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Introduction 
 
This planning proposal relates to land at 5 Mandolong Road, Mosman (Lots 1-9 SP 
13130).  The purpose of this planning proposal is to allow development of the site 
consistent with the business zoning of the adjoining land. 
 
Site Description  
 
5 Mandolong Road is located on the south side of Mandolong Road, with a dual 
frontage to Mandolong Road and Melaleuca Lane.  It is zoned R3 Medium Density 
Residential in the draft Mosman LEP 2010.  The site currently contains a 4 storey (3 
habitable levels above parking)1960s red brick apartment building, with parking 
above ground on the first level.  
 
 

 
Figure 1: Aerial Map of 5 and 1-3 Mandolong Road 
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To the west of 5 Mandolong Road is 1-3 Mandolong Road, which is zoned B2 Local 
Centre in the draft Mosman LEP 2010.   The site has a dual frontage to Mandolong 
Road and Military Road.  It currently contains a 2 storey shopping centre with shops 
and cafes, known as the Mosman Village Plaza, with basement carparking 
accessible from Mandolong Road. 
 
Both sites are located within the Military Road Heritage Conservation Area. 
 
On 19 October 2010, a development was approved for mixed residential and 
business uses in a new building on a consolidated lot of all three properties, 
consistent with the existing zoning in the draft LEP. 
 

 
 

Figure 2: Extract from draft Mosman LEP 2010 Zoning Map, showing zoning of 5 and 1-3 
Mandolong Road 

 
 

 
Figure 3:  5 Mandolong Road, viewed from Mandolong Road  
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Figure 4:  5 Mandolong Road looking west showing elevation to Melaleuca Lane 

 
 
 
 

 
Figure 5:  1-3 Mandolong Road, looking south, showing the corner of Mandolong and Military 

Roads 



Planning proposal for 5 Mandolong Road, Mosman 
 

  4

 
PART 1    OBJECTIVES OR INTENDED OUTCOMES 
 
The objectives of the planning proposal are to: 
 

 
a) Allow for business development and higher density residential development 

close to existing services and transport hubs 
 
b) Increase employment opportunities in Mosman. 

 
 
PART 2     EXPLANATION OF THE PROVISIONS 
 
The planning proposal seeks to: 
 

a) change the zoning of 5 Mandolong Road from R3 Medium Density 
Residential to B2 Local Centre,  

b) apply the development standards equal to those applying to the adjacent B2 
zoned land, and 

 
The proposed changes are in accordance with the maps at Attachment 2 and are 
summarised in the table below: 
 
Table 1: Proposed changes to 5 Mandolong Road in the draft Mosman LEP 2010. 
 
Draft Mosman LEP 2008 
Maps 

Exhibited & 
adopted 

Proposed 

Zoning R3 Medium 
Density 

B2 Local Centre 

Minimum Lot Size 700m2 
 

No minimum lot size 
standards apply to the B2 
Local Centre zone 

Height 11m max 15m max 
Floor space ratio 1:1 max 2.5:1max (bonus FSR of 

3:1 see below) 
Bonus Floor space ratio Area 4 – 

* allows higher 
FSR if site 
>2,000m2 
 

Area 2 - refer clause 4.4B 
of the draft LEP 
(bonus FSR incentive of 3:1 
for sites equal to or over 
1000m2) 

*  refer to Clause 4.4D 
 
As a consequence of rezoning the site, the northern end of the adjacent public road, 
Melaleuca Lane, will also need to be rezoned from R3 Medium Density Residential to 
B2 Local Centre, consistent with mapping conventions in the draft Mosman LEP 
2010 zoning Map. 
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PART 3     JUSTIFICATION  
 
1 Is the planning proposal a result of any strategic study or report? 
 

Yes, the reports on the draft Mosman LEP to Council on 4 May and 6 July 2010 
include a resolution to submit a Planning Proposal to the Department of Planning 
under the gateway plan-making process to rezone 5 Mandolong Road to B2 Local 
Centre, and apply the development standards of the B2 Local Centre to the site.  
 
During the public exhibition of the draft Mosman LEP 2008 in December 2009, a 
submission from Mandolong Projects Pty Ltd was received regarding 5 Mandolong 
Road.  As Mandolong Projects had recently purchased both 1-3 and 5 Mandolong 
Road, they wanted to develop both sites for a consolidated mixed retail and 
residential development.   
 
