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ITEM-3 OUTCOME OF EXHIBITION OF FIVE DOCK TOWN CENTRE 

URBAN DESIGN STUDY     

 

Department Planning and Environment  

 

Author Initials:  MF 

 

EXECUTIVE SUMMARY 

 

The Five Dock Town Centre Urban Design Study is a 20 year plan that provides options and 

strategies to deliver improvements over the short to long term. 

 

Renewal of the Five Dock Town Centre presents an opportunity to make a positive 

contribution to the City’s FuturesPlan20 vision through the delivery of an attractive village 

centre and public space.  It will secure an improved public domain, a more connected street 

network and additional development opportunities, whilst maintaining the friendly village 

feel of Five Dock. 

 

The Five Dock Town Centre Urban Design Study was placed on public exhibition over 

December 2013 and January 2014.  In response to the exhibition, thirty one (31) submissions 

in total were received, from businesses, landowners and residents living in and adjacent to the 

centre.  The submissions are summarised at Attachment 1 to this report. 

 

Submissions expressed general support for the draft Study, however, raised matters relating 

to potential for a second supermarket to be established, impacts on existing residents, 

streetscape improvements and development capacity. 

 

The Study establishes building envelope controls as well as providing significant 

improvements to the public domain.  This will support redevelopment in the centre and 

provide greater certainty for development proponents, Council and the local community.  The 

recommendations of the Study strike an appropriate balance between incentivising 

development and securing precinct infrastructure within acceptable amenity and 

environmental impacts. 

 

It is recommended that the Study be adopted as the way forward for the Five Dock Town 

Centre and that a Planning Proposal be submitted to the Department of Planning and 

Infrastructure for a Gateway determination. 

 

STRATEGIC CONNECTION 

 

This report supports FuturesPlan20 Outcome area:  

 

We will enhance our local shopping centres, community spaces and residential streets and 

the infrastructure required to service them. 

 

This report also relates to the Canada Bay Local Planning Strategy, the Canada Bay Local 

Environmental Plan 2013, the Canada Bay Development Control Plan and the Five Dock 

Town Centre Strategy. 
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REPORT 

 

Background 

The Five Dock Town Centre Urban Design Study was completed in late 2013 and comprises 

a Background Report that documents the process and studies undertaken to inform the 

recommendations and a Recommendations Report that contains the overall aspiration and 

future direction for the centre.  Key recommendations include: 

 

 a new Town Square; 

 an expanded Fred Kelly Place; 

 a welcoming Northern Gateway; 

 green & tree lined Streetscapes; 

 improved pedestrian network, including a new Five Dock School link; 

 enhanced east west cycle connection; 

 consolidated, efficient parking; 

 new controls to facilitate quality new development; and 

 an expanded B4 Mixed Use zone 

 

Public Exhibition 

The exhibition of the Five Dock Town Centre Urban Design Study followed an extensive 

engagement process with the Five Dock community as part of the preparation of the study. 

   

The exhibition occurred from 1 December 2013 to 31 January 2014 and involved the 

following community engagement activities: 

 

• direct letters to landowners affected by rezoning and land acquisition, inviting them to 

meet with Council staff and discuss the implications for their land.  Council officers 

met with ten (10) separate property owners to explain the background to the study, the 

recommendations in relation to their property and the process moving forward; 

• letters to land owners in and around the Five Dock Town Centre; 

• e-newsletter to all interested persons who contributed to the Study; 

• a community meeting to present the recommendations of the Study to residents and 

other interested stakeholders.  The presentation was attended by approximately 70 

residents and business owners; and 

• the Study and Background Report placed on the City of Canada Bay website. 

 

Council received thirty one (31) submissions.   

 

A summary of submissions with comments in response to each submission is provided as 

Attachment 1 to this report.  A brief summary of the key issues raised in submissions is also 

provided below. 

 

Second retail anchor 

Ten (10) submissions were received with regard to the potential for a new supermarket to be 

established within the Five Dock town centre.  The primary issues raised relate to traffic and 

potential impacts on the viability of established businesses. 

 

The Study recommends that the Waterview Street car park be redeveloped with a retail 

anchor on the ground floor and residential above.  No recommendation has been made about 
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the retail anchor, however, it is included in the Study as an element that would assist in 

revitalising the town centre. 

 

The study does not propose to rezone land to facilitate a new supermarket in Five Dock.  

Commercial premises and retail premises (which include supermarkets) are already 

permissible uses within the existing B4 Mixed Use zone under the Canada Bay Local 

Environmental Plan 2013.   

