedrooms. In total there are 8 bedrooms per level facing the yard. 
Based on the Solar Access diagrams and the in the Urban Design Report, the solar access 
conditions to these bedrooms are extremely poor at the interface with the yard. 
 

• Level 1- 6 bedrooms have no sunlight, 2 bedrooms have less than 2 hrs solar access 
• Level 2- 6 bedrooms have no sunlight, 2 bedrooms have less than 2 hrs solar access 
• Level 3- 4 bedrooms have no sunlight, 4 bedrooms have less than 2 hrs solar access 

 
Given that the level of received solar access to units around the courtyard is quite limited, the 
6m building separation proposed for Level 1 to Level 3 is insufficient and in general, is not a 
good design solution. 
 
The visual privacy for the units around the narrow yard is also of concern, especially since all 
the rooms facing the yard from Level 1 to Level 3 are proposed as bedrooms. To protect 
privacy, a special window façade treatment is proposed for the central units. However, the 
extended window frames limit the views to the courtyard, not only from the western and 
eastern units but also from the centre units. 
 
Should the proposal progress, it is recommended that to comply with ADG cross ventilation 
requirements, the cross-over unit depth should reduce to a maximum of 18m which would 
increase building separation to 9m. This would improve visual privacy, natural ventilation, and 
solar access to the units. 
 
8.4.5.4 Non-residential FSR 

 
According to the Concept Architectural Drawings, 2,046m2 non-residential GFA is provided on 
site which gives 1.26:1 non-residential FSR. It is noted that 1,140m2 non-residential GFA is 
located at the Basement Level. 
 

 
FIGURE 10: Section plan of concept design with underground commercial area outlined in red 

(Source: SJB 2021 with additions by Council Officer). 
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In consideration of the internal amenity of the building’s future occupants, below ground 
areas are less acceptable for as many uses and are typically provided as basement and storage 
areas due to lack of natural light and ventilation.   
 
The intent of the increased Non-residential Floor Space Area in Neutral Bay is to support local 
businesses in commercial suites above ground. There is concern that approval of a below 
ground commercial area would result in an area of sub-par quality and would be inconsistent 
with the general aims of the LSPS and NSDCP 2013. Furthermore, it is considered that such 
an area would create a precedent for future proposals.  
 
As such, should the proposal be progressed, the lower-ground commercial area should be 
reconsidered for at-level or above ground commercial space. 
 
8.4.5.5 Transport, Traffic and Parking 
 
The Planning Proposal is accompanied by a Traffic and Transport Report which concludes that 
the concept proposal is likely to have a negligible impact on the surrounding road network 
and performance of key intersections in the locality. 
 
It is considered that it is unlikely that the proposal would create any traffic concerns that are 
not able to be addressed either post-Gateway or during the development application stage. 
Other issues can also be resolved further along in the process. 
 
8.4.5.6 Views, Privacy, Visual Bulk and Overshadowing 
 
The applicant has provided a brief analysis of the expected overshadowing and view impacts 
resulting from the proposal. The resulting impacts are considered to be reasonable or could 
be appropriately managed at a later stage in the progression of the development. It is noted 
that a reduction in the overall height from 26m to 24m would assist in reducing any impacts 
that would result from the proposal. 
 
Were the proposal to progress, existing provisions within the NSDCP 2013 and those 
proposed under the site-specific DCP would sufficiently act to protect the amenity of 
surrounding properties and the public domain. 
 
8.4.5.7 Wind Impacts 
 
No formal wind assessment has been provided with the proposal. Given the modest height 
increase proposed, and in comparison with surrounding development, it is not expected that 
the proposal would result in significant wind impacts to the surrounding locality. 
 
8.4.6 Social Impacts 
 
The redevelopment site alone has the potential to increase the site’s interaction and 
integration with the surrounding public domain.  However, when considered within the 
context of the existing strategic framework, the redevelopment of the site without a 
supporting strategic study would likely result in the further fragmentation of public space. As 
such, it is considered that the proposal is not in the social interest of the community. 
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8.4.7 Economic Impacts 
 
The proposal would result in a revitalisation of the commercial floorspace on the site.  
Accordingly, in general terms, increased density on the site is likely to result in positive 
economic impacts both in construction and ongoing operation that will be of benefit to the 
local and regional economy.  However, any such economic benefit will be minimal within the 
broader context of the North Sydney LGA.  
 
Accordingly, the proposed increase in development potential, whilst beneficial, is not vital for 
delivering on North Sydney’s employment targets and it is considered that the social and 
amenity impacts of the proposal would outweigh any economic gain it provides to the area. 
 
8.4.8 Infrastructure 
 
The site is located in proximity to existing and proposed transport infrastructure, including 
existing road connections and public transport. The site is in a locality that would allow future 
residents and workers to capitalise on the wide range of infrastructure and services available 
and planned within the area. 
 
At the development application stage, consultation would be required with utility providers 
to ensure that sufficient capacity exists in water, sewer, gas, telecommunications and other 
utility services. 
 
There is likely to be adequate services and infrastructure in the area to accommodate the 
proposed increases in demand, alternatively the applicant will be required to pay for any 
upgrades required. 
 
8.5 Strategic and Site Specific Merit Test 
 
DPIE’s ‘A guide to preparing planning proposals’ (2021) includes Assessment Criteria 
(otherwise known as the ‘Strategic and Site Specific Merit Tests’) to be considered in the case 
where the relevant strategy plan does not have Sustainability Criteria. As the North District 
Plan does not have specific Sustainability Criteria, the Strategic and Site Specific Merit Tests 
are considered below. 
 
8.5.1 Strategic Merit 
 
The Strategic Merit Test requires consideration of the following: 
 

a) Does the proposal: 

• Give effect to the relevant regional plan outside of the Greater Sydney 
Region, the relevant district plan within the Greater Sydney Region, and/or 
corridor/precinct plans applying to the site. This includes any draft regional, 
district or corridor/precinct plans released for public comment or a place 
strategy for a strategic precinct including any draft place strategy; or 

• Demonstrate consistency with the relevant LSPS or strategy that has been 
endorsed by the Department or required as part of a regional or district plan; 
or  
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• Respond to a change in circumstances that has not been recognised by the 
existing planning framework. 

 
Each of the components of the strategic merit test are discussed in sections 8.4.1 and 8.4.2 
above. 
 
8.5.2 Site Specific Merit 
 
The Site Merit Test requires consideration of the following: 
 

“b) Does the proposal have site-specific merit, having regard to the following? 

• the natural environment on the site to which the proposal relates and other 
affected land (including known significant environmental areas, resources or 
hazards) 

• the built environment, social and economic conditions  

• existing, approved and likely future uses of land in the vicinity of the land to 
which the proposal relates; and/or  

• services and infrastructure that are or will be available to meet the demands 
arising from the proposal and any proposed financial arrangements for 
infrastructure provision 

 
The site-specific issues associated with the Planning Proposal have been considered in Section 
8.4.5. Overall, the Planning Proposal seeks excessive height and proposed commercial area of 
sub-par quality.  These matters need further addressing and as such is generally not 
considered to have site specific merit. Should be addressed should the proposal progress to 
gateway determination, the following should be addressed: 
 

• the height being sought by the proposal should be reduced from 26m to 24m to 
reduce potential impacts; and 

• the lower-ground commercial area should be reconsidered for at-level or above 
ground commercial space. 

 
9. SUBMISSIONS 
 
There are no statutory requirements to publicly exhibit a planning proposal before the 
issuance of a Gateway Determination. 
 
However, Council sometimes receives submissions in response to planning proposals which 
have been lodged but not determined for the purposes of seeking a Gateway Determination. 
The generation of submissions at this stage of the planning process, arise from the community 
becoming aware of their lodgement though Council’s application tracking webpage. 
 
These submissions are normally considered as part of Council’s assessment report for a 
planning proposal, to illustrate the level of public interest in the matter before Council makes 
its determination. 
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At the time of reporting, one submission had been received. It raised the following concerns: 

• Its principal argument is the Military Road Corridor Planning Study which has been
rescinded by Council.

• There has already been a substantial breach of the Height Limit incorporated in the
approved development, DA 92/21.

• The proposed Height Limit is out of character with its environs and is excessive.

• A significant proportion of the non – residential space is proposed to be underground.

• There is inadequate public benefit being offered in the Voluntary Planning Agreement.

• Approval of this Planning Proposal would set an undesirable precedent.

These concerns have been addressed in the report above. 

CONCLUSION 

The Planning Proposal seeks to amend North Sydney Local Environmental Plan 2013 at 12-14 
Waters Road, Neutral Bay. The Planning Proposal is generally consistent with the relevant 
requirements under s3.33 of the EP&A Act.  

Whilst the Planning Proposal would result in an increase to residential accommodation and 
revitalised commercial area on the site, on balance it is considered that the issues associated 
with the proposal outweigh these benefits. The Planning Proposal is not supported for the 
following reasons: 

• The proposal does not demonstrate strategic merit as it challenges the
implementation of Action L1.5 of the North Sydney Local Strategic Planning
Statement (LSPS). In particular, it seeks to progress a planning proposal that is not
endorsed by any planning study. This would result in the haphazard
redevelopment of the area and would result in poor outcomes for the Neutral Bay
community.

• The proposal does not demonstrate site specific merit due to the following:
­ the height being sought by the proposal is excessive; and
­ the proposed underground portion of commercial area is of sub-par quality.

RECOMMENDATION 

That the Panel resolves not to support the Planning Proposal being forwarded to the 
Department of Planning, Industry and Environment seeking a request for a Gateway 
Determination. 