The submission, which is at Attachment 3 of this proposal, argued for extending the 
B2 Local Centre zone boundary by changing the zoning of 5 Mandolong Road from 
R3 Medium Density Residential to B2 Local Centre.   
 
 
2. Is the planning proposal the best means of achieving the objectives or 
intended outcomes, or is there a better way? 
 
It is considered that a planning proposal is the best means of achieving the intended 
outcomes of the planning proposal. 
 
3. Is there a net community benefit? 

 
The proposal would have a net community benefit.   
 

a) The planning proposal would allow for higher density residential development 
in Mosman close to transport and services.  

 
b) It would increase housing choice in Mosman. 

 
c) It would increase employment opportunities in Mosman. 

 
d) This is a prominent corner site and would provide an opportunity to better 

integrate the new development into the character of the Military Road 
Heritage Conservation Area.  1-3 Mandolong Road is ranked as Adverse in 
the Heritage Conservation Area (HCA) map, and 5 Mandolong Road is 
unranked therefore neither site currently contributes to the significance of the 
HCA. 

 
e) The redevelopment of 5 Mandolong Road with a B2 Local Zone would 

facilitate redevelopment of the site leading to better urban design outcomes 
and improved parking and streetscape. 



Planning proposal for 5 Mandolong Road, Mosman 
 

  6

 
4. Is the planning proposal consistent with the objectives and actions 
contained within the applicable regional or sub-regional strategy (including the 
Sydney Metropolitan Strategy and exhibited draft strategies)? 
 
The draft Inner North Subregional Strategy (Hunters Hill, Lane Cove, North 
Sydney, Ryde, Mosman and Willoughby Council areas) 
Under the draft Strategy, Mosman has an employment capacity target of 1,300 and a 
dwelling target of 600 by 2031.   
 
Key directions in the draft Strategy include providing for a housing mix close to jobs, 
transport and services; providing for ageing in place and concentrating growth in 
established centres.     
 
The planning proposal is consistent with the sub-regional strategy. 
 
 
The draft Metropolitan Strategy Review – Sydney Towards 2036 
Two key challenges identified in the draft Metropolitan Strategy Review – Towards 
2036, and the subsequent ‘Urbis’ Submissions Report (June 2010), are 
accommodating the city’s growing population and integrating land use with transport.  
One of the key directions will be to provide 70% of housing growth in Sydney within 
existing urban areas.  The planning proposal is consistent with this policy.  
 
5. Is the Planning Proposal consistent with the Council’s community 
strategic plan or other local strategic plan? 
 
The planning proposal is consistent with local community and strategic plans. 
 
The SHOROC Shaping our Future Strategy (June 2010)  
SHOROC consists of the Manly, Mosman, Warringah and Pittwater Council areas.  
The Strategy sets dwelling and employment targets based on the Metropolitan 
Strategy projections of +600 dwellings and +1,300 jobs by 2031 for Mosman.  A letter 
from the Director General of the Department of Planning dated 23 September 2010 
supports the content of the Strategy.   
 
MOSPLAN(2010) 
Relevant key directions in Council’s community strategic plan include:   
 

 To provide up to 700 dwellings up to 2050  
 To provide development opportunities along the Spit/Military Road corridor 
 To provide a diversity of housing choice including ‘ageing in place’. 
 Maintaining domestic scale architecture except on Spit and Military Roads 

corridor  
 Spit Junction recognised as having potential for imaginative 

commercial/retail/residential development to complement the traditional 
Military Road shopping precinct strip 

 
6. Is the planning proposal consistent with applicable State Environmental 
Planning Policies? 
 
The planning proposal is consistent with the applicable State Environmental Planning 
Policies.   Refer to checklist in Attachment 1. 
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7. Is the planning proposal consistent with applicable Ministerial directions 
(s.117 directions)? 
 
The planning proposal is consistent with the applicable Section 117 Directions.   
Refer to checklist in Attachment 1. 
  
8. Is there any likelihood that critical habitat or threatened species, 
populations, or ecological communities, or their habitats, will be adversely 
affected as a result of the proposal? 
 
The proposal does not apply to land that has been identified as containing critical 
habitats or threatened species, populations or ecological communities, or their 
habitats. 
 
9. Are there any other likely environmental effects as a result of the planning 
proposal and how are they proposed to be managed? 
 
There are other environmental effects as a result of an increase in development 
standards on the site, but these are assessed as a part of the development 
application process for the site.   
 