 

Submissions raised concern with regard to the impact that a new supermarket would have on 

established retailers.  Land use planning systems should be flexible enough to accommodate 

growth and to provide for new investment thus allowing competition between existing and 

new entrants.  There should not be any advantage or protection provided from competition to 

existing businesses and the potential financial impacts of a development proposal on an 

existing business should be not be considered in any assessment or provide grounds for an 

objection. 

 

Traffic is an important consideration that was raised in submissions and further analysis 

would be undertaken as part of the assessment of a future development application.   

 

It is worth noting that there is currently no application for a supermarket under consideration 

by Council.  Should a development application be received for a supermarket, residents and 

landowners would be notified and consulted prior to any decision being made. 

 

Property Acquisition 

Submissions were received from the owners of 1 East Street and 2 West Street, Five Dock 

with regard to the potential acquisition of their property.  Concerns raised relate to the need 

for the school link, the potential emotional and financial impact on the owners and anxiety 

caused about the timing of future acquisition. 

 

The Study recommends the creation of a new public lane/pedestrian link to create a direct 

connection between the Five Dock Public School and Great North Road, linking the school 

more closely with the town centre.  The new link will also align with the extended Fred Kelly 

Place, the new town square and the proposed new connection through to Waterview Street.  

Ultimately, a new east west link will be available through the centre of Five Dock that will 

facilitate improved connectivity and access. 

 

The properties known as 2 West Street, Five Dock (Lot 12 Sec 2 DP 7680) and 1 East Street, 

Five Dock (Lot 1 Sec DP 7680) have been identified as the preferred location to enable the 

delivery of the school link.  The land would be acquired in accordance with Council’s Land 

Acquisition & Closed Road Disposal Policy. 

 

A lane with a width of up to six (6) metres will be necessary to deliver a shared 

pedestrian/cycle path and associated space for landscaping, lighting or public art.  Any 

residue in excess of the requirement to deliver the school link and may be sold at a future 

date. 

 

Whilst the concerns of the owners are acknowledged, the proposed link is an important 

component of the study that will provide community benefits that will enable the centre to 

grow in an integrated and planned way into the future.  
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The concerns of the land owner with regard to the timing of the acquisition are appreciated 

and it is reasonable that steps be taken to minimise the impacts arising from the acquisition 

process.  Whilst the delivery of the new school link is identified in the Study as an initiative 

to be delivered in the long term, this report recommends that the acquisition process for 1 

East Street and 2 West Street, Five Dock be expedited. 

 

Planning Controls 

Existing controls for development in Five Dock Town Centre permit three (3) storey 

buildings with potential for an attic within the central part of a site.  The Study recommends 

that the centre’s height limit be increased to five (5) storeys. 

 

Four (4) submissions received suggested that Council should investigate increasing floor 

space ratio or height standards further than proposed, whilst four (4) submissions suggested 

that the proposed new planning controls had gone too far and requested that further 

restrictions on development should be imposed.  

 

Following a review of submissions, the recommendations of the Five Dock Town Centre 

strategy have been incorporated into the draft Development Control Plan (DCP) for the 

majority of sites. The draft DCP includes provisions to guide development in Five Dock so 

that new buildings appropriately respond to the urban design and public domain objectives. 

 

In addition to the recommendation of the study, there is considered to be scope to provide 

flexibility for large sites where a site specific response is likely to generate a better outcome.  

A draft clause has been prepared for inclusion in the Planning Proposal that would permit a 

floor space ratio of 3.0:1 and a height of 27 metres (8 storeys) on sites with an area over 

1,500m
2
 and a frontage of 20 metres.  The clause also requires development to ensure 

consideration is given to matters such as bulk, character and amenity impacts.  The bonus 

floor space and height would be possible on the majority of land within the centre, but would 

not apply to certain land that was identified as being a maximum of 3 to 4 storeys due to 

impact upon established dwelling houses.  This amendment would provide an incentive for 

the amalgamation of land and ensure significant redevelopment makes a positive contribution 

to the centre. 

 

The recommended building envelopes are considered to strike the right balance between 

encouraging development and facilitating good design whilst also ensuring that impact upon 

amenity of the surrounding homes is not unreasonably compromised. 

 

Public Domain Improvements 

Various submissions raised suggestions as to how the public spaces within the town centre 

could be improved.   In general, there was broad support for public domain improvements 

contained within the Study. 

 

FINANCIAL IMPACT 

 

High level costings using Rawlinsons Australian Construction Handbook have been prepared.  