Jayden Perry Marcelo Occhiuzzi 
STRATEGIC PLANNER MANAGER STRATEGIC PLANNING 
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Document status  

Revision Date Name Signature 

1 22/12/2021 Daniel Barber, Planning Manager 

B.Plan (Hons), M.ProDev, CPP MPIA 

 

2 22/3/2022 Daniel Barber, Planning Manager 

B.Plan (Hons), M.ProDev, CPP MPIA 

 

Contact Details 
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Company Central Element Pty Ltd 

Office Address Suite 4, Level 17, 100 Miller Street, North Sydney  

Postal Address Suite 4, Level 17, 100 Miller Street, North Sydney, NSW 2060 

Email  dbarber@centralelement.com.au 

Phone (02) 9957 5019   

Disclaimer  

This statement of environmental effects has been prepared with reasonable effect made to ensure that this document is correct at the 

time of printing, Central Element Pty Ltd and its employees make no representation, undertake no duty and accepts no responsibility 

to any third party who use or rely upon this document or the information contained in it.  
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Appendix Document Consultant 

A Urban Design Package SJB Architects 

B Public Domain Works Arcadia 

C Traffic and Parking Assessment TTPP 

D Economic Impact Assessment Urbis 

E Local Environmental Plan Maps Central Element 

F Site Specific Development Control Plan Central Element 

G Letter of Offer Central Element 
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H Concept Architectural Drawings SJB Architects 

Version: 1, Version Date: 28/03/2022
Document Set ID: 8844320

ATTACHMENT TO PP03 - 13/04/22 Page 30



 

 

 

Version: 1, Version Date: 28/03/2022
Document Set ID: 8844320

ATTACHMENT TO PP03 - 13/04/22 Page 31



Version: 1, Version Date: 28/03/2022
Document Set ID: 8844320

ATTACHMENT TO PP03 - 13/04/22 Page 32



 

Version: 1, Version Date: 28/03/2022
Document Set ID: 8844320

ATTACHMENT TO PP03 - 13/04/22 Page 33



Version: 1, Version Date: 28/03/2022
Document Set ID: 8844320

ATTACHMENT TO PP03 - 13/04/22 Page 34



 

Version: 1, Version Date: 28/03/2022
Document Set ID: 8844320

ATTACHMENT TO PP03 - 13/04/22 Page 35



 

 

• 
• 

• 

• 

Version: 1, Version Date: 28/03/2022
Document Set ID: 8844320

ATTACHMENT TO PP03 - 13/04/22 Page 36



 

• 

• 

• 
• 
• 

• 
o 
o 
o 

• 
• 
• 
• 

Version: 1, Version Date: 28/03/2022
Document Set ID: 8844320

ATTACHMENT TO PP03 - 13/04/22 Page 37



 

 

Version: 1, Version Date: 28/03/2022
Document Set ID: 8844320

ATTACHMENT TO PP03 - 13/04/22 Page 38



 

Version: 1, Version Date: 28/03/2022
Document Set ID: 8844320

ATTACHMENT TO PP03 - 13/04/22 Page 39



Version: 1, Version Date: 28/03/2022
Document Set ID: 8844320

ATTACHMENT TO PP03 - 13/04/22 Page 40



 

 

Table 2. Existing controls under the North Sydney LEP 2013      

Clause Control 

Zoning B4 Mixed Use 

4.3 Height of Building 16m.  

Notwithstanding this, the approved five storey scheme includes a maximum height of 21.3m and 
5.3m height variation to accommodate a communal rooftop terrace, plant, lift overrun and slope of 
the land. 

4.4 Floor Space Ratio Not Applicable 

4.4A Non-residential Floor 
Area 

A minimum non-residential floor space ratio of 0.5:1 applies to the site. The site has an area of 
1,627m2 and accordingly a minimum non-residential gross floor area of 813.5m2 is required to be 
provided by a future development. 

5.10 Heritage Conservation The site is not heritage listed or located in a heritage conservation area. 

 

• 

• 
• 

• 
• 

Table 3. Existing controls under the North Sydney DCP 2013      

Clause Control 

Maximum Podium Height 2 Storeys 

Maximum Storey Height 5 Storeys 

Podium Street Setback Nil, however 1.5m ground level setback to Waters Lane.  

Tower Street Setback 3m 
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Figure 10. Permitted Building Envelope looking north-east (source: SJB Architects)

 

Figure 11. Permitted Building Envelope looking south-west (source: SJB Architects) 

Figure 12. Permitted Building Envelope illustrated in section (source: SJB Architects) 
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Table 4 Summary of the key features 

Element Proposed 

Land use  Basement Level 1: Specialty Greengrocer  

Ground Floor: retail uses with retail frontages to Waters Road and Grosvenor Street and vehicle 
entry to Waters Lane.  

Levels 1 and 5: Apartments 

Rooftop: Communal facilities and lift overrun.   

Indicative yield 36 Apartments  

Non-residential FSR 1.2:1  

Maximum building height  22m or R.L 101.2 to 99.55 (excluding lift overrun & communal area) 

26m or R.L. 104.25 (including lift overrun & communal area) 

Built form 3 storey podium with nil setback and 3 storey residential tower with 3m setback to Grosvenor Street 
and Waters Road. 

3 storey podium with 1.5m setback and 3 storey residential tower with 4.5m setback to Waters Lane. 
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Element Proposed 

Public domain  Embellishment of the public domain to Waters Road and Grosvenor Street. 

Embellishment of a shared lane and dedication of a 1.5m strip of land to Waters Lane via a right of 
way to the benefit of Council.  

 

 

Figure 13.  Concept proposal for basement level 1 (source: SJB Architects) 
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Table 5. Strategic Merit Assessment       

Consideration Assessment 

Does the proposal: 

“Give effect to the relevant regional plan outside of the Greater 

Sydney Region, the relevant district plan within the Greater 

Sydney Region, and/or corridor/precinct plans applying to the 

site. This includes any draft regional, district or corridor/precinct 

plans released for public comment or a place strategy for a 

strategic precinct including any draft place strategy” 

The proposal was fully consistent with the endorsed Military Road 
Corridor Planning Study February 2021 which was rescinded in its 
entirety in January 2022. At this stage, there is strategic plan for 
Neutral Bay notwithstanding being identified within the endorsed 
Local Strategic Planning Statement (LSPS) and Local Housing Strategy 
(LHS). Refer to section 6.5 and section 6.5 of this assessment for a 
detailed assessment. 

“Demonstrate consistency with the relevant LSPS or strategy 

that has been endorsed by the Department or required as part 

of a regional or district plan”. 

The North Sydney Local Strategic Planning Statement (LSPS) and Local 
Housing Strategy (LHS) have both been adopted by the Department 
which reference the formally adopted Military Road Corridor 
Planning Study February 2021. The proposal is therefore considered 
to be fully consistent with both the LSPS and LHS.  

Direction 53 of the North District Plan which stipulates:  

“53. Plan for urban development, new centres, better places and 
employment uses that are integrated with, and optimise 
opportunities of, the public values and use of Sydney Metro City & 
Southwest, as well as other city-shaping projects”. 

The B-Line is identified as a city-shaping project within the North 
District Plan. The proposal includes increasing employment uses at a 
site which is optimised for patronage on the new B-Line. 

Refer to section 6.5 and section 6.5 of this assessment for a detailed 
assessment. 

“Respond to a change in circumstances that has not been 

recognised by the existing planning framework” 

Factors that lead to responding to a change in circumstances may 

include, but not exclusively relate to: 

Service on the B-line started in late 2017 and it is providing extra 
services both during the day and into the evening. The B-Line includes 
a key infrastructure investment and multi-faceted program to 
improve the capacity and reliability of the bus system relied on by the 
Neutral Bay Centre to the Sydney CBD and major local health, 
education and retail destinations at Mona Vale and Brookvale-Dee 
Why. A B-Line bus stop is located within 100m of the site. The 
moderate increase in density including predominately retail and 
community facilities is a direct result of the improved connectivity of 
the centre. 
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Consideration Assessment 

• Key infrastructure investment or opportunity to plan for future 

infrastructure unanticipated by the existing strategic planning 

framework 

• Response to key Government priorities – Premier’s Priorities, 

climate change, or a shift in government policy (e.g. NSW 

Government’s Net Zero Plan) 

• Changes to population and demographic trends  

 

Table 6. Site-Specific Merit Assessment       

Consideration Assessment 

Does the proposal give regard and assess impacts to 

“The natural environment on the site to which the proposal 

relates and other affected land (including known significant 

environmental areas, resources or hazards)” 

The proposed six storey and increase in non-residential FSR will not 
result in any adverse impacts upon the natural environment. The 
proposed 1.5m whole of building setback to Waters Lane will enable 
the provision of street trees and improve the greening of the centre. 

“Existing uses, approved uses, and likely future uses of land in 

the vicinity of the land to which the proposal relates.” 

The proposal includes the retention of the B4 Mixed Use land use zone 
and North Sydney Council Military Road Corridor Planning Study has not 
recommended a change to the land use zoning of any surrounding 
properties. North Sydney Council prepared an urban design study for 
the Neutral Bay Town Centre as part of the Military Road Corridor 
Planning Study and identified that a six-storey building height (one 
additional storey) would be suitable based on the site context. 

“Services and infrastructure that are or will be available to 

meet the demands arising from the proposal and any proposed 

financial arrangements for infrastructure provision.” 

The proposed additional storey in height provides the catalyst to 
provide the following public benefits: 

o Increase the minimum non-residential FSR Standard from 0.5:1 
to 1.2:1 providing additional services and jobs for local residents. 

o Local infrastructure including the embellishment of Waters Lane 
and a voluntary monetary contribution in addition to Section 
7.11 contributions 

o A whole of building setback to Waters Lane by 1.5m and 
dedication of land to Waters Lane to improve pedestrian 
amenity and winter sunlight to the laneway. 
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Table 7. Option to achieve objectives       

Option Comment 

Option 1 - Do Nothing Without an amendment to the statutory planning controls, the proposed Design 
Concept for the site cannot be achieved. This means that the associated public 
benefits and desired building outcome by Council in its strategic study would be 
lost. 

Option 2 - Clause 4.6 Variation Request to permit 
building height and VPA for land dedication 

This option was proposed to Council as part of DA No 92/21 and it was 
recommended that a site-specific planning proposal be submitted. 

Option 3 - The Planning Proposal could seek to 
implement a site-specific provision in Part 6 of the 
North Sydney LEP to allow a lift overrun providing 
access to a communal rooftop 

The following provision could be proposed:  

Amend the North Sydney 2013 Height of Buildings Map-Sheet HOB_003 to 
include a maximum building height of 22m (RL101.2). 