10. How has the planning proposal adequately addressed any social and 
economic effects?  
 
Refer to Part 4 of the submission received on behalf of the owner at Attachment 3.  
 
11. Is there adequate public infrastructure for the planning proposal? 
 
The planning proposal would be unlikely to create any significant additional demands 
on public infrastructure. 
 
12. What are the views of State and Commonwealth public authorities 
consulted in accordance with the gateway determination? 
 
No consultation has been carried out at this stage in relation to the gateway 
determination.   
 
PART 4 COMMUNITY CONSULTATION 
 
For the purpose of public notification, this planning proposal is considered a “low 
impact planning proposal” as the proposal is consistent with the pattern of 
surrounding land uses.   Therefore a 14 day exhibition period is proposed. 
The community consultation would involve: 
 
 Notice in the local newspaper at the start of the exhibition period; 
 Notice on Council’s web site for the duration of the exhibition period; 
 Notice placed on site;  
 Written notification sent to landowners within the surrounding area, and 
 Hard copy of information available at Council offices and in the Library. 
 
 



 

  

 
 
 
 
 
 
 
 
 
 
 
 

 
ATTACHMENT 1  

 
Consideration of State Environmental Planning Policies and 

Section 117 Directions 
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Consideration of relevant State Environmental Planning Policies 
The following SEPPs are relevant to the Mosman Local Government Area.  The table identifies 
whether the planning proposal is relevant to or consistent with the SEPPs.  

 
State Environmental Planning 
Policies (SEPPs) 

 Comment 

 Not 
relevant 

Consistent Justifiably 
inconsistent 

 

SEPP No. 1 - Development 
Standards     

SEPP No. 4 - Development 
without Consent and 
Miscellaneous Exempt and 
Complying Development 
 

 
   

SEPP No. 6 - Number of 
Storeys in a Building 
 

 
   

SEPP No. 19 - Bushland in 
Urban Areas 
 

 
   

SEPP No. 21 – Caravan Parks 
  

   

SEPP No. 22 - Shops and 
Commercial Premises 
 

 
   

SEPP No. 30 – Intensive 
Agriculture 
 

 
   

SEPP No. 32 - Urban 
Consolidation (Redevelopment 
of Urban Land) 
 

 
   

SEPP No. 33 - Hazardous and 
Offensive Development 
 

 
   

SEPP No. 50 – Canal Estate 
Development  

   

SEPP No. 55 - Remediation of 
Land 
 

  
 A Phase 1 contamination 

report has been carried out 
on 1-3 and 5 Mandolong 
Road.  As 1-3 Mandolong 
Road is known to have 
contained a service station 
between 1970 and 1987 
soil sampling would be 
required by Council prior to 
any further development of 
the site, in accordance with 
the Contaminated Land 
Planning Guidelines and  
as recommended in the 
contamination report, at 
Attachment 4. 

SEPP No. 62 – Sustainable 
Aquaculture 
 

 
   

SEPP No. 64 - Advertising and 
Signage  
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State Environmental Planning 
Policies (SEPPs) 

 Comment 

 Not 
relevant 

Consistent Justifiably 
inconsistent 

 

 
SEPP No. 65 - Design Quality 
of Residential Flat Development 
 

 
   

SEPP (Building Sustainability 
Index: BASIX) 2004 
 

 
   

SEPP (Major Development) 
2005 
 

 
   

SEPP (Mining, Petroleum 
Production and Extractive 
Industries) 2007 
 

 
   

SEPP (Temporary Structures) 
2007 
 

 
   

SEPP (Infrastructure) 2007 
  

   

SEPP (Exempt and Complying 
Development Codes) 2008 
 

 
   

SEPP (Affordable Rental 
Housing) 2009 
 

  
  

Sydney Regional 
Environmental Plan (Sydney 
Harbour Catchment) 2005 
 

  
 The SEPP applies to the 

entire Mosman Municipal 
Council area identified on 
the Sydney Harbour 
Catchment Map. The site is 
not identified:  
 
(a) within the 

Foreshores and 
Waterways Area; 

(b) as a strategic 
foreshore site; 

(c) as a heritage item;  
(d) within the wetlands 

protection area; 
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Consideration of relevant Section 117 Directions applying to planning proposals 
 

Ministerial Directions under s.117 of 
the EP&A Act 

 Comment 

 Not 
relevant 

Consistent Justifiably 
inconsistent 

 

