


2. THAT a future report be prepared for Council’s consideration accounting for 

submissions made and any resulting amendments to the final selected Masterplan. 

3. THAT Council write to all parties who made submissions advising the of the 

exhibition of this draft Masterplan.  This in addition to Council’s usual notification of 

relevant stakeholders. 

4. THAT Council offer landowners within the Masterplan precinct, the opportunity to 

meet and discuss details associated with the Masterplan.   

5. THAT a plain English more concise version of the Masterplan be prepared for the 

purposes of public exhibition.  

6. THAT in order to maintain high levels of pedestrian amenity and achieve sustainable 

mode share in favour of public transport to the North Sydney CBD, that parking rates 

for the precinct are foreshadowed at 1 car parking space per 600sqm of gross floor area.  

7. THAT Council be aware that the Department of Planning and Environment is 

currently considering issuing a Gateway Determination for the Planning Proposal for 

41 McLaren Street which was recommended to be exhibited concurrently with the 

Ward Street Masterplan by the North District Planning Panel. 

 

A Motion was moved by Councillor Baker and seconded by Councillor Beregi, 

 

1. THAT Council resolve to place the material prepared for the Stage 2 Ward Street 

Precinct Masterplan Options (Attachment 1) on public exhibition for 60 days. 

2. THAT a future report be prepared for Council’s consideration accounting for 

submissions made and any resulting amendments to the final selected Masterplan. 

3. THAT Council write to all parties who made submissions advising the of the 

exhibition of this draft Masterplan.  This in addition to Council’s usual notification of 

relevant stakeholders. 

4. THAT Council offer landowners within the Masterplan precinct, the opportunity to 

meet and discuss details associated with the Masterplan.   

5. THAT a plain English more concise version of the Masterplan be prepared for the 

purposes of public exhibition.  

6. THAT in order to maintain high levels of pedestrian amenity and achieve sustainable 

mode share in favour of public transport to the North Sydney CBD, that parking rates 

for the precinct are foreshadowed at 1 car parking space per 600sqm of gross floor area.  

7. THAT Council be aware that the Department of Planning and Environment is 

currently considering issuing a Gateway Determination for the Planning Proposal for 

41 McLaren Street which was recommended to be exhibited concurrently with the 

Ward Street Masterplan by the North District Planning Panel. 

 

An Amendment was moved by Councillor Gibson and seconded by Councillor Mutton, 

 

1. THAT Council resolve to place the material prepared for the Stage 2 Ward Street 

Precinct Masterplan Options (Attachment 1) on public exhibition for 60 days. 

2. THAT a future report be prepared for Council’s consideration accounting for 

submissions made and any resulting amendments to the final selected Masterplan. 

3. THAT Council write to all parties who made submissions advising the of the 

exhibition of this draft Masterplan.  This in addition to Council’s usual notification of 

relevant stakeholders. 

4. THAT Council offer landowners within the Masterplan precinct, the opportunity to 

meet and discuss details associated with the Masterplan.   

5. THAT a plain English more concise version of the Masterplan be prepared for the 

purposes of public exhibition.  

6. THAT Council be aware that the Department of Planning and Environment is 

currently considering issuing a Gateway Determination for the Planning Proposal for 

41 McLaren Street which was recommended to be exhibited concurrently with the 

Ward Street Masterplan by the North District Planning Panel. 

 

The Amendment was put and carried. 

 



Voting was as follows: For/Against 7/2 

 
Councillor Yes No Councillor Yes No 

Gibson Y  Barbour Y  

Beregi  N Drummond Y  

Keen DoI Gunning Y  

Brodie Y  Mutton Y  

Carr Y  Baker  N 

 

The Amendment became the Motion and was put and carried. 

 

Voting was as follows: For/Against 7/2 

 
Councillor Yes No Councillor Yes No 

Gibson Y  Barbour Y  

Beregi  N Drummond Y  

Keen DoI Gunning Y  

Brodie Y  Mutton Y  

Carr Y  Baker  N 

 

RESOLVED: 
1. THAT Council resolve to place the material prepared for the Stage 2 Ward Street 

Precinct Masterplan Options (Attachment 1) on public exhibition for 60 days. 

2. THAT a future report be prepared for Council’s consideration accounting for 

submissions made and any resulting amendments to the final selected Masterplan. 

3. THAT Council write to all parties who made submissions advising the of the 

exhibition of this draft Masterplan.  This in addition to Council’s usual notification of 

relevant stakeholders. 

4. THAT Council offer landowners within the Masterplan precinct, the opportunity to 

meet and discuss details associated with the Masterplan.   