Part 6 of the North Sydney 2013 could be amended to include the following 
clause: 

6.19C Development at 12-14 Waters Road   

(1) This clause applies to land at 12-14 Waters Road, being SP68360 and Lot 18 
DP537700. 

(2) Despite any other provisions of this plan, development for the purposes of a 
lift overrun, services and private/communal open space at the rooftop can exceed 
the maximum building height control to a maximum building height of 26m 
(RL104.25).     
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Option Comment 

The purpose of this clause is to limit the height of building to 22m and include a 
site-specific clause which would permit the proposed roof terrace level above the 
six storey height. 

This clause is not considered suitable as Council is seeking to amend the height of 
building map to accommodate six storeys and promotes communal roof terraces. 
It would be more appropriate to increase the height of building standard to 26m 
and include updated DCP provisions to limit the height to six storeys. 

Option 4 - Amend the Height of Building and FSR 
maps 

This option is considered the most conventional means to give statutory effect to 
the proposal. This option allows for the relevant strategic and site-specific merits 
of the proposal to be considered by Council, the DP&E, local community and 
relevant agencies. 
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Table 8. Assessment against the aims, objective & design principles of the Study  

Objective / Design Principal  Assessment Comply 

2.2 Public Domain  

Aims 

Improvements to the existing public domain in Neutral Bay town centre will be 
achieved by: 

• Improving the environment for walking, cycling and bus stops to enhance the 
Neutral Bay village atmosphere, a priority identified in during early engagement 
in 2018 

• Dedicating space for pedestrian amenity along Military Road, to relieve some 
of the impacts of increased traffic 

• Prioritising walking and cycling to limit road congestion, a key direction of the 
North Sydney Council Transport Strategy (2016) 

• Allowing space to walk, rest and socialise which will increase pedestrian 
amenity, accessibility and safety in Neutral Bay 

 

The proposal improves walking by 
embellishing the public domain to Waters 
Road, Grosvenor Street and Water Lane 
including widening the width of Waters 
Lane. 

Increased developer contributions will 
contribute toward local infrastructure 
upgrades.   

 

Yes 

The Grosvenor Lane Planning Study (NSC 2015) explores opportunities to 
revitalise the area and create further open space in Neutral Bay town centre. 

This planning study builds on that work. It aims to deliver… ”Shared zones on 
Waters Lane and Grosvenor Lane to improve existing public domain” 

 

Figure 29. Area of future public domain works (Source: Military Road Corridor 
Planning Study) 

The proposal included the dedication of a 
1.5m strip of land to Council and 
embellishment of Waters Lane to create a 
shared zone to improve the existing public 
domain. 

The proposal also includes the 
embellishment of Council public domain to 
both Waters Road and Grosvenor Street. 

The proposal additionally include voluntary 
monetary contributions towards the 
delivery of public domain works. 

Yes 

Objective 

The objective of the new Waters Lane share way includes:  

“Redirect traffic through Waters Lane and Coopers Lane with sufficient 
maneuvering space to turn large vehicles” 

The Water Lane public domain plan will 
provide an improved public domain whilst 
enabling sufficient manoeuvring for large 
vehicles. 

Yes 

3.1 Employment  

This chapter provides the policy basis to: 

• “Retain existing employment character that supports local businesses; 

• Increase local employment capacity to meet future retail and office demand by 
2036; 

• Support start-ups and other local businesses; 

• Develop a high level of local street activity and amenity; and 

• Support greater diversity and amenity of retail uses”. 

Objective 

The planning proposal includes increasing 
the minimum non-residential FSR from 
0.5:1 to 1.2:1 in accordance with the 
strategy. 

The increase in commercial FSR will 
contribute to an increase in local 
employment capacity to meet future retail 
and office demand by 2036. 

The proposal includes the additional non-
residential floor area within the basement.  

Yes 
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Objective / Design Principal  Assessment Comply 

The objective of the employment controls include: 

• Maintain the existing level of shops and services in the centre. 
• Ensure new development supports long-term local jobs growth 
• Increase the non-residential floor space ratio (FSR) in accordance with Figure 
20 

 

Figure 30. Proposed minimum FSR Standard (Source: Military Road Corridor 
Planning Study) 

Central Element undertook a retail 
investigation and economic impact 
assessment to determine a strategy for the 
retail use of the land. The retail assessment 
can be found at Appendix B. 

The location of the site adjacent to a future 
large scale supermarket with basement 
parking, convenient vehicular access and 
there being a shortage of fresh food 
produce in Neutral Bay has made the site 
well suited for speciality green grocer, such 
as Harris Farm or similar. 

The inclusion of a speciality green grocer 
within Neutral Bay will improve the 
commercial viability of the centre and will 
enable it to compete commercially with 
Mosman and Cammeray town centres.  

The first floor is well suited for a residential 
use being north facing, the site not being 
located to a busy main street, and the use 
provides a transition to the residential 
zoned land to the north of the site. 

Objectives 

Encourage a mix of retail tenancy sizes for a diverse range of users. 

Support uses that activate the centre during the day, night, and on weekends to 
make it a more attractive location for commercial operations and additional 
residential development. 

• Support a mix of small local offices and start-up businesses. 

• Allow for a variety of retail, restaurants, cafes and outdoor dining at ground 
level. Office and business.  

• Space will be provided on the first and second floor and residential above. 

• Specialty shops that provide active trade should each have shop-front entries 
that open to a laneway or street. 

To meet the new, non-residential FSR requirements development proposals 
could consider: 

• Smaller floorplates tailored to the town centre with retail spaces at 51-100m2 
and offices at 101-250m2 

• Adaptable, flexible spaces. 

• Inclusion of incubator hubs and coworking spaces. 

• The ‘pop-up shop’ application on existing and future vacant commercial space 
to support entrepreneurs and start-up businesses and minimise negative 
amenity impacts during a redevelopment process. 

The proposal includes fine grade retail to 
the street level.  

As discussed in the above section, the site 
is suited for a speciality Grosvenor Street 
given the site characteristics and its 
context. The site is contextually the most 
appropriate location for a speciality green 
grocer in Neutral Bay. 

The site will underpin the commercial 
viability of the centre and support local 
business and attract office spaces by 
making the centre a more attractive 
destination with a vibrant retail offering.  

 

Yes 

3.2 Transport 

Aims 

Designing for pedestrians and increasing the amount of public space to walk, 
rest and socialise, makes streets accessible and safe for all people. It also makes 
the town centre more attractive for businesses and residents due to increased 
pedestrian activity.  

The streetscape should be visually interesting and include engaging building 
frontages with continuous awnings to provide shelter. Materials for shared 
zones will continue across intersections to slow down traffic and enhance 
perceptions of pedestrian safety.  

This chapter provides the policy basis to: 

• Support cycling and walking as key modes of transport 

 

The proposal includes a continuous awning 
along Grosvenor Street and Waters Road. 

An active frontage is proposed along 
Waters Road and Grosvenor Street. 

The proposal includes increasing Waters 
Lane by 1.5m through land dedication which 
improves pedestrian circulation along the 
lane. 

The proposal includes developer 
contributions which will go toward 
infrastructure upgrades such as cycle lanes. 

 

Yes 
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Objective / Design Principal  Assessment Comply 

• Enhance the connectivity and amenity across and along Military Road 

• Support loading needs of local businesses 

• Maintain access to parking and loading for existing local shops 

A loading bay is proposed onsite. 

Objectives 

• Improve amenity for alternative modes of transport including walking and 
cycling. 

• Provide public parking to support local shops. 

• Replace on-street parking with off-street public car parking to free up public 
domain. 

• Maintain adequate space for loading and services in high pedestrian activity 
areas. 

• Deliver public domain and local access benefits as described in Chapter 2.2 - 
Public Domain. 

• Incorporate site access requirements as described in Chapter 3.4. 

• For significant development sites, any private redevelopment proposal will 
need to demonstrate that satisfactory arrangements have been made to ensure 
that there is no net increase in traffic generation as a result of the development. 

 

The proposal improves the amenity of 
walking by increasing the width of Waters 
lane and the embellishment of the public 
domain and turning Waters Lane to a 
shared lane. 

Parking and loading provided onsite to 
support local businesses. 

 

 

Yes 

Transport Works 

The relevant transport works include: 

• Major redevelopment sites will require an internalised loading dock. 

Delivering site specific improvements there is an opportunity to update 
Council’s Local Access and Traffic Management Action Plan (2018) and Parking 
Management Plan. This update may consider:   

• Improving intersections for pedestrians on Yeo Street, Waters Road and 
Military Road and adding a pedestrian crossing with build-outs on Yeo Street at 
Barry Street. 

• Delivering new shared zones in Bydown Street, Cheal Lane and Grosvenor 
Lane. 

• Investigating opportunities for footpath widening and kerb build-outs 
(parklets) that can be used for outdoor dining, street furniture and landscaping 

• Introducing a reduced speed limit across the whole of the study area 

• Maximising pedestrian amenity by providing time-shared, ground-level 
loading and parking. Loading may occur within set times, for example in the 
early morning and evening 

 
The proposal includes an internalised 
loading dock which is limited to deliveries 
in the early morning. 

The proposal includes the delivery of a new 
shared zone along Waters Lane and 
widening of Water Lane by 1.5m to provide 
an improved public domain. 

The proposal also includes the 
embellishment of the public domain to 
each street frontage. 

The proposal includes developer 
contributions which will contribute toward 
the improvement intersections, pedestrian 
crossing and new cycle lanes. 

 

Yes 

3.3 Built form  

These strategies aim to: 

• Improve the existing built form controls in both the North Sydney Local 
Environmental Plan 2013 (NSLEP 2013) and the North Sydney Development 
Control Plan 2013 (NSDCP 2013). 

• Incorporate non-residential floor space ratio (FSR) controls into the NSLEP 
2013. 

• Provide guidelines for planning proposals (PP) that outline the outcomes of in-
kind public benefit contributions (voluntary planning agreements/VPA). These 
outcomes and their benefits to Neutral Bay town centre have been discussed in 
previous chapters. 

The proposal is consistent with the aim of 
the strategy. 

Yes 

Land Use Zoning - Objective 

Retain existing characteristics of the land-uses. 