1. Employment and Resources 
 

  

 1.1 Business and Industrial Zones   
  

 1.2 Rural Zones  
   

 1.3 Mining, Petroleum Production 
 and Extractive Industries  

   

 1.4 Oyster Aquaculture  
   

2.  Environment and Heritage   
 2.1 Environmental Protection 
Zones  

   

 2.2 Coastal Protection     

 2.3 Heritage Conservation   
  

 2.4 Recreation Vehicle Areas     

3.  Housing, Infrastructure and Urban 
Development 

  

 3.1 Residential zones   
  

 3.2 Caravan Parks and 
 Manufactured Home Estates  

   

 3.3 Home Occupations  
   

 3.4 Integrating Land Use and 
 Transport 

  
  

 3.5 Development near Licensed 
 Aerodromes  

   

4.  Hazard and Risk   
 4.1 Acid Sulfate Soils  

   

 4.2 Mine Subsidence and Unstable 
 Land  

   

 4.3 Flood Prone Land  
   

 4.4 Planning for Bushfire 
Protection  

   

5  Regional Planning   
 5.1  Implementation of Regional 
 Strategies  

   

 5.2 Sydney Drinking Water 
 Catchments  

   

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

 
   

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

 
   

 5.5 Development in the vicinity of 
 Ellalong, Paxton and Millfield 
 (revoked 18 June 2010) 
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Ministerial Directions under s.117 of 
the EP&A Act 

 Comment 

 Not 
relevant 

Consistent Justifiably 
inconsistent 

 

 5.6 Sydney to Canberra Corridor 
 (Revoked 10 July 2008 see 
 amended Direction 5.1) 

 
   

 5.7 Central Coast ((Revoked 10 
July  2008 see amended Direction 5.1)  

   

 5.8 Second Sydney Airport: 
 Badgerys Creek  

   

6.  Local Plan Making     
 6.1 Approval and Referral 
 Requirements 

  
  

 6.2 Reserving Land for Public 
 Purposes 

  
  

 6.3 Site Specific Provisions   
  

7.  Metropolitan Planning     
 7.1  Implementation of the 
 Metropolitan Strategy 

  
  



 

  

 

 
 
 
 
 
 
 
 
 
 
 
 
 

ATTACHMENT 2 
Extracts from draft Mosman LEP 2008 maps showing 

proposed changes to 5 Mandolong Road 
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Extracts from draft Mosman LEP 2008 Maps showing proposed changes 
to 5 Mandolong Road 

 
Extract of Land zoning map LZN-002 – exhibited & adopted 
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Extract of Land zoning map LZN-002 - proposed 
 

B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2

R3R3R3R3R3R3R3R3R3R3R3R3R3R3R3R3R3R3R3R3R3R3R3R3R3R3R3R3R3R3R3R3R3R3R3R3R3R3R3R3R3R3R3R3R3R3R3R3R3
RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1RE1

SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2
PLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OFPLACE OF

PUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLICPUBLIC
WORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIPWORSHIP

SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2SP2
FIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIREFIRE
STATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATIONSTATION

B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2B2

95

94
97102

100
98

96

92
90

99

6

9

1
3

15

2

7

11
13

754
756

744

657

647 - 653

645

661

6
732

742

748

2

613

63
3

637

710

730

1-3

4

629

5

623-625

21

25

23

19

613

601-611

597

696
700

706
710

601-611

710

43
37 - 41

33
613

613
27

27

35

43

58
7

573

4
678

68
2

59
1

593

69
0

694

58
3

573 RD

MANDOLONG

M
U

S
T

O
N

THE

C M

MILITARY

R
D

 
 



Planning Proposal for 5 Mandolong Road, Mosman – Attachment 2 

 ii

 
Extract of Lot size map LSZ-002 - exhibited & adopted 
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Extract of Lot size map LSZ-002 - proposed 
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Extract of Height of buildings map HOB-002 - proposed 
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Extract of Floor space ratio map FSR-002 - proposed 
 

HHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHH

HHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHH

HHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHHH

NNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNN

NNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNN

NNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNN

UUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUU

NNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUU

DDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDD

UUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUU NNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNNN

UUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUU

DDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDDD

Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4Area 4

Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2Area 2

Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1Area 1

95

94
97102

100
98

96

92
90

99

6

9

1
3

15

2
7

11
13

754
756

744

657

647 - 653

645

661

6
732

742

748

2

613

63
3

637

710

730

1-3

4

629

5

623-625

21

25

23

19

613

601-611

597

696
700

706
710

601-611

710

43
37 - 41

33
613

613
27

27

35

43

58
7

573

4
678

68
2

59
1

593

69
0

694

58
3

573 RD

MANDOLONG

M
U

S
T

O
N

THE

C M

MILITARY

R
D

UUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUUU

 



 

  

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 

ATTACHMENT 3 
Submission received during public exhibition of draft 

Mosman LEP 2008 



longitude planning pty ltd 
 

 

  

Submission to the Draft Mosman  

  
Local Environmental Plan 2008 
 
In respect of the proposed zoning of 5 

Mandolong Road, Mosman  
  

 

 

for the owners Mandolong Projects Pty Ltd 

 

3 December 2009     
   

 

longitude planning pty ltd | po box 4033 illawong nsw 2234 

 

p: 02 9532 0822 | f:02 9532 0922 | m:0418640833 | e: wlplan@bigpond.net.au 

 © Copyright              



longitude planning pty ltd                                              5 Mandolong Road, Mosman  

 

 

 

TABLE OF CONTENTS 

    

 Page 

 1.  Introduction  1 

 

2. The Locality and the Site  2 
 

 3. Zoning and land use 6 

  

 4. Reasons for changing the zoning  

  from R3 Medium Density Residential  

  to B2 Local Centre Business 9 

 

  

 Appendix 1: Report of Transport and Traffic planning Associates 

 

   



longitude planning pty ltd                                              5 Mandolong Road, Mosman  

 

1 

1. Introduction  
 
This submission is in response to the exhibition of the Draft Mosman 

Local Environmental Plan 2008, particularly in relation to the 
proposed zoning of 5 Mandolong Road, Mosman. 

 

Mandolong Projects Pty Ltd have exchanged contracts for the  

purchase of 5 Mandolong Road and 1-3 Mandolong Road and it is 
intended to redevelop both sites for mixed retail and residential 

purposes either individually, or desirably, as one consolidated site. 

 
 

 

  

 

 

Figure 1: Locality Map- Source: Sydway 

 

 

THE SITE 



longitude planning pty ltd                                              5 Mandolong Road, Mosman  

 

2 

 
 

Figure 2: Aerial Map: Google Earth 

 

2. The Locality and the Site 
 

 The Locality  
 
The site is located on the south side of Mandolong Road on the corner 
Melaleuca Lane, near the junction with Military Road.  

 
The site is an isolated residential site on the corner of Melaleuca lane 

adjoining 1-3 Mandolong Road (Mosman Village Plaza) which a 

prominent corner site on Military Road on the south eastern edge of 
the Spit Junction Town Centre, near the entry to Mosman Junction.   

 

The site is developed with a four storey (3 habitable levels above 

parking) 1960’s red brick flat building containing nine, one bedroom 
Strata units.  

 

This part of Mandolong Road is developed with mostly 1960’s four 
storey walk up flat buildings and there is a recent four storey 

residential development on the corner of Filed Lane opposite the site. 
 
 

THE SITE 
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Traditional two storey shopfront terraces line both sides of the nearby 

section of Military Road.  
 

 
 
Photograph 1: The site and the existing building on the corner of Melaleuca Lane. 

 

 
 
Photograph 2: The site and existing building viwed from Mandolong Road.  
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Photograph 3: The adjacent residential development on the opposite side of 

Melaleuca Lane. 

 

 

 
 
Photograph 4: Part of the adjoing Mosman Village Plaza fronting Mandolong Road. 

The existing building at 5 Mandolong Road is just visible on the left. 
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Photograph 5: The Mosman Village Plaza viewed from the corner of Military Road and 

Field Lane. 

 

 

 
 
Photograph 6: Four storey flat buildings opposite the site in Mandolong Road. 
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Photograph 7: Terrace shops along Military Road opposite the junction with 

Mandolong Road.  
 

 The Site  
 

The legal property description is Lot 1- Lot 9 in Strata Plan 13130, 5 

Mandolong Road, Mosman. 
 

The land is rectangular in shape with a narrow frontage to Mandolong 

Road and a wider frontage to Melaleuca Lane and vehicular access 

also from the Lane. It has an area of 344m2.  
 