5. THAT a plain English more concise version of the Masterplan be prepared for the 

purposes of public exhibition.  

6. THAT Council be aware that the Department of Planning and Environment is 

currently considering issuing a Gateway Determination for the Planning Proposal for 

41 McLaren Street which was recommended to be exhibited concurrently with the 

Ward Street Masterplan by the North District Planning Panel. 
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Figure 11. North Sydney LEP 2013 zoning map for the CBD 

 

A central principle of Stage 2 has been to promote employment floor space. The Stage 2 

Masterplan has achieved considerable additional floor space over the Stage 1 Masterplan 

primarily through additional commercial floor space proposed within the new amalgamated site 

‘B’ (as referenced in the Masterplan in attachment 1) by combining 201 Miller Street, 56 and 

66 Berry Street and southern section of 22 Ward Street carpark site. Site ‘G’ has also achieve 

considerable additional floor space through the amalgamation of 70-74 and 76 Berry Street. 

 

To achieve a significant increase in employment/commercial floor space, whilst promoting a 

high level of public domain improvement and appeal, both Masterplan options are contingent 

on amalgamations.  Given the subdivision pattern and distribution of existing development, 

planning for significant growth in this precinct is undesirable if constrained only to existing 
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allotment boundaries.  As a result, a level of cooperation and negotiation will be required 

between landowners to implement either Masterplan option.    

 

Site ‘C’ has the ability to deliver between 17,600sqm in the Central Square Option and 

38,097sqm of gross floor area in the Miller St Square Option depending on which Masterplan 

option is pursued.  

 

Collectively, the three envelopes have the ability to contribute up to approximately 185,000 

square metres gross of floor space to the existing commercial supply of North Sydney Centre. 

Sites B and G and potentially site E (41 McLaren Street) also have the ability to support new 

hotel and conference facilities, while also delivering commercial floor plates that could support 

‘Premium grade’ office space.  

 

5.5 Solar Access 

 

The height of each built form envelope identified in both the Stage 2 Masterplan Options is 

largely dictated by its resulting shadow cast upon surrounding spaces and particularly, 

important public domain elements.  

 

It should be noted that some level of solar impact from the various building envelopes occurs. 

These impacts have been carefully considered through the development of the both the 

Masterplans, with the project objectives and principles weighed up in an effort to establish a 

suitable balance of each interest. It is considered the shadow impacts of each envelope are 

reasonable in the context of a competitive and growing CBD, particularly with a new metro 

station in such close proximity.  

 

A key example is that of the amalgamated 201 Miller Street, 56 and 66 Berry Street and 

southern section of 22 Ward Street carpark site envelope, which is constrained most 

significantly by solar access to the south. Berry Square and the ‘Beau Monde’ mixed use 

building at 79 - 81 Berry Street, being the most susceptible to shadow from this site. In response, 

the form of this envelope has been carefully shaped to minimise shadow upon these elements 

as far as possible. The shadow impact inevitably cast upon Berry Square and 79-81 Berry St is 

considered reasonable in its CBD context.  

 

Importantly, this solar impact has been considered reasonable, only in the context of the creation 

of new, high amenity pubic squares that are in public ownership. Both options create these 

opportunities, which in the North Sydney CBD, are in very short supply. 

 

5.6 View Sharing 

 

As with solar access, view loss impacts from the proposed building envelopes will occur to 

varying extents. These impacts occur to existing and approved buildings, predominately those 

buildings to the north of the proposed commercial envelopes. It is considered these impacts are 

a reasonable expectation of ongoing development in a competitive and growing CBD, 

particularly with a new metro station tower proposed and 1 Denison Street a 38-Storey 

commercial tower in close proximity. 

 

The exact impact of each envelope will vary from different perspectives and will need to be 

investigated in more detail within detailed design and Development Application stages. The 

view sharing impacts posed by the envelopes envisaged in the Masterplan Options are 
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considered to present a reasonable and manageable outcome in the context of a major and 

growing CBD. 

 

 
 

Figure 12. No existing views of the Harbour Bridge or Opera House from northern residences 

 

5.7 Traffic and Parking 

 

The Stage 2 Masterplan seeks to remove vehicular movement from Ward Street, in order to 

allow for a complete pedestrianisation of the precinct. This approach is essential for safety, 

amenity, permeability, activation and the general perception of public space within the precinct 

and forms the laneway of the new ‘Eat Street’. It also facilitates and reinforces a north-south 

pedestrian spine that has the ability to connect St Leonards Park to Greenwood Plaza. 

 

In testing design possibilities, the development of built form options on the Ward Street car 

park site has adopted the following key principles that relate to parking: 

 

• P2 Capitalise on place-making and land use opportunities associated with the proposed 

Victoria Cross Metro Station. 