These costings estimate that civil works will cost $6,000,000 if Council proceeds with the 

new Kings Road car park and $1,952,984 for the balance of work (Northern Gateway, Great 

North Road (north), Rodd Road, new pedestrian link to East Street, Henry Street, Barnstaple 

Road, Second Avenue, Fred Kelly Place (northern extension), New Town Square, School 
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link, Garfield Street, First Avenue, Kings Road, Ramsay Road and Fairlight Street.  This 

totals an estimate of $7,952,984. 

 

All works are subject to the completion of detailed designs and costings by a quantity 

surveyor. 

 

The acquisition of land is in addition to these costs.  Land identified for future acquisition 

includes: 

 

• 155 Great North Road, Five Dock (Westpac Bank); 

• 1 East Street, Five Dock 

• 2 West Street, Five Dock 

• 106 Great North Road, Five Dock (currently occupied by the former Subway 

sandwich shop and the Post Shop).  

 

The following strategy is proposed to fund the initiatives in the study:  

 

1. Waterview Street car park may be sold (entirely or in part) as a development site.  

Opportunity may exist for Council to participate in a joint venture with adjoining 

landowners.  These matters will be investigated further as part of the preparation of a 

Property Strategy. 

 

2. A multi-level car park on Kings Road will be considered as one option to provide car 

parking in the centre.  Other opportunities may exist to provide car parking other than 

this location, however the general presumption will be that there will be no reduction 

in overall parking provision.  Funds to pay for the car park may be obtained from a 

loan or income from the sale of existing assets.   

 

3. Five Dock is an important town centre in the City of Canada Bay and there is a strong 

nexus between development in and around the centre and improvements that would 

benefit the community at large.  Five Dock will experience future growth and new 

developments will pay development contributions for community infrastructure. 

 

The Canada Bay Development Contribution Plan will be amended to include cost of 

constructing works in the public domain and costs associated with the acquisition of 

land. 

 

Development Contributions received from redevelopment of 186 Great North Road 

(former Five Dock Bowling Club site) will contribute to works identified in the 

Strategy.  Contributions expected from this redevelopment equate to $2,045,920. 

 

Next steps 

 

The following quick wins are proposed in the immediate short term: 

 

• tree planting and streetscape improvements at the northern end of the centre (subject 

to Roads and Maritime Services approval); 

• new public toilet in Fred Kelly Place; and 

• new play equipment in Fred Kelly Place. 
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To implement the planning related recommendations of the Study, a Planning Proposal and 

associated Development Control Plan (DCP) have been prepared.  These planning documents 

will facilitate improved design outcomes for the Five Dock town centre and contain 

important provisions to rezone land and guide the assessment of future development 

applications. 

 

It is recommended that the Planning Proposal, draft Development Control Plan and draft s94 

Development Contributions Plan be placed on public exhibition in accordance with the 

Environmental Planning and Assessment Regulations. 

 

Following completion of the exhibition period, a further report will be provided to Council 

advising of the outcome and any further action to be taken. 

 

In order for the recommendation of the study to be successfully implemented, an internal 

working group has been established.  The working group will also be responsible for the 

preparation of public domain plans, detailed costing and for determining a timeline for the 

delivery of works on Council land.  

 

RECOMMENDATION 

 

1. THAT Council adopt the Five Dock Town Centre Urban Design Study. 

 

2. THAT Council endorse the Planning Proposal for the Five Dock Town Centre and 

that this Planning Proposal be submitted to the Department of Planning and 

Infrastructure for a Gateway Determination. 

 

3. THAT should the Planning Proposal proceed through Gateway, that it be placed on 

public exhibition, together with the draft Development Control Plan and draft Canada 

Bay s94 Development Contributions Plan. 

 

4. THAT Council commence negotiations with the owners of 1 East Street and 2 West 

Street in respect of the acquisition of 1 East Street and 2 West Street as a matter of 

priority and report back to Council on the outcome of the process. 

 

5. THAT delegation be granted to the General Manager to negotiate the purchase of 1 

East Street and 2 West Street, Five Dock to deliver the new school link and the 

residue of the land (in excess of that required to deliver the lane) be sold in the future. 

 

 

 

Attachments: 

1. Summary of submissions 

2. Five Dock Town Centre Urban Design Study Background Report 

3. Five Dock Town Centre Urban Design Study 

4. Planning Proposal – Five Dock Town Centre 

5. Draft Development Control Plan 

6. Draft Development Contributions Plan 

 

 

 



City of Canada Bay Council 

Council Meeting Agenda 20 May 2014 Page 7 

 

 

Note: Attachments 2 – 6 will be circulated separately from the agenda.  A copy of all 

attachments will be available for viewing on Council’s website and at the Canada Bay Civic 

Centre, Drummoyne. 
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