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ITEM 3.2 FUTURE PLANNING OF UNITINGCARE PROPERTIES IN 

LEICHHARDT 

Division Environment and Community Management 

Author Director Environment and Community 
Management 
Manager Legal Services 

Meeting date 16th December 2014 

Strategic Plan Key Service 
Area 

Community wellbeing 
Accessibility 
Place where we live and work 
Business in the community 

SUMMARY AND ORGANISATIONAL IMPLICATIONS
 

Purpose of Report To provide Councillors with additional information 
pursuant to its resolution dated 23 September 
2014, in relation to the 3 UnitingCare properties in 
Leichhardt. 

Background  On 27th May 2014, Council resolved: 

To schedule a Councillor briefing on the future 
planning of UnitingCare properties in Leichhardt in 
relation to: 

 the legal status of putting the developments on 
exhibition 

 the legal status of ensuring these properties 
are used in perpetuity for the purpose identified 
by Council being affordable, supported, 
housing for key workers or housing to age in 
place 

 Clarification on height and number of stories 

 Clarification on the impacts on neighbouring 
properties and on the traffic network and 

 Clarification on the status of the Carlisle 
property within this proposed group 
development.  

Submit a report back to the October Ordinary 
Meeting. 

Current Status Council needs to endorse the outcome of the 
community consultation before proceeding to the 
next stages of: 

 Finalising the planning controls for the 
respective sites 

 Considering development proposals for the 
sites. 
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Relationship to existing 
policy 

The project is consistent with the objectives of 
Council’s Strategic Plan and a series of Council 
resolutions 

Financial and Resources 
Implications 

Council has previously resolved to identify 
opportunities to fund the further work at the 
upcoming quarterly budget review. 

Recommendation That: 
1. The report be received and noted 
2. The Mayor and General Manager be 

authorised to execute the Draft MOU on 
behalf of Council, subject to any minor 
administrative amendments that may be 
required 

3. The proposed building envelopes – 
comprising heights, setbacks and indicative 
FSR’s be endorsed 

4. Based on the endorsed documentation, 
Council Officers:  
a. Publicly exhibit the proposed 

development controls for the three 
sites, on the Council web site and via 
letters and emails 

b. Notify all stakeholders previously 
notified in the development of the 
proposed guidelines 

c. Include a public drop in session in the 
notification period 

d. Present the results of the community 
engagement to a future Council 
meeting 

5. UnitingCare be advised in terms of 
recommendations 2, 3 and 4 above. 

Notifications Nil 

Attachments 1.Draft MOU 
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Purpose of Report 

To provide Councillors with additional information in relation to the future planning of 
the 3 UnitingCare properties in Leichhardt, including information in relation to: 

	 the legal status of putting the developments on exhibition 

	 the legal status of ensuring these properties are used in perpetuity for the 
purpose identified by Council being affordable, supported, housing for key 
workers or housing to age in place 

 Clarification on height and number of stories 

 Clarification on the impacts on neighbouring properties and on the traffic 
network and 

 Clarification on the status of the Carlisle property within this proposed group 
development. 

Recommendation 

That: 
1. 	 The report be received and noted 
2. 	 The Mayor and General Manager be authorised to execute the Draft MOU on 

behalf of Council, subject to any minor administrative amendments that may be 
required 

3. 	 The proposed building envelopes – comprising heights, setbacks and 

indicative FSR’s be endorsed  


4. 	 Based on the endorsed documentation, Council Officers:  
a. 	 Publicly exhibit the proposed development controls for the three sites, on 

the Council web site and via letters and emails 
b. 	 Notify all stakeholders previously notified in the development of the 

proposed guidelines 
c. 	 Include a public drop in session in the notification period  
d. 	 Present the results of the community engagement to a future Council 

meeting 
5. 	 UnitingCare be advised in terms of recommendations 2, 3 and 4 above. 

Background 

Council last considered this matter it its meeting on 23 September 2014 – Refer 
http://www.leichhardt.nsw.gov.au/ArticleDocuments/2910/item2.05-sep2014
ord.pdf.aspx . 

In doing so Council considered attachments providing: 

	 A detailed summary of the Community Engagement process in relation to 
each of the Community Forums 

	 Draft Building Envelopes - for each of the sites, developed in response to both 
the Guiding Principles and the discussion/feedback provided during the 
course of the Community Engagement. 
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In response Council resolved: 

That Council provide a Councillor briefing on the future planning of UnitingCare 
properties in Leichhardt and a report be brought back to the October Ordinary 
Meeting. 