 

• P9 Ensure that total parking provision, including public and private parking assets, 

delivers no net increase in traffic generated with the Ward Stree t Precinct and responds 

to the Victoria Cross Metro Station. 
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Commercial Car Parking 

 

The existing public car parking facility on the Council owned Ward Street site accommodates 

570 parking spaces. Council’s traffic consultants have advised in both Stage 1 and Stage 2 that 

the majority of this services commuter parking. 

 

The work completed in Stage 1 found replacement of commercial parking within the scope of 

this project was not possible without significant compromise to public domain, best practice, 

place-making and financial return principles. The design testing exercise for stage 2 looked at 

comparative maximum parking provisions in the City of Sydney and the recently completed 

Barangaroo Precinct (1 space per 600 sqm of GFA) and found the North Sydney CBD’s existing 

parking controls (1 space per 400 sqm of GFA) were well above the comparable requirements 

and would significantly contribute to traffic if applied in the Ward Street Precinct. Thus, an 

amendment to the parking rate per square metre of gross floor area was recommended by Arup 

in its assessment and review of the Masterplan. Further analysis is provided in the attached 

Masterplan documentation.  This is also consistent with the sentiments of the North Planning 

Panel in its review of the Planning Proposal for 41 McLaren Street on 7 March 2018 in which 

it stated that any Precinct plan should not increase existing car parking beyond existing levels. 

 

 
 

Figure 13. Graph showing high volume of traffic triggered by existing carpark. 

 

Essential Car Parking 

 

Based on a revised parking rate of 1 space per 600sqm of GFA, a total of 434 car spots coupled 

with space for 1,220 bicycles is proposed for Masterplan 1 and 332 car spots and 781 bicycles 

is proposed for the Central Square Masterplan Option.  This option has a smaller overall 

floorplate calculation hence the reduced rates.  The bicycle rates are notably high and are in 

recognition of the growing trend of cycling across Sydney which will be reinforced by Metro 

and it is estimated by Arup that 10% of all trips to the precinct will be by bicycle.   

 



Report of Jennifer Lawley, Senior Strategic Planner 

Re: Ward Street Masterplan - Stage 2 

(30) 

 

 

Site Existing 
parking 

Proposed 
parking: 
Masterplan 
Option 01 

Proposed 
parking: 
Masterplan 
Option 02 

Notes 

Site A 25 No change No change No change proposed 

Sites B, C & D (Ward St 
Carpark, 201 Miller St, 
213-219 Miller St, 56 
Berry St, 66 Berry St) 

863 255 214 Site amalgamations have 
resulted in reduced parking 
requirements 

Site E (41 McLaren St) 90 59 No change Reduced number of spots 
to allow space for bicycles 
and conversion of at-grade 
parking to retail for Harnett 
St activation 

Site F (45 McLaren St) 18 3 No change Proposed parking - car 
share model 

Site G (76 Berry St) 120 118 118   

Total 1116 435 332   

 

 

In order to provide this parking and bicycle storage along with site servicing and vehicle critical 

journeys, a basement complex is envisaged below the new square. It comprises up to three 

levels. A low volume access point would be obtained via Harnett Street. Specific access 

arrangements will need to be investigated further within detailed design and development 

application stages. 
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Figure 14. The proposed new basement configuration for the Miller Street Square Masterplan 

Option 01. 
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5.8 Site D - 201 Miller Street, 56 and 66 Berry Street and 22 Ward Street: (Masterplan 

Options 01 & 02) 

 

 
Figure 15. Site D built-form envelope 

 

A primary objective of the North Sydney Growth Plan is to ensure an increase in the supply of 

‘Premium Grade’ and ‘A Grade’ office space in the North Sydney CBD. The proposed 

amalgamation of these four sites allows the potential development of a building which will 

deliver ‘Premium grade’ office space to the commercial core of the North Sydney CBD. 

  

The buildings located at 56 and 66 Berry Street are presently zoned B3 – Commercial Core, 

with height limits of RL 120 and RL 95, respectively. All sites are presently constrained 

predominately by their small site areas and the solar access control to Berry Square. The site 

has been identified as being able to achieve a height of RL 230 with an incentive to potentially 

achieve a height of RL 285 if sites are amalgamated, significant local public benefits are realised 
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through contributions to the public domain or other infrastructure as well as design excellence 

being demonstrated.  The overall height and form of the building will be subject to further 

market analysis as well as the relationship to the Victoria Cross over-station development which 

is still in design phase. 