 3. Zoning and Land use    

 

Mosman Local Environmental Plan 1998 (the LEP) 
 

The land is presently zoned 2(e) Residential. Multiple dwellings are 
permissible with consent. Shops and commercial premises are 

prohibited.  
 

It is located in the Spit Junction Town Centre as shown on the map of 

the Mosman Business Centres Development Control Plan. Melaleuca 
Lane is the boundary of the Town Centre.  

 

It is also shown as being located in the Mosman Town Centre 
Townscape of the Mosman Residential Development Control Plan. 
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Figure 3: Extract from the Mosman LEP map 

 

The site is located in the Military Road Conservation Area of Schedule 

2A of the LEP, shown as Area 7 on the Heritage Conservation map. 
 

It is not ranked on the Military Road Conservation Area Ranking Map. 
The adjoining property at 1-3 Mandolong Road (Mosman Village 

Plaza) is shown as being Adverse to the conservation area. 

 

 
 
Figure 4: Extract from the Military Road Conservation Area Ranking Map 

 

 
 
 

 

THE SITE 

THE SITE 
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Draft Mosman Local Environmental Plan 2008 (as exhibited) 

 
The site would retain its historical zoning under Draft LEP 2008 and  
is proposed to be zoned R3 Medium Density residential. 

 

  
 

Figure 5: Extract from the Draft Mosman LEP 2008 Zoning Map. 

 
 

 
 
Figure 6: Extract from the Draft Mosman LEP 2008 FSR Map.  

 

 
 

THE SITE 

THE SITE 
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4.  Reasons for a change to the proposed zoning 
from R3 Medium Density Residential to B2 Local 
Centre Business 

 
The site is an isolated residential zoned allotment on the fringe of the 

Spit Junction Town Centre, and the identifiable and geographical 
boundary of the Spit Junction Town Centre is Melaleuca Lane.  
 

The proposed zoning is understood to represent the historical land 
use, and that is a reasonable and consistent approach when drafting 

a comprehensive environmental planning instrument such as this.  

 
The land together with the large adjoining property at 1-3 Mandolong 

Road (Mosman Village Plaza) has recently been acquired and is now  

under the same ownership and it is intended by the new owners to 

redevelop 1-3 Mandolong Road and if possible 5 Mandolong Road as 
one consolidated site for retail and residential development. 

 

The B2 Local Centre zoning would match the zoning proposed for 1-3 
Mandolong Road and would tend to improve the options and flexibility 

to develop 1-3 Mandolong Road and removes the constraints created 

by retaining the existing flat building at 5 Mandolong Road, which 
would require any new building to be setback for privacy and sunlight 

access and general amenity considerations.  

 

The constraint created by the residential zoning of 5 Mandolong Road 
involves careful consideration in terms of the relationship of that part 

of the development on 5 Mandolong Road (residential only) to the 

development on 1-3 Mandolong Road which in addition to residential 
uses could include shops and commercial premises which are 

permissible on that land only.  
 
The redevelopment of 5 Mandolong Road on its own, is not likely to 

occur, as it presently exceeds the 11m height standard and the 1:1 
floor space ratio standard. It has a density of nine, small dwellings 

and is approximately 13.6m in height.  

 
The change to the zoning would provide opportunities for an 

increased density of dwellings close to services, facilities and public 

transport in keeping with Council’s strategic planning policy which 

aims to facilitate redevelopment opportunities in the Spit Junction 
Town Centre  

 

The change to the zoning would also potentially increase employment 
opportunities by providing for an increase in retail and commercial 

development options including street level retail to activate the street 

and the corner.  

 
The redevelopment of the consolidated site represents an orderly and 

practical redevelopment of this large corner site. It creates 

employment opportunities by extending the Local Centre zone and 
increased housing opportunities. It is more efficient in terms of 
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construction and access and potentially provides a better yield for the 

developer.   
 
It enables access to a consolidated site from Melaleuca Lane, thereby 

removing the driveway and access from Mandolong Road. This also 
creates an opportunity for additional on street parking and street tree 

planting.  

 
In accordance Clause 4.4B Spit Junction – floor space ratio incentives 

(local), a maximum FSR of 3:1 applies if the site area is 1000m2 or 

more, and access is available other than from Spit or Military Road 

and the development will be compatible in bulk and scale with the 
desired future streetscape character. 

 
The consolidated site would have an area of 1205m2 and access 
would be available from Melaleuca Lane.  