That the briefing include the legal status of putting the developments on 
exhibition: 

	 The legal status of ensuring these properties are used in perpetuity for the 
purpose identified by Council being affordable, supported, housing for key 
workers or housing to age in place  

 Clarification on height and number of stories 

 Clarification on the impacts on neighbouring properties and on the traffic 
network and 

 Clarification on the status of the Carlisle property within this proposed group 
development - Refer Resolution C300/14 

Report 

Councillor Briefing 7 October 2014 

The Councillor provided the following information: 

 Background to the project 

o 	 Details of previous Council Resolutions in April and August 2013 

o 	 Details of correspondence from UnitingCare dated 30 January 2014 

o 	 Details of Community Consultation on 13 March 2014, 14 July 2014 and 

31 July 2014 

o 	 Details of draft Guiding Principles 

o Details of draft Building Envelopes 

 Details of the planning approach to develop the draft building envelopes 

o 	 Informed by community consultation and the draft Guiding Principles 

o 	 Informed by matters such as compliance with SEPP 65 

o 	 Including a preliminary assessment potential impacts and opportunities for 

further refinement 

 Legal status of the draft building envelopes and any resulting development 

o 	 Including the need for transparency 

o 	 Including how we can ensure that the properties are used in perpetuity for 

the identified purposes 

Meeting with Representatives of Uniting Care 22 November 2014 

Council representatives have since met with UnitingCare Ageing, at which time it 
was agreed that: 
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1 	 Ownership of the sites will remain with a not-for-profit organisation who 
provides community accommodation 

2 	 In the event that UnitingCare don’t retain ownership prior to any redevelopment 
commencing, the zoning controls will revert to the existing controls 

3 	 Any rezoning could be accompanied by a site specific Voluntary Planning 
Agreement: 
a. 	 Protecting the “Community Benefit” in the event that the site is sold  
b. 	 Specifying the level of development on the site in terms of maximum height, 

parking, FSR and land 
c. Requiring a minimum 4 Star Green Star rating for any new development 

4 A draft M.O.U would be prepared specifying the details in 1-3 above. 

Analysis of Draft Building Envelopes and Potential Resulting Development 

Annersley House 17 Marion Street 

EXISTING CURRENTLY 
PROPOSED 

FSR CONTROL…………… 0.5:1 2.0:1 
BUILDING FSR 1.5:1 2.0:1 
STOREYS…………………. 3 Storeys 5 Storeys 
HEIGHT…………………… 18 meters 
USE………………………… 86 Beds Target of 108 Aged 

Care Beds 

Community Benefit: Replace and increase existing aged care accommodation 
with modern “best practice” aged care accommodation. 
Any rezoning to be accompanied by a site specific VPA. 

Harold Hawkins Court 168 Norton Street 

EXISTING CURRENTLY 
PROPOSED 

FSR CONTROL…………… 1.5:1 3.0:1 
BUILDING FSR 1.7:1 3.0:1 
STOREYS…………………. 3 Storeys 5 Storeys 
HEIGHT…………………… 18 meters 
USE………………………… 104 Beds Target of 40 

Independent Living 

Units. 

15% Affordable 

Housing. 

Active Street Front. 


Community Benefit: Replace existing vacant building with modern “best 
practice” independent living accommodation, 15% 
affordable. Any rezoning to be accompanied by a site 
specific VPA. 
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Lucan Care / Wesley Church 1-5 Wetherill Street 

EXISTING CURRENTLY 
PROPOSED 

FSR CONTROL…………… 0.5:1 2.0:1 
BUILDING FSR 1.5:1 2.0:1 
STOREYS…………………. 3 Storeys 5 Storeys 
HEIGHT…………………… 16 meters 
USE………………………… 20 student rooms. 60 student rooms. 

Office building. Office building. 
Community Hall. Community Hall. 
Place of Worship. Place of Worship. 

Retail. 

Community Benefit: Replace existing Hall and Place of Worship, replace and 
increase existing Student Accommodation with modern 
“best practice” Student Accommodation and ancillary retail.  
Any rezoning to be accompanied by a site specific VPA. 

Draft MOU 

A draft MOU has since been prepared – Refer Attachment 1.  The Draft MOU - when 
executed, will facilitate Council pursing “community benefits” from the proposed 
developments; “community benefits” in the form of activating the Norton Street 
frontage of Harold Hawkins Court site together with affordable housing for key 
workers, supported living, aged housing and student housing across the three sites. 

Attachments 

1.Draft MOU 
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ITEM 3.2 FUTURE PLANNING OF UNITINGCARE PROPERTIES IN 

LEICHHARDT 

Division Environment and Community Management 

Author Director Environment and Community 
Management 
Manager Legal Services 

Meeting date 16th December 2014 

Strategic Plan Key Service 
Area 

Community wellbeing 
Accessibility 
Place where we live and work 
Business in the community 

SUMMARY AND ORGANISATIONAL IMPLICATIONS
 

Purpose of Report To provide Councillors with additional information 
pursuant to its resolution dated 23 September 
2014, in relation to the 3 UnitingCare properties in 
Leichhardt. 