 

Based on shadow analysis and test form modelling by our consultants the tower location and 

envelope form of the tower has been limited toward the western end of the site to avoid 

significant shadow impacts to Berry Square. Where shadow does occur, the form is designed 

to allow this shadow to be somewhat limited and continue to allow a degree of solar access. 

There are also likely to be view sharing impacts to buildings fronting Miller Street. Further 

analysis is provided in the masterplan appendixes. 

 

The Stage 2 Masterplan suggests a means through which this site can be pursued for 

development as sensitively as possible, while contributing to the employment floor space 

targets of the North District Plan. In the context of Sydney Metro and a growing CBD, the 

impacts resulting from the indicative envelope at Site ‘D’ are considered reasonable.  

 

The adjoining 201 Miller Street property contains a heritage listed commercial building which 

will largely remain in its current form and be connected to the new adjacent tower through a 

portal connection to maintain the essential heritage elements of the building. The proposed form 

of the tower behind has been carefully considered to ensure the visual reading of the façade at 

201 Miller Street is maintained whilst working within the Miller Street setback LEP principles. 

 

5.9 Site G - 70-74 & 76 Berry Street: (Masterplan Options 1 & 2) 

 

 
Figure 16. Site G built-form envelope 
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The building at 70-74 Berry Street is the redundant component of the North Sydney zone 

substation, owned by Ausgrid. The site has been earmarked for decommissioning for some 

time. The site is zoned B3 – Commercial Core and has a height limit of RL 110.  

 

Council’s Stage 2 architectural consultant identified that the existing site holds high potential 

if amalgamated with 76 Berry Street which would then facilitate the creation of a significant 

new public square which would partially form the new North Berry Street Square whilst 

allowing the creation of a ‘Premium Grade’ building on the new Site ‘G’. 

 

This proposed use of the site would also be working to address the requirements of the Major 

Project Conditions of Consent (MP10_0092) for the North Sydney Electricity Substation which 

requires explorations and the development of a study which includes considering 70-74 Berry 

Street being made available for public use. 

 

5.10 Ward Street car park  

 

Both Stage 2 Masterplan options seek to facilitate independent elements on the site of the 

existing Ward Street car park and both seek to retain partial council ownership of the land. 

Refer to diagrams below for a breakdown of proposed ownership and further information 

provided in the attached Stage 2 Masterplan. 
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Figure 17. Miller Street Square Masterplan Option 01: The proposed new council ownership 

boundaries 

 



Report of Jennifer Lawley, Senior Strategic Planner 

Re: Ward Street Masterplan - Stage 2 

(36) 

 

 

 
 

Figure 18. Masterplan Central Square option: The proposed new council ownership 

boundaries 
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5.11 SITE E - 41 McLaren Street 

 
Figure 19. Miller Street Square Masterplan Option 01: The proposed 41 McLaren envelope 

 

The building located at 41 McLaren Street is presently zoned B4 Mixed Use, with a height limit 

of RL 100. The building is a listed heritage item in NSLEP 2013. The site was previously 

identified as an opportunity site for investigation.  It has been concluded that the ‘Miller Street 

Square’ option provides an opportunity for a slim eastern tower to be pursued, however, 

Masterplan Option 2 ‘Central Square’ would be severely impacted by a tower addition and to 

overshadow this new public space would be to compromise a central objective for embarking 

on this project and undermine its public benefit intent. 

 

Furthermore, taking into account the LEP controls and the identified lack of hotel facilities in 

the North Sydney CBD as documented in the Land Use and Capacity Strategy the tower shown 

in the Miller Street Square Masterplan Option would best meet the objectives of the relevant 

controls and studies if it was a hotel facility and not a residential tower. The form and position 

of the tower has taken into account both ADG requirements and solar amenity impacts. 

 

In the Stage 1 Masterplan it was concluded an additional six stories of residential floor space 

could be contemplated and would not create additional adverse over-shadowing. Stage 2 test 

modelling demonstrated similar effects over the new ‘Central Square’. Whilst the original 

position is supported, the financial impediments of such development are acknowledged 

therefore this has not been shown in the Central Square Masterplan option. 

 

Comments from Stage 1 Masterplan which remain relevant are outlined below: 

 

 As a result of the design exercise, the Masterplan contemplates an addition of five 

 residential stories to the existing six storey commercial building, achieving RL 110. The 

 addition could be residential in use, added above the existing heritage element. The 

 addition takes a stepped form in response to the solar access constraint of the public 

 square to the south. 