 
A report prepared by Transport and Traffic Planning Associates is 

attached which provides a comparative assessment of the existing 
residential land use and the Local Centre use based on a notional 

retail and commercial component to assess parking demand and 

traffic movements.  
 

The assessment concludes that the change in zoning and potential 
increase in vehicle movements generated by the different uses would 
not cause a notable or detrimental impact on the existing operation pf 

Melaleuca Lane and/or Mandolong Road. 
 

For the reasons outlined it would be appropriate in a strategic 

planning sense, for Council to consider a review of the intended 
zoning for 5 Mandolong Road and to extend the boundary of the Spit 

Junction Town Centre to Melaleuca Lane as it should be.  

 
 

 

 Warren Long 
 MPIA CPP 

 Principal of Longitude Planning Pty Limited 
 



 

TRANSPORT AND TRAFFIC PLANNING ASSOCIATES 
 

A division of Monvale Pty Ltd ACN 060 653 125A division of Monvale Pty Ltd ACN 060 653 125A division of Monvale Pty Ltd ACN 060 653 125A division of Monvale Pty Ltd ACN 060 653 125    
ABN 44 060 653 125 

Transportation, Traffic and Design ConsultantsTransportation, Traffic and Design ConsultantsTransportation, Traffic and Design ConsultantsTransportation, Traffic and Design Consultants    
    

Suite 603 Level 6 282 Victoria Avenue PO Box 1160 Chatswood  NSW  2067 ph (02) 9411 5660  Fax (02) 9904 
6622 

Email  ttpa@ttpa.com.au 

 

Proposed zoning, 

.... Mandolong Road, Mosman 

 

Introduction 

 

This statement has been prepared to accompany a submission seeking a review of the 

proposed zoning under the Draft Mosman LEP 2008. This submission to Mosman 

Municipal Council is for a proposal to zone the subject property from R3 medium 

density Residential to B2 Local Business.  

 

 

 
Locality Map- Source: Sydway 

 

 

 

The subject site is located on the southern corner of Mandolong Road and Melaleuca 

Lane in the heart of the Mosman commercial centre.  The area to the north comprises 

medium density apartment buildings and large single dwellings extending to the 

shoreline and Balmoral. 

THE SITE 



Transport and Traffic Planning Associates 

 

 

The existing building on the site comprises a 4 storey red brick apartment building 

accommodating 9 apartments, with 9 associated parking spaces within the ground 

level and undercroft level of the building.  Vehicular access is located within the 

Melaleuca Lane frontage and is subject to left-in and left-out movements only due to 

the one-way traffic control along Melaleuca Lane. 

 

Traffic Assessment 

 

The traffic generation of the potential use following the rezoning can be established 

with reference to the RTA Guide to Traffic Generating Developments.  An assessment 

of the site (with regard to FSR, Height and setback requirements) has determined that 

a typical development would involve 100m2 of retail space, 100m2 of commercial office 

space and 9 residential apartments. 

 

Application of the RTA rates to each of these land uses indicates the following peak hour 

traffic activity, based on an unrestrained parking scenario. 

 

Land Use RTA Rate Quantity Peak Hour Traffic 

Retail 5.6 per 100m2  100m2  5.6 vtph 

Commercial 2 per 100m2  100m2  2.0 vtph 

Residential 0.4 per dwelling 9 apartments 3.6 vtph 

Total 11 vtph 

 

The projected peak hour traffic generation of 11 movements must be considered in the 

context of the existing building, which accommodates 9 apartments and 9 parking 

spaces.  In this regard the traffic generation associated with 9 apartments can be 

discounted on the basis that this represents existing activity.  Therefore the total 

increase resulting from the rezoning would be in the order of 7-8 movements during 

the morning and afternoon peak hours.  This assessment represents a robust outcome 

on the basis that no allowance has been made for shared-use trips (ie those parking 

elsewhere and visiting a number of premises within the Mosman precinct) and whether 

the parking provision would be sufficient to support this activity. 

 

Conclusion 

 

The addition of 7-8 movements within this section of Melaleuca Lane would represent 

an average of 1 movement every 7½  minutes over the peak hour.  This level of activity 

is not sufficient to cause any notable or detrimental impact upon the existing operation 

of Melaleuca Lane and/or Mandolong Road. 

 

 



 

  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

ATTACHMENT 4 – Contamination assessment of 1-5 
Mandolong Road 

 






