• The zoning of new public domain to public recreation (RE1) will be 
investigated once firm proposals are tabled  

 

The proposal includes retaining the B4 
Mixed Use zoning. 

Yes 
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Objective / Design Principal  Assessment Comply 

• No other changes are proposed to the zoning 

Building Height 

Objectives 

Carefully manage increases in building height on a limited number of locations: 

• to maintain a viable level of employment and residential capacity 

• in a manner that does not detract from the village character of the centre 

• that can deliver public benefits identified in this report 

Design Criteria 

The strategy recommends increasing the maximum building height from 5 
storeys to 6 storeys for sites identified in Figure 35 to deliver increased 
employment floor space 

• Council will consider planning proposals that seek to increase the maximum 
height limit that applies to sites 1-3, to enable a development up to the 
maximum number of storeys shown on Figure 35 

• Retain current height controls for residential areas  

• Proposed height is subject to solar and setback controls described in this 
report, the NSDCP and SEPP65 

• Residential towers should appear slender, maximise above podium habitable 
facades to all sides and with tower breaks to avoid a continuous wall along 
Military Road 

 

Figure 31. Proposed minimum FSR Standard (Source: Military Road Corridor 
Planning Study) 

 

The increase in height by one storey 
ensures it is viable to increase the amount 
of employment floor area onsite and 
setback the whole building 1.5m from 
Waters Lane which result in lost residential 
floor area. 

The additional level will not detract from 
the village character of the centre and 
1.5m land dedication to Water Lane and 
public domain embellishments delivers 
significant public benefits. 

The proposal includes increasing the 
building height from five to six storeys. 

Although the strategy only recommends 
planning proposals for sites 1-3, a planning 
proposal is proposed for the site as Central 
Element is unable to wait for the site 12-14 
Waters Road to be subject to a Council led 
planning proposal. 

The concept proposal demonstrates the 
proposal is able to fully comply with the 
NSDCP and SEPP 65. 

Yes 

Protect sunlight to public domain  

Objective 

Protect existing solar access to public open space to maintain Neutral Bay’s 
village atmosphere and prevent overshadowing of important existing and future 
public spaces. 

Design Criteria 

• Proposals for sites 1-3 should demonstrate that there is a significant increase 
in solar access to the surrounding public domain compared to existing controls. 

• Buildings above 5 storeys should not create additional shadows on May Gibbs 
Place and the future Barry Street shared zone during winter solstice. 

• For other sites within the mixed-use zone, development proposals must 
demonstrate that satisfactory measures have been proposed to protect solar 
amenity to the following existing and future spaces - Grosvenor Lane Plaza, 
Rangers Road Plaza & Young Street Plaza. 

• Maintain a minimum of 2 hours of sunlight to 70% of residential dwellings 
consistent with the solar provisions of NSDCP 2013 and SEPP65 (ADG). 

 

The proposal includes setting back the 
whole building 1.5m from Waters Lane 
which enables additional direct winter 
sunlight access to Waters Lane. 

The height of the proposal will ensure 
there will be no additional overshadowing 
to future public domain area at Grosvenor 
Lane between 10am to 3pm in accordance 
with the study. Refer to the design report 
by SJB for details of the overshadowing 
analysis.  

 

Yes 
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Objective / Design Principal  Assessment Comply 

 

 

Figure 32. Public Domain overshadowing Control (Source: Military Road 
Corridor Planning Study) 

Whole of building setbacks 

Objective 

Refine whole of building setbacks to improve pedestrian amenity. 

• Amend setback requirements in the NSDCP 2013 as per Figure 43 

• Whole of building setbacks apply to basement structures and upper levels to 
improve solar/light access and allow for deep soil zones and large tree canopies  

• Ground floor treatment should match the existing public paving according the 
NSC Style Guide 

• Retain existing trees in the setback where possible 

• Rangers Road plaza setbacks are subject to further design to deliver a new 
1,000m2 public space (see Chapter 3.4) 

 

The proposal includes increasing the 
setback from nil to a 1.5m whole of 
building setback to Waters Lane for the 
podium. 

The proposal includes a nil podium setback 
to Waters Road and Grosvenor Street. 

The proposal includes upgrading the public 
domain to all street frontages and the 
length of Waters Lane. 

 

Yes 
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Objective / Design Principal  Assessment Comply 

 

Figure 33. Building Podium Setbacks (Source: Military Road Corridor Planning 
Study) 

Above podium setbacks 

Objectives 

Manage the scale and bulk of buildings to reinforce the existing village 
atmosphere and maintain a human scale. 

• Amend the podium height and above podium setback requirements in the 
NSDCP 2103 as shown in Figure 45 

• Upper level setbacks should result in: 

• improved solar access  

• building separation that meets SEPP 65 guidelines 

• a strong relationship to the surrounding context  

• a scale that is appropriate to the village atmosphere 

• The ground floor setback is outlined on the previous pages and relate to all 
floors of the podium (no reverse setbacks). The upper level setback is calculated 
from the edge of the podium and is in addition to a ground floor setback. 

 

Figure 34. Building Tower Setbacks (Source: Military Road Corridor Planning 
Study) 

 

 

The proposed building includes a 3 storey 
podium and 3m tower setback to Waters 
Road and Grosvenor Street and a 4.5m 
building tower setback is proposed to 
Waters Lane.  

The proposal increases sunlight access to 
Water Lane by including a 4.5m tower 
setback to Waters Lane. 

The supporting concept proposal drawings 
are demonstrated to be fully compliant 
with the SEPP 65 Apartment Design Guide. 

The proposed six storey scale is considered 
to be appropriate to maintain the village 
atmosphere. 

 

 

 

Yes 

Active frontages and outdoor dining 

Provide active retail frontages along main pedestrian thoroughfares. 

• Expand outdoor dining in new public domain. 

• Increase active retail frontages as indicated in Figure 46. 

• Through-block connections should have active frontages where possible and 
enhance sight lines to additional commercial uses to create an activated and 
accessible centre. 

• Activate Grosvenor Lane by providing dual retail frontages where possible as 
shown in Figure 46. 

• Maximise potential outdoor dining spaces on new and improved public 
domain. 

 

The proposal includes an active street 
frontage to Waters Road and Grosvenor 
Street each with a shop width ranging from 
4-8m. 

Waters Lane will predominantly be a 
service lane and provide pedestrian access 
to the residential tower. This is consistent 
with the study which recommends Waters 
Lane as a service lane.  

Apartments to level 1 and above will 
provide passive surveillance of Waters 
Lane. 

 

Yes 
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Objective / Design Principal  Assessment Comply 

• Encourage a level of activation and passive surveillance in all laneways. 

• Provide and replace fine-grain architectural articulation in new facades 
through careful choice of materials and providing entries every 4-8m. 

 

Figure 35. Active Street Frontages (Source: Military Road Corridor Planning 
Study) 

Refer to the concept proposal prepared by 
SJB Architects at Appendix A for details. 

Table 9. Consistency with SEPPs and REPs 

State Environmental Planning Policy Assessment 

EPP (Koala Habitat Protection) 2020  Not applicable 

SEPP (Koala Habitat Protection) 2021  Not applicable 

SEPP (Aboriginal Land) 2019  Not applicable 

SEPP (Activation Precincts) 2020  Not applicable 

SEPP (Concurrences and Consents) 2018  Not applicable 

SEPP (Educational Establishments and Child Care Facilities) 2017  Not applicable 

SEPP (State and Regional Development) 2011  Not applicable 

SEPP (Sydney Drinking Water Catchment) 2011  Not applicable 

SEPP (Urban Renewal) 2010 Not applicable 

SEPP (Affordable Rental Housing) 2009  Not applicable 

SEPP (Western Sydney Parklands) 2009  Not applicable 

SEPP (Exempt and Complying Development Codes) 2008  Not applicable 

SEPP (Western Sydney Employment Area) 2009  Not applicable 

SEPP (Kosciuszko National Park – Alpine Resorts) 2007 Not applicable 

SEPP (Infrastructure) 2007 The future development application will trigger a referral to 
the RMS and Ausgrid. 

SEPP (Mining, Petroleum Production and Extractive Industries) 2007  Not applicable 
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State Environmental Planning Policy Assessment 

SEPP (Sydney Region Growth Centres) 2006  Not applicable 

SEPP (State Significant Precincts) 2005  Not applicable 

SEPP (Building Sustainability Index: BASIX) 2004 The BASIX SEPP requires residential development to 
achieve mandated levels of energy and water efficiency. 

The proposed development concept has been designed 
with building massing and orientation to facilitate future 
BASIX compliance, which will be documented at the 
development application stage. 

SEPP (Housing for Seniors or People with a Disability) 2004  Not applicable 

SEPP (Housing) 2021 Not applicable 

SEPP (Penrith Lakes Scheme) 1989  Not applicable 

SEPP (Kurnell Peninsula) 1989  Not applicable 

SEPP No. 19 Bushland in Urban Areas  Not applicable 

SEPP No. 21 Caravan Parks  Not applicable 

SEPP No. 33 Hazardous and Offensive Development  Not applicable 

SEPP No. 36 Manufactured Home Estates  Not applicable 

SEPP No. 47 Moore Park Showgrounds Not applicable  Not applicable 

SEPP No. 50 Canal Estate Development  Not applicable 

SEPP No. 55 Remediation of Land  

 

It is proposed to retain the zoning of the site and the 
proposed additional storey would not increase the 
potential risk of contamination in relation to the land. 

SEPP No. 64 Advertising and Signage Not applicable  Not applicable 

SEPP No. 65 Design Quality of Residential Apartment Development A concept proposal has been included with the design 
report prepared by SJB. It is demonstrated the proposal can 
fully comply with the SEPP 65 and Apartment Design Guide 
Design Criteria. 

SEPP No. 70 Affordable Housing (Revised Schemes)  Not applicable 

SEPP Vegetation in Non-Rural Areas   Not applicable 

SEPP Coastal Management 2018  Not Applicable 

SEPP (Gosford City Centre) 2018  Not Applicable 

Draft Environment SEPP There is no existing vegetation on the site. The site is within 
an existing urban area and as such will have minimal 
additional impact on the surrounding natural environment. 