Report of Jennifer Lawley, Senior Strategic Planner 

Re: Ward Street Masterplan - Stage 2 

(38) 

 

 

 

 The form identified in the Masterplan remains low enough to avoid substantial solar 

 access implication to NOC Square and surrounding mixed use developments to the east 

 and west. It is feasible that the proposed envelope may have view sharing implications 

 for the lower floors of buildings to the west, which presently obtain views immediately 

 above 41 McLaren Street to the east. These potential impacts are not considered 

 unreasonable in the scope of the increasing density around the new Victoria Cross 

 Metro Station. 

 

 An uplift of this nature is envisaged to be initiated by a developer, which would 

 acknowledge the preconditions to achieving uplift include: 

  • That the heritage element of the building be retained both in form and its 

  commercial use. 

 • The proponent enter into a Voluntary Planning Agreement (VPA). The VPA 

 would seek to make contribution to the public infrastructure components of the 

 Masterplan. 

 

 The proposed envelope would require an increase in the height limit to RL 110. 

 

a) Planning Proposal for 41 McLaren Street 

It should be noted that the owners of 41 McLaren Street lodged a Planning Proposal for a mixed 

use building on the site with a maximum height of RL 226 on 1 September 2017.  This 

represents an increase of 126m from the current height limit.  On 19 February 2018, Council 

resolved not to support the Planning Proposal given that the Ward Street Masterplanning 

Process was nearing completion and approval of a significant development within the precinct 

had the potential to undermine the objectives of this process.   

 

The matter was considered by the North Planning Panel at its meeting on 7 March 2018.  The 

Panel conditionally supported the Planning Proposal, requiring that it be exhibited concurrently 

with the Council’s Ward Street Masterplan process as a potential alternative Masterplan option.  

It additionally required that the non-residential floor space ratio be a minimum of 3:1 and that 

there be no increase in car parking beyond the current level.  

 

At the time of writing, the Department of Planning and Environment was yet to issue a Gateway 

Determination to enable the exhibition of the Planning Proposal for this site.  If this is issued 

prior to exhibition of the Ward Street Masterplan, however, the Proposal will be exhibited 

concurrently with the Council endorsed Masterplan.  It should be noted that notwithstanding 

the Panel’s deliberations, matters of heritage and engineering capacity and the relationship of 

the two, will need to be considered in much more detail when assessing the future actual 

development of this site.  
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The decision of funding models is best investigated further once the Stage 2 Masterplan can be 

finalised after community consultation and a preferred option is identified and endorsed by 

Council. 

 

8.1.2 Sites subject to private development interest 

 

Various private interests in properties around the precinct should be capable of delivering 

community facilities within the precinct, in exchange for height and zoning incentives on their 

own sites. This approach of value capture, is similar to that being employed by Council in St 

Leonards and will ensure that the resultant demand from surrounding development will 

contribute to funding of community facilities within the precinct. 

 

8.2 Feasibility 

 

Financial feasibility consultants SGS Economics & Planning have been involved in the 

development of the Stage 2 Masterplan, providing market advice and ensuring the forms, uses 

and outcomes contemplated are likely to see implementation from the market. Their input is 

integrated throughout the Masterplan document. 

 

9. The Way Forward 

 

This report seeks Council endorsement to proceed to public exhibition of the Stage 2 Masterplan 

documentation attached. 

 

Following consideration of submissions and further consultation with key stakeholders, it is 

anticipated that the Stage 2 Masterplan Options will be refined accordingly with council 

developing a final masterplan design document which will include finalised computer-

generated renders, drawings and diagrams. An implementation strategy can then be established 

that will facilitate the amendment of planning controls and detailed design to be undertaken in 

the future. Development models, staging and funding plans will also be investigated and 

established. 

 

10. Conclusion 

 

The return to Council of Ward Street car park, coupled with the introduction of Victoria Cross 

Metro Station nearby presents a significant opportunity for Council to achieve the 

transformational changes in the North Sydney Centre that have long been desired. Such factors 

give opportunity to implement large scale, best practice planning outcomes that will encourage 

visitor, business and residential communities to locate in North Sydney. 

 

The highly constrained nature of the North Sydney CBD make lateral expansion very difficult.  

With the arrival of Metro which provides for access portals to the north and south of this 

precinct, the opportunity to provide a significant contribution to the job targets identified in the 

North District Plan.  Significant, precinct wide positive change within this precinct, raises the 

opportunity to not only deliver jobs, but to provide for a strong pedestrian focused identity with 

high levels of amenity and interest which knit back into a developing laneway network.   

 

For these reasons, it is imperative that Council apply a cohesive and informed strategic process 

to the area via the development of the Stage 2 Ward Street Masterplan. This will guide 
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Council’s future planning and asset management decisions, while giving necessary clarity to 

various stakeholders. 
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