Draft SEPP Primary Production and Rural Development  Not applicable 

Sydney Regional Environmental Plan No. 8 – Central Coast Plateau Areas  Not applicable 

Sydney Regional Environmental Plan No. 9 – Extractive Industry  Not applicable 

SREP No. 16 – Walsh Bay Not applicable  Not applicable 
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State Environmental Planning Policy Assessment 

SREP No. 20 – Hawkesbury-Nepean River Not applicable 

SREP No. 24 – Homebush Bay Area  Not applicable 

SREP No. 26 – City West  Not applicable 

SREP No. 30 - St Marys  Not applicable 

SREP No. 33 – Cooks Cove  Not applicable 

Sydney Regional Environmental Plan (Sydney Harbour Catchment) 2005   The site is within the Sydney Harbour Catchment to which 
this plan applies. The proposal is unlikely to have any 
additional impact on the water quality of Sydney Harbour 
as it is within an existing high-density urban environment. 
Strategies to reduce overall surface runoff and water 
retention on the site will be considered as part of the 
detailed design. 

Greater Metropolitan REP No. 2 – Georges River Catchment  Not applicable 

Willandra Lakes REP No. 1 – World Heritage Property Not applicable 

Murray REP No. 2 – Riverine Land Not applicable 

Table 10. Consistency with SEPPs and REPs 

Ministerial Direction Assessment 

Employment and Resources 

1.1 Business and Industrial Zones  

(a) encourage employment growth in suitable locations,  

(b) protect employment land in business and industrial zones, and  

(c) support the viability of identified strategic centres 

The Planning Proposal is consistent with the direction for the 
following reasons:  

▪ The proposal includes to increase the minimum non-residential 
FSR from 0.5:1 to 1.2:1 which will protect and encourage 
employment growth in Neutral Bay. 

▪ The addition of a speciality grocer will support the viability of the 
Neutral Bay Town Centre and enable it to compete with Mosman 
and Cammeray town centres. 

1.2 Rural Zones Not applicable  Not Applicable. 

1.3 Mining, Petroleum Production and Extractive Industries  Not Applicable. 

1.4 Oyster Aquaculture Not applicable  Not Applicable. 

1.5 Rural Lands Not Applicable. 

Environment and Heritage 

2.1 Environmental Protection Zones  Not applicable 

2.2 Coastal Management  Not applicable 

2.3 Heritage Conservation Not applicable 

2.4 Recreation Vehicle Areas  Not applicable 
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Ministerial Direction Assessment 

2.5 Application of E2 and E3 Zones and Environmental Overlays in 
Far North Coast LEPs  

Not applicable 

 

2.6 Remediation of Contaminated Land It is proposed to retain the zoning of the site and the proposed 
additional storey would not increase the potential risk of 
contamination in relation to the land. 

Housing, Infrastructure and Urban Development 

3.1 Residential Zones The Planning Proposal is consistent with the direction for the 
following reasons:  

▪ The proposal provides a mix of dwelling types to meet future 
population needs. The site is well placed to accommodate high 
density residential uses.   

▪ The proposed mixed-use development will make efficient use of 
existing services and infrastructure. It will provide sufficient housing 
to help meet infill housing targets and reduce the need for land 
release on the metropolitan fringe.   

▪ Residential accommodation in this location will have minimal 
impact on the natural environment or resource lands. This is 
because the precinct and sites are already developed and are not 
constrained by natural hazards. The proposal is consistent with the 
scale supported by Council through its adopted Planning Study. 

3.2 Caravan Parks and Manufactured Home Estates Not applicable 

3.4 Integrating Land Use and Transport The Planning Proposal is consistent with the direction for the 
following reasons:  

▪ The proposal to increase density on the B4 mixed use zoned site 
supports the principle of integrating land use and transport.   

▪ The site has excellent access to public transport. It is within 80m of 
the B-Line Bus Route.   

▪ The site’s proximity to public transport would provide 
opportunities for residents and employees to conveniently use 
public transport thereby reducing private vehicle trip movements.   

▪ The proposal would provide additional employment within the 
North Sydney LGA close to existing services and infrastructure.   

▪ The site is close to nearby centres which offer employment and 
other services. Additional local service provision within walking 
distance of new dwellings will be incorporated into the future 
design of the site. 

3.5 Development Near Licensed Aerodromes The site is not close to Sydney Airport however and not affected by 
an obstacle limitation surface. The proposal does not trigger an 
aviation safety assessment referral. 

3.6 Shooting Ranges  Not applicable 

3.7 Reduction in non-hosted short term rental accommodation 
period 

Not applicable 

Hazard and Risk 

4.1 Acid Sulphate Soils There is no mapping of acid sulfate soils (ASS) by Council.  

Given the location of the site high on a ridge the likelihood of ASS is 
low. Evidence of recent construction close to the site demonstrate 
ASS is not a constraint to the future proposed development of the 
site. Further assessment can be carried out if necessary as part of 
the development application. 
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Ministerial Direction Assessment 

4.2 Mine Subsidence and Unstable Land Not applicable 

4.3 Flood Prone Lane Not applicable 

4.4 Planning for Bushfire Protection Not applicable 

Regional Planning 

5.2 Sydney Drinking Water Catchments Not applicable  Not applicable 

5.3 Farm Land of State and Regional Significance on the NSW Far 
North Coast  

Not applicable 

5.4 Commercial and Retail Development along the Pacific 
Highway, North Coast  

Not applicable 

5.9 North West Rail Link Corridor Strategy Not applicable 

5.10 Implementation of Regional Plans The proposal is consistent with this Direction. This proposal outlines 
an assessment demonstrating the achievement of the objective of 
this Direction 

5.11 Development of Aboriginal Council land Not applicable 

Local Plan Making 

6.1 Approval and Referral Requirements  This is an administrative requirement for Council. 

6.2 Reserving Land for Public Purposes  This is an administrative requirement for Council. 

6.3 Site Specific Provisions  The proposal is consistent with this direction. It does not seek to 
impose unnecessarily restrictive site-specific planning controls, 
rather conventional LEP amendments such as building height and 
FSR changes to Council maps. 

Metropolitan Planning 

7.3 Parramatta Road Corridor Urban Transformation Strategy  Not applicable 

7.4 Implementation of North West Priority Growth Area Land Use 
and Infrastructure Implementation Plan   

Not applicable 

7.5 Implementation of Wilton Priority Growth Area Interim Land 
use and Infrastructure Implementation Plan  

Not applicable 

 

7.6 Implementation of Wilton Priority Growth Area Interim Land 
Use and Infrastructure Implementation Plan  

Not applicable 

 

7.7 Implementation of Glenfield to Macarthur Urban Renewal 
Corridor  

Not applicable 

7.8 Implementation of Western Sydney Aerotropolis Plan   Not applicable 

7.9 Implementation of Bayside West Precincts 2036 Plan Not applicable 

7.10 Implementation of Planning Principles for the Cooks Cove 
Precinct   

Not applicable 

 

7.11 Implementation of St Leonards and Crows Nest 2036 Plan   Not applicable 

7.12 Implementation of Greater Macarthur 2040  Not applicable 
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Ministerial Direction Assessment 

7.13 Implementation of the Pyrmont Peninsula Place Strategy   Not applicable 
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Table 11. Timetable and Program 

Stage Timeframe 

Consideration by North Sydney Council March 2022 

Council determination of Planning Proposal & sent to DPIE April 2022 

Gateway Determination Issued to Council   June 2022 

Public exhibition July 2022 

Council Assessment post-exhibition report August 2022 

Council considered  September 2022 

Submission to DPIE requesting making of LEP October 2022 

Drafting of LEP and Gazettal November 2022 
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At SJB we believe that the future of the city 
is in generating a rich urban experience 
through the delivery of density and activity, 
facilitated by land uses, at various scales, 
designed for everyone.

We create amazing places
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Greater Sydney Commission   |   Greater Sydney Region Plan 2018
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Greater Sydney Commission   |   Greater Sydney Region Plan 2018
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NOTE: Committed projects of Western Harbour Tunnel & Beaches Link, F6 – 
WestConnex to President Avenue Kogarah, Parramatta Light Rail Stage 2 and 
Sydney Metro West are subject to final business case, no investment decision 
yet. Routes and stops for some transport corridors/projects are indicative only.

Metropolitan Centre

Metropolitan Cluster

Health and Education Precinct

Strategic Centre

Economic Corridor

Trade Gateway

Western Sydney Employment Area

Land Release Area

Transit Oriented Development

Urban Renewal Area

Greater Penrith to Eastern Creek Growth Area

Urban Investigation Area

Urban Area

Protected Natural Area

Metropolitan Rural Area

Major Urban Parkland  
including National Parks and Reserves

South Creek Parkland Investigation

Waterways

Train Station

Committed Train Link

Train Link/Mass Transit Investigation 0–10 years

Train Link/Mass Transit Investigation 10–20 years

Train Link/Mass Transit Visionary

Freight Rail Investigation

Light Rail

Light Rail Investigation

Motorway

Committed Motorway

Road Investigation 0–10 years

Road Investigation 10–20 years

Road Visionary

Greater Sydney Commission   |   Greater Sydney Region Plan 2018
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Harbour CBD

• Metropolitan centre
• Global financial, 

professional, health, 
education and 
innovation sectors

• 500,000 jobs
• Innovation Corridor

CBD and South East 
Light Rail

• Connecting Randwick 
health and education 
precinct to Harbour 
CBD

Sydney Metro City & Southwest

• Chatswood to Sydenham and 
Bankstown

• Urban renewal Crows Nest, 
St Leonards, Waterloo and 
Sydenham to Bankstown

Sydney Metro West

• Fast and frequent connections 
between Harbour CBD and 
Greater Parramatta

Northconnex

• Connecting the M1 and M2 
Motorways

Eastern Economic Corridor

• Macquarie Park
• Chatswood
• St Leonards
• Harbour CBD
• Green Square-Mascot
• Randwick
• Sydney Airport

Sydney Metro Northwest

• Rouse Hill to Chatswood
• Urban renewal at Macquarie 

Park and Epping

Neutral Bay is located within 4km of Sydney CBD and 
1.8km from North Sydney CBD, the two centres that form 
the ‘Harbour CBD’ Metropolitan Centre, as outlined in the 
‘Greater Sydney Regional Plan’.

Neutral Bay is also located along the Economic Corridor that 
extends from Sydney Airport, to the South, up to Macquarie 
Park. The strategic centre of St Leonards, which forms part of 
this economic Corridor, is 2.8km away.

5 SJB

Urban Design

1.1 Regional Context

44

Version: 1, Version Date: 27/01/2022
Document Set ID: 8778999

ATTACHMENT TO PP03 - 13/04/22 Page 83



Key

Site

Centre

Distance

Sydney Harbour

Elizabeth
Bay

Garden
Island

Double
Bay

Point Piper

Circular
Quay

Sydney CBD

North Sydney 
CBD

Neutral Bay
Mosman

Balmain

Pyrmont

1.8km

2.7km2.8km

4k
m

Site

St Leonards

Neutral Bay

Bradleys
Head

Kirribilli
Point

Sydney 
Harbour
Bridge

Balmoral
Beach

The site is located in Neutral Bay, within the town centre, 
forming part of North Sydney Council LGA. 

 

6 SJB

Urban Design

1.1 Regional Context

Neutral Bay town centre is located along Military Road, which 
is a arterial connector between the Northern Beaches and 
Sydney CBD. Numerous bus routes connect the site in both 
directions. 
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The site is located within Neutral Bay Town Centre, on the 
North side of Military Road. There are numerous bus routes 
along Military Road that connect the site to the Northern 
Beaches, North Sydney CBD and Sydney City CBD. Neutral 
Bay is also part of the more recent B-Line system, this service 
provides a  frequent connection between Mona Vale and 
Wynyard. This additional public transport is reflective of the 
growth In Neutral Bay and Lower North Shore. 

There are numerous Schools within close proximity, including 
Redlands, Neutral Bay Public School and North Sydney Boys 
High School.

There is connection to Sydney harbour; 1km to the North 
via Primrose Park, and to the South at Mosman Bay which 
includes the Ferry wharf at Mosman Bay.

Neutral Bay Town Centre includes a vibrant mix of shops, 
restaurants and cafes in a village setting.   

 

400m

800m

Key

Site

Neutral Bay Town Centre

Local Amenity

Train Station

Ferry Stop

T

T

Arterial Route

Bus Route

Bus Stop

F

North Sydney 
Boys High School

Marist College
North Shore

North Sydney
CBD

North Sydney 
Station

Neutral Bay 
Town Centre

Redlands

Redlands
Neutral Bay 

Public School

Cammeray 
Golf Course

To Sydney 
CBD

Primrose
Park

North Sydney
Oval

F
Mosman Bay 

Wharf

Reid
Park

Forsyth
Park

To Chatswood

To Northern 
Beaches

7 SJB

Urban Design

1.2 Local Context

6

Version: 1, Version Date: 27/01/2022
Document Set ID: 8778999

ATTACHMENT TO PP03 - 13/04/22 Page 85



KeyKey KeyKey

8 SJB

Urban Design

1.3 Council Controls - LEP

LEP Land Use Zoning

The site is zoned B4 Mixed Use

LEP Floor Space Ratio

The site has no maximum floor space ratio

LEP Height of Building

The site has a maximum building height of 16m

LEP Heritage

The site is not listed as a heritage item

7
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KeyKey

9 SJB

Urban Design

1.3 Council Controls - LEP

LEP Minimum Non Residential Floor Space

The has a 0.5:1 minimum non-residential FSR applicable.

LEP Foreshore Building Line

Not applicable

8
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Urban Design
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Increase employment capacity

• Increase the non-residential floor space ratio (FSR) in 
accordance with Figure 19

The ESD identifies that current planning controls within 
North Sydney Council’s Local Environmental Plan 2013 
(NSLEP 2013), specifically the non-residential floor space 
ratio (FSR), could result in a reduction of jobs in the 
Neutral Bay area. By increasing the non-residential FSR 
in the area this reduction could be reversed to see a 
growth in employment capacity to meet the potential 
jobs target by 2036. 

Under the current controls, sites can convert commercial 
buildings into residential development with half the 
ground floor being provided as retail. A non-residential 
FSR of 0.5:1 applies. 

If the FSR is changed to 1.2:1 it would require future 
buildings not only to build non-residential floorspace on 
ground floor but also above. Expanded opportunities 
should be explored on larger sites.

Objective
Maintain the existing level of shops and services 
in the centre

Ensure new development supports long-term 
local jobs growth
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0.5:1Figure 19 -  (Top right) Proposed minimum increases to non-residential 
FSR in the NSLEP 2013 and further increases through planning proposals. 
(Bottom right) Increases shown as floor storeys.
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Increase employment capacity

• Increase the non-residential floor space ratio (FSR) in 
accordance with Figure 19

The ESD identifies that current planning controls within 
North Sydney Council’s Local Environmental Plan 2013 
(NSLEP 2013), specifically the non-residential floor space 
ratio (FSR), could result in a reduction of jobs in the 
Neutral Bay area. By increasing the non-residential FSR 
in the area this reduction could be reversed to see a 
growth in employment capacity to meet the potential 
jobs target by 2036. 

Under the current controls, sites can convert commercial 
buildings into residential development with half the 
ground floor being provided as retail. A non-residential 
FSR of 0.5:1 applies. 

If the FSR is changed to 1.2:1 it would require future 
buildings not only to build non-residential floorspace on 
ground floor but also above. Expanded opportunities 
should be explored on larger sites.
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Increase employment capacity

• Increase the non-residential floor space ratio (FSR) in 
accordance with Figure 19

The ESD identifies that current planning controls within 
North Sydney Council’s Local Environmental Plan 2013 
(NSLEP 2013), specifically the non-residential floor space 
ratio (FSR), could result in a reduction of jobs in the 
Neutral Bay area. By increasing the non-residential FSR 
in the area this reduction could be reversed to see a 
growth in employment capacity to meet the potential 
jobs target by 2036. 

Under the current controls, sites can convert commercial 
buildings into residential development with half the 
ground floor being provided as retail. A non-residential 
FSR of 0.5:1 applies. 

If the FSR is changed to 1.2:1 it would require future 
buildings not only to build non-residential floorspace on 
ground floor but also above. Expanded opportunities 
should be explored on larger sites.
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Increase employment capacity

• Increase the non-residential floor space ratio (FSR) in 
accordance with Figure 19

The ESD identifies that current planning controls within 
North Sydney Council’s Local Environmental Plan 2013 
(NSLEP 2013), specifically the non-residential floor space 
ratio (FSR), could result in a reduction of jobs in the 
Neutral Bay area. By increasing the non-residential FSR 
in the area this reduction could be reversed to see a 
growth in employment capacity to meet the potential 
jobs target by 2036. 

Under the current controls, sites can convert commercial 
buildings into residential development with half the 
ground floor being provided as retail. A non-residential 
FSR of 0.5:1 applies. 

If the FSR is changed to 1.2:1 it would require future 
buildings not only to build non-residential floorspace on 
ground floor but also above. Expanded opportunities 
should be explored on larger sites.
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Increase employment capacity

• Increase the non-residential floor space ratio (FSR) in 
accordance with Figure 19

The ESD identifies that current planning controls within 
North Sydney Council’s Local Environmental Plan 2013 
(NSLEP 2013), specifically the non-residential floor space 
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in the area this reduction could be reversed to see a 
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buildings into residential development with half the 
ground floor being provided as retail. A non-residential 
FSR of 0.5:1 applies. 
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Figure 31 - NSLEP 2013 - Maximum Building Height. A slight increase in 
the maximum building heights will cater to future jobs growth.
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Figure 32 - Proposed new building heights controls (in storeys) in Neutral Bay town centre. The heights within the four outlined sites are subject to 
planning proposals and negotiations for VPAs or in-kind contributions.

• Increase the maximum building height from 5 storeys to 6 
storeys for sites identified in Figure 32

• Council will consider planning proposals that seek to 
increase the maximum height limit that applies to sites 
1-4, to enable a development up to the maximum 
number of storeys shown on Figure 32

• Retain current height controls for residential areas
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Source: Military Road Corridor Planning Study Stage 1 - Future Directions Paper Source: Military Road Corridor Planning Study Stage 1 - Future Directions Paper
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Figure 11 - Proposed public domain strategy for Neutral Bay town centre. This strategy focuses on pedestrian and public domain improvements 
throughout the town centre including the development of new open space.
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Figure 23 - Future transport improvements, including PP/VPA opportunities, with a focus on pedestrian and active travel that balances the increasing 
detrimental effects of motorised vehicles in Neutral Bay town centre over the last decades. 
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The Department of Transport for New South Wales 
(TfNSW) completed the B-Line program in Neutral Bay 
in 2019. This involved upgrades to the road corridor and 
implementation of bus priority measures to improve 
reliability of bus services affected by congestion at 
several bottlenecks between Mona Vale and Sydney 
CBD.

B-Line construction has removed the parking buffer 
between pedestrians and the road, creating a less safe 
environment for pedestrians and a public perception 
of vulnerability. The concentration of people waiting 
at the bus-stop has led to conflicting movement on 
the footpath. Additional funding by the NSW State 
Government is being provided to help mitigate the 
impact of the B-Line on pedestrian amenity. 

Desired objectives:

• The planned closure of Young Street to deliver a 
new public plaza

• Repaving of Military Road footpaths

Additionally, as part of the B-Line program, Council is:

• Preparing a Style Guide and Urban Branding 
Strategy for Neutral Bay and Cremorne along 
Military Road to refresh commercial areas after two 
years of construction

• Implementing significant pieces of the earlier 
adopted Neutral Bay - Cremorne Public Domain 
Masterplan

• Implementing the B-Line Public Art Strategy for 
the bus stops in Neutral Bay and Cremorne town 
centres
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Figure 40 - Proposed minimum whole of building setback requirements. These setbacks will allow for the widening of footpaths and allow for deep soil 
zones to help rebuild Neutral Bay’s tree canopies.
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Figure 42 - Proposed above podium setback requirements. These proposed setbacks will reduce the scale and bulk of buildings and maintain a 
human scale for pedestrians in the town centre and on Military Road.
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Above podium setbacks 

• Revise podium height and above podium setback 
requirements as shown in Figure 42

The NSDCP 2013 currently requires a 2 storey podium 
be provided along street frontages with setback 
requirements above the podium to encourage human 
scale.

The majority of buildings in Neutral Bay town centre 
however are 3 storeys. The NSDCP 2013 should be 
updated to reflect this. Above podium setbacks are 
used to maintain a human scale and protect the village 
atmosphere. For Neutral Bay town centre a 3m above 
podium setback is recommended. 

Objective:
Manage the scale and bulk of buildings to 
reinforce the existing village atmosphere and 
maintain a human scale.

1
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Figure 43 - Proposed requirements for active frontages. Increasing the active frontages in the town centre will increase amenity and safety for 
pedestrians. It will also provide new opportunities for retail, restaurants and cafes in the area.
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Active frontages including 
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awnings
Dual active frontages

Active frontages and outdoor dining

Continuous active street frontages can increase the 
vibrancy of a centre, optimise surveillance and improve 
pedestrian amenity. 

Encouraging outdoor dining along street frontages 
can increase activation of streets and encourage 
community interaction. The visibility of outdoor dining 
invites and attracts passing trade, benefiting not only 
the restaurant but the surrounding retail precinct.

Objectives:
Provide active retail frontages along main 
pedestrian thoroughfares.

Expand outdoor dining in new public domain.

• Increase active retail frontages as indicated in Figure 43

• Through-block connections should have active frontages 
where possible and enhance sight lines to additional 
commercial uses to create an activated and accessible 
centre

• Activate Grosvenor Lane by providing dual retail 
frontages where possible as shown in Figure 43

• Maximise potential outdoor dining spaces on new and 
improved public domain

• Encourage a level of activation and passive surveillance 
in all laneways
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The site has evolved from a suburban subdivision pattern, 
with single dwellings to being part of the town centre. Lot 
amalgamation of 12 and 14 Waters Road allows the block to 
be completed.

1943 Aerial (Source: Six maps) 2020 Aerial (Source: Six maps)
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2.1 Site - Historical Context
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2 Building Height

Primary Vehicle Connection

Laneway Activation + Connection

Pedestrian Connection

Key Site

Area Subject to Military Road

Corridor Planning Study 

Neutral Bay Town Centre is characterised by a vibrant mix 
of shops, restaurants and cafes that includes a series of fine 
grain lanes that form a pedestrian friendly local town centre.   

Food and beverage outlets are focused on the Northern 
end of Grosvenor Street (East of Young Street), Young Lane, 
Young Street and Grosvenor Lane (adjacent the carpark). 
There are also a number of outlets on Waters Lane, between 
Grosvenor Road and Lane.

There is a large supermarket within the town centre, adjacent 
the site, and an open air carpark to the South, associated 
with Grosvenor Lane. This forms a key future site for the area 
and will be a focal point for the Northern side of the town 
centre.

The current built from varies between 2 and 5 storeys, with 
future development, as outlined in the Military Road Corridor 
Planning Study, to be in the order of 6 - 8 storeys.
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The site is located near Military Road, which is an arterial road 
and a noise generator. 

To the North there are potential views towards Middle Harbour 
and Sailors Bay. 

The orientation of the Waters Road frontage is East, Waters 
Lane faces West. The longer Southern and Northern 
boundaries are shared with neighbours, as zero setbacks, 
making access to daylight challenging.

There is an existing row of mature trees on the adjacent side 
of Waters Lane, and a single mature tree in front of the site on 
Waters Road.
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2.3 Site - Environmental

Cool Morning 
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Waters Lane Panorama

Waters Road Panorama
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2.4 Site - Views
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2.5 Site Context - Aerial Image
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2.6 Site Context - Waters Road

Image 1 - View looking North along Waters Road. Image 2 - View looking South along Waters Road.
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Image 1 
8 Waters Road 
 
Image 2 
12 Waters Road 
 
Image 3 
14 Waters Road 

Image 4 
Waters Road public domain interface with 12 Waters Road
 
Image 5 
Waters Road public domain interface with 8 Waters Road

Image 6 
Waters Road public domain interface with 14 Waters Road

Image 7 
Interface between 8 Waters Road and 12 Waters Road

2.6 Site Context - Waters Road
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2.7 Site Context - Grosvenor Street

Image 1 - Corner of Grosvenor Street and Waters Road. Image 2 - View looking East along Grosvenor Street
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Image 1 
14 Waters Road along Grosvenor Street

Image 2
14 Waters Road adjacent Waters Lane

Image 3
14 Waters Road from the Northern end of Waters Lane

Image 4
14 Waters Road viewed from Waters Lane (on the Northern 
side of Grosvenor Street

Image 5
Grosvenor Street public domain interface with 14 Waters 
Road. View looking East.

Image 6 
Grosvenor Street public domain interface with 14 Waters 
Road. View looking West.

2.7 Site Context - Grosvenor Street
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2.8 Site Context - Waters Lane

Image 1 -View from Grosvenor Street, looking South down Waters Lane Image 2 - View looking North along Waters Lane
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Image 1 
North end of Waters Lane at intersection with Grosvenor 
Street.

Image 2
View looking toward the current through site entry of 12 
Waters Road.

Image 3
View looking toward the current through site entry of 12 
Waters Road.

Image 4
8 Waters Road interface with Waters Lane, including waste 
holding room.

Image 5
Northern end of Waters Lane, viewed from Grosvenor Street. 

Image 6 
8 Waters Road interface with Waters Lane, including retail 
activation at intersection of Grosvenor Lane.

Image 7
Waters Lane, looking South from Grosvenor Street.

2.8 Site Context - Waters Lane
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2.9 Site Context - Grosvenor Lane

Image 1 -View from Waters Raod, looking West down Grosvenor Lane Image 2 - View along Grosvenor Lane
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Image 1 
View of Grosvenor Lane and the Southern end of Waters 
Lane.

Image 2
View of public carpark adjacent Grosvenor Lane.
 
Image 3
View of public carpark adjacent Grosvenor Lane.
 
Image 4 
Southern facade of supermarket adjacent Grosvenor Lane.

Image 5 
New development along Grosvenor Lane.

Image 6 
Built form interface with Grosvenor Lane interface.

Image 7 
Eastern end of Grosvenor Lane at intersection with Waters 
Road.

2.9 Site Context - Grosvenor Lane
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2.10 Site Context - Character
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(A) DENOTES RESTRICTION AS TO USER (VIDE V202513)The site falls from a high point on Waters Road, down to the 
low point on Waters Lane. There is an approximate difference 
in levels of 3m. 
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2.11 Site Topography

2.5m site fall
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The compliant envelope allows for a 16m height limit. It 
includes a 0m Southern setback, a 0m podium setback to 
Waters Road, 1.5m podium setback to Waters Lane, and 3m 
upper floor setbacks
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The built form is consistent with the setbacks of the Military 
Road Corridor Strategy, as follows;

_Waters Road Podium 0m
_Waters Road Upper 3m
_Waters Lane Podium 1.5m
_Waters Lane Upper 4.5m (i.e. 3m from below)
_Grosvenor Street Podium 0m
_Grosvenor Street Upper 3m

The scheme is consistent with the allowable built form 
within the Future Directions Report as adopted by 
Council 22nd February 2021.
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The podium is scaled to 3 storeys, with zero setback. This  
provides an appropriate interface to the public domain.

The podium is proposed as a solid brick element, providing a 
defined edge to the block and town centre. 

The materiality references and interacts with the 
predominantly brick language of the vernacular residential 
architecture of the locality.

Openings are punctured, providing a series of protected 
rooms for people in the lower dwellings.
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3.1 Grounded Base
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Create a new private courtyard garden, protected and 
sheltered from the noise and intensity of the town centre 
urban domain. Verdant. Calm. Peaceful.
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3.2 A Secret Garden
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The tower is expressed as a 3 storey recessive element 
floating above the podium, allowing the podium to be the 
visually dominant element from the public domain.

A refined and elegant framed structure is proposed allowing 
ample light and amenity to the residential dwellings on the 
upper floors.
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3.3 Order + Light Above
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Diagrams 4  
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The site is located at the corner of the town centre and 
contributes to half a block. It addresses Waters Road (East), 
Grosvenor Street (North) and Waters Lane (West).

The proposal seeks to complete the block structure with a 
‘solid’ form, thereby re-reinforcing the corner of the town 
centre.

 

The built form is expressed with a podium and tower, 
responding to its context, both current and future, as outlined 
in the Military Road Corridor Planning Study.

The podium is scaled to 3 storeys, with a zero setback, the 
tower a 3 storey recessive element.

 

Public domain activation is created with retail frontages 
located at the corners of Waters Lane and Waters Road. 

The carpark entry and loading dock are split across Waters 
Road and Waters Lane in order to allow these 2 frontages to 
have sufficient length to function effectively.

Between the corners, along Grosvenor Street, a North facing 
landscaped public domain upgrade is proposed.

A large basement level retail space is added, accessed from 
the Waters Lane retail space. This provides critical mass to 
the retail offering at the edge of the town centre.
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1 - Complete the Block 2 - A Podium + Tower 3 - Activate the Public Domain

4.1 Urban Design
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Diagrams

4.2 Architecture

At the centre of the site a courtyard is carved, effectively 
creating 2 buildings. The geometry of the courtyard promotes 
amenity to the apartments and common spaces and 
establishes sight lines.

The courtyard becomes a private garden, protected and 
sheltered from the noise and intensity of the town centre 
urban domain.

 

The podium is scaled to 3 storeys, with a zero setback, 
providing an edge and interface between the development 
and public domain.

The podium is proposed as a solid brick element, providing 
a strong edge to the block and town centre. It references 
and interacts with the predominantly brick language of the 
vernacular residential architecture of the locality
 

The tower is expressed as a 3 storey recessive element 
floating above the podium, allowing the podium to be the 
visually important element from the public domain.

A refined and elegant framed structure is proposed allowing 
ample light and amenity to the residential dwellings on the 
upper floors.

On the roof a large green communal open space is proposed.
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1 - Sculpt a Courtyard 2 - Podium Expression 3 - Tower Expression
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Summary
The building is split symmetrically into two forms arranged 
around a courtyard - bedrooms are positioned facing the 
courtyard, living rooms along the street boundaries.

The split form results in a dual core arrangement, each lobby 
servicing approximately 4 apartments.

Conclusion
The courtyard erodes the North fade of the development, 
resulting in less living rooms having access to a Northerly 
aspect, this forces living spaces onto Waters Road and 
Waters Lane (West).

Due to the layout and location of the courtyard, the 3 
bedroom apartments become overly deep, and are located in 
a less desirable position along the Southern boundary.  

Opposing bedrooms in the courtyard have a 9m separation 
providing complications with privacy and non-compliance with 
SEPP65 (12m habitable to habitable separation).

Overall the location of the courtyard results in a number of 
adverse affects on the layout, position and amenity of the 
residential apartments.
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Summary
The building is split asymmetrically into two forms arranged 
around a courtyard - in this scenario 3 bedrooms apartments 
can be located to the North.

The split form results in a dual core arrangement, each lobby 
servicing approximately 4-5 apartments.

Conclusion
The courtyard erodes the North fade of the development, 
resulting in less living rooms having access to a Northerly 
aspect, this forces living spaces onto Waters Road and 
Waters Lane (West).

In addition, the asymmetrical layout results in a 1 bedroom 
apartment being located within the courtyard, a poor 
outcome.

The 2 bedroom apartments become overly deep and narrow, 
difficult to plan efficiently.  

Opposing bedrooms in the courtyard have a 9m separation 
providing complications with privacy and non-compliance with 
SEPP65 (12m habitable to habitable separation).

Overall the location of the courtyard results in a number of 
adverse affects on the layout, position and amenity of the 
residential apartments.
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5.2 Test B
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Summary
The building is built to the street frontages and arranged 
around a central courtyard - in this scenario there is more 
North facing frontage for residential amenity.

A dual core arrangement is provided to reduce common 
circulation and allow for additional cross ventilation. Each 
lobby servicing approximately 3-4 apartments.

Conclusion
The North facing frontage and dual core arrangement 
provides good amenity along the street frontages. 

The contiguous floor plate allows for flexibility in apartment 
planning, with all living rooms located along the frontages, 
which is preferred. 

Typically opposing bedrooms in the courtyard have a 12m 
separation providing compliance with SEPP65 (12m habitable 
to habitable separation). There are small areas of non-
compliance with SEPP65 separation.

Overall the location of the courtyard results in a good 
outcome, however the shape and arrangement of the 
courtyard feels unnecessary rigid and potentially too intense.
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5.3 Test C 
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Summary
The building is built to the Northern street frontage and then 
setback from the Southern boundary on Waters Street and 
Waters Lane. At the centre of the site it is built with a zero 
setback.

A dual core arrangement (with split level stair) is provided 
to reduce common circulation. Each lobby servicing 
approximately 3-4 apartments.

Conclusion
The North facing frontage and dual core arrangement 
provides good amenity along the street frontages. 

The contiguous floor plate allows for flexibility in apartment 
planning, with all living rooms located along the frontages, 
which is preferred. 

The courtyards allow for a reduction in opposing bedrooms 
providing compliance with SEPP65 (12m habitable to 
habitable separation). 

Overall the residential apartment/s located on the southern 
boundary (living rooms away from street boundaries) would 
have poor amenity (light and view). The central stair and lifts 
have a poor impact on the retail areas and result in deep 
residential lobby spaces on ground floor. 
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5.4 Test D
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Summary
The building is built to the street frontages and arranged 
around a central courtyard - in this scenario there is more 
North facing frontage for residential amenity.

A dual core arrangement is provided to reduce common 
circulation and allow for additional cross ventilation. Each 
lobby servicing approximately 3-5 apartments.

Conclusion
The North facing frontage and dual core arrangement 
provides good amenity along the street frontages. 

The contiguous floor plate allows for flexibility in apartment 
planning, with all living rooms located along the frontages, 
which is preferred. 

All 3 bedroom apartments can be located along the primary 
North facing frontage and the central through apartments 
are a compliant depth, with 6m separation to the Southern 
boundary (green wall). 

Opposing bedrooms in the courtyard have 20m separation 
achieving higher compliance with SEPP65 (12m habitable to 
habitable separation).

Overall the location of the courtyard results in a positive 
outcome, with the sculpted shape and arrangement providing 
good outlook and privacy to bedrooms.
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5.5 Test - Preferred
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Ground Floor Layout_Waters Lane

The lower ground floor layout consists of the following key 
elements;

• A retail space with entry from the corner of Waters Lane
 and Grosvenor Street. The retail space addresses and
 activates both Waters Lane and Grosvenor Street.

• A residential lobby with access from Waters Lane, to the 
South a solid element buffers it from the service zones.

• A waste holding area, with direct access to Waters Lane
 for council pick up as required by the DCP. 

• Services zones that include the substation and loading
 dock (servicing the retail areas). The Waste holding
 room, substation and loading dock are combined into an
 integrated architectural element.
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6.2 Ground Floor Plan - Water Road

Ground Floor Layout_Waters Road

The upper ground floor layout consists of the following key 
elements;

• A retail space with entry from the corner of Waters Road
 and Grosvenor Street. The retail space addresses and
 activates both Waters Road and Grosvenor Street.

• A residential lobby with access from Waters Road - to the 
South a solid element buffers it from the carpark entry.

• 2 cores, that include a lift, stair and lobby; 
 _Core W serves the apartments on Waters Lane. The
 courtyard provides light and outlook to both the lobby and
 stair.
 _Core E serves the apartments on Waters Road. The
 courtyard provides light and outlook to both the lobby and
 stair.

• 2 x 3 bed through apartments that address Waters Rd;
 _Apartments are naturally cross ventilated.
 _The living room, balcony and master bedroom address 
 Waters Road and have a north aspect to maximise 
 amenity.
 _The second bedrooms utilise the Courtyard for amenity  
 with outlook onto the landscaped space and Southern
 green facade.   
 
• A mix of 1/2/3 bed apartments that address the public 

domain;
 _Apartments are naturally cross ventilated where possible.
 _Living rooms and balconies address the street with the
 majority North facing.
 _Bedrooms utilise the courtyard for amenity, with 20m
 between opposing bedrooms.
 _The majority of apartments are cross ventilated.

• A landscaped courtyard.
 _Measuring approximately 20m x 6m the sculpted  
 courtyard provides a space that connects the building into  
 a unified whole and provides amenity to both the lobby and  
 residential apartments.
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• A landscaped courtyard
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Proposed Scheme

6.3 Public Domain Concept

Source: Arcadia Design Report
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54 SJB

Proposed Scheme

Lower Ground Floor Layout

The lower ground floor layout consists of the following key 
elements;

• A large retail space suitable for a gym, market or similar. It
 is accessed via a lift and has an allowance for a escalator
 or translator.

• The space includes a goods lifts which connects to the
 basement and loading dock.

• The carpark entry ramp carves through the South West
 corner of the floor plate.
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• A large retail space suitable for a supermarket or similar. It 
is accessed via a lift and has an allowance for escalator or 
translator. 
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Proposed Scheme

Source: Arcadia Design Report

6.6 Courtyard
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6.7 Level 3 Plan

Level 3 Layout

The level 3 layout consists of the following key elements;

• 2 cores, that include a lift, stair and lobby; 
 _Core W serves the apartments on Waters Lane. The
 courtyard provides light and outlook to both the lobby and
 stair.
 _Core E serves the apartments on Waters Road. The
 courtyard provides light and outlook to both the lobby and
 stair.

• 2 x 3 bed through apartments that address Waters Rd;
 _Apartments are naturally cross ventilated.
 _The living room, balcony and master bedroom address 
 Waters Road and have a north aspect to maximise 
 amenity.
 _The second bedrooms utilise the Courtyard for amenity  
 with outlook onto the landscaped space and Southern
 green facade.   
 
• A mix of 1/2/3 bed apartments that address the public 

domain;
 _Apartments are naturally cross ventilated where possible.
 _Living rooms and balconies address the street with the
 majority North facing.
 _Bedrooms utilise the courtyard for amenity, with 20m
 between opposing bedrooms.
 _The majority of apartments are cross ventilated.

• A landscaped courtyard.
 _Measuring approximately 20m x 6m the sculpted  
 courtyard provides a space that connects the building into  
 a unified whole and provides amenity to both the lobby and  
 residential apartments.
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• 4 x 3 bed, 4 x 2 bed apartment;

_Living room and master bedrooms features generous 
courtyards with a majority north aspect to maximise 
amenity
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6.8 Level 4 Plan

Level 4 Layout

The level 4 layout consists of the following key elements;

• 2 cores, that include a lift, stair and lobby; 
 _Core W serves the apartments on Waters Lane. The
 courtyard provides light and outlook to both the lobby and
 stair.
 _Core E serves the apartments on Waters Road. The
 courtyard provides light and outlook to both the lobby and
 stair.

• 2 x 3 bed through apartments that address Waters Rd;
 _Apartments are naturally cross ventilated.
 _The living room, balcony and master bedroom address 
 Waters Road and have a north aspect to maximise 
 amenity.
 _The second bedrooms utilise the Courtyard for amenity  
 with outlook onto the landscaped space and Southern
 green facade.   
 
• A mix of 1/2/3 bed apartments that address the public 

domain;
 _Apartments are naturally cross ventilated where possible.
 _Living rooms and balconies address the street with the
 majority North facing.
 _Bedrooms utilise the courtyard for amenity, with 20m
 between opposing bedrooms.
 _The majority of apartments are cross ventilated.

• A landscaped courtyard.
 _Measuring approximately 20m x 6m the sculpted  
 courtyard provides a space that connects the building into  
 a unified whole and provides amenity to both the lobby and  
 residential apartments.
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• 6 x 3 bed apartment;

_Living room and master bedrooms features generous 
balconies with majority north aspect to maximise amenity 
_The second bedroom utilities the Courtyard for amenity 
with outlook onto the landscaped space and Southern 
green facade. 
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