Background  On 27th May 2014, Council resolved: 

To schedule a Councillor briefing on the future 
planning of UnitingCare properties in Leichhardt in 
relation to: 

 the legal status of putting the developments on 
exhibition 

 the legal status of ensuring these properties 
are used in perpetuity for the purpose identified 
by Council being affordable, supported, 
housing for key workers or housing to age in 
place 

 Clarification on height and number of stories 

 Clarification on the impacts on neighbouring 
properties and on the traffic network and 

 Clarification on the status of the Carlisle 
property within this proposed group 
development.  

Submit a report back to the October Ordinary 
Meeting. 

Current Status Council needs to endorse the outcome of the 
community consultation before proceeding to the 
next stages of: 

 Finalising the planning controls for the 
respective sites 

 Considering development proposals for the 
sites. 
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Relationship to existing 
policy 

The project is consistent with the objectives of 
Council’s Strategic Plan and a series of Council 
resolutions 

Financial and Resources 
Implications 

Council has previously resolved to identify 
opportunities to fund the further work at the 
upcoming quarterly budget review. 

Recommendation That: 
1. The report be received and noted 
2. The Mayor and General Manager be 

authorised to execute the Draft MOU on 
behalf of Council, subject to any minor 
administrative amendments that may be 
required 

3. The proposed building envelopes – 
comprising heights, setbacks and indicative 
FSR’s be endorsed 

4. Based on the endorsed documentation, 
Council Officers:  
a. Publicly exhibit the proposed 

development controls for the three 
sites, on the Council web site and via 
letters and emails 

b. Notify all stakeholders previously 
notified in the development of the 
proposed guidelines 

c. Include a public drop in session in the 
notification period 

d. Present the results of the community 
engagement to a future Council 
meeting 

5. UnitingCare be advised in terms of 
recommendations 2, 3 and 4 above. 

Notifications Nil 

Attachments 1.Draft MOU 
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Purpose of Report 

To provide Councillors with additional information in relation to the future planning of 
the 3 UnitingCare properties in Leichhardt, including information in relation to: 

	 the legal status of putting the developments on exhibition 

	 the legal status of ensuring these properties are used in perpetuity for the 
purpose identified by Council being affordable, supported, housing for key 
workers or housing to age in place 

 Clarification on height and number of stories 

 Clarification on the impacts on neighbouring properties and on the traffic 
network and 

 Clarification on the status of the Carlisle property within this proposed group 
development. 

Recommendation 

That: 
1. 	 The report be received and noted 
2. 	 The Mayor and General Manager be authorised to execute the Draft MOU on 

behalf of Council, subject to any minor administrative amendments that may be 
required 

3. 	 The proposed building envelopes – comprising heights, setbacks and 

indicative FSR’s be endorsed  


4. 	 Based on the endorsed documentation, Council Officers:  
a. 	 Publicly exhibit the proposed development controls for the three sites, on 

the Council web site and via letters and emails 
b. 	 Notify all stakeholders previously notified in the development of the 

proposed guidelines 
c. 	 Include a public drop in session in the notification period  
d. 	 Present the results of the community engagement to a future Council 

meeting 
5. 	 UnitingCare be advised in terms of recommendations 2, 3 and 4 above. 

Background 

Council last considered this matter it its meeting on 23 September 2014 – Refer 
http://www.leichhardt.nsw.gov.au/ArticleDocuments/2910/item2.05-sep2014
ord.pdf.aspx . 

In doing so Council considered attachments providing: 

	 A detailed summary of the Community Engagement process in relation to 
each of the Community Forums 

	 Draft Building Envelopes - for each of the sites, developed in response to both 
the Guiding Principles and the discussion/feedback provided during the 
course of the Community Engagement. 
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In response Council resolved: 

That Council provide a Councillor briefing on the future planning of UnitingCare 
properties in Leichhardt and a report be brought back to the October Ordinary 
Meeting. 

That the briefing include the legal status of putting the developments on 
exhibition: 

	 The legal status of ensuring these properties are used in perpetuity for the 
purpose identified by Council being affordable, supported, housing for key 
workers or housing to age in place  

 Clarification on height and number of stories 

 Clarification on the impacts on neighbouring properties and on the traffic 
network and 

 Clarification on the status of the Carlisle property within this proposed group 
development - Refer Resolution C300/14 

Report 

Councillor Briefing 7 October 2014 

The Councillor provided the following information: 

 Background to the project 

o 	 Details of previous Council Resolutions in April and August 2013 

o 	 Details of correspondence from UnitingCare dated 30 January 2014 

o 	 Details of Community Consultation on 13 March 2014, 14 July 2014 and 

31 July 2014 

o 	 Details of draft Guiding Principles 

o Details of draft Building Envelopes 

 Details of the planning approach to develop the draft building envelopes 

o 	 Informed by community consultation and the draft Guiding Principles 

o 	 Informed by matters such as compliance with SEPP 65 

o 	 Including a preliminary assessment potential impacts and opportunities for 

further refinement 

 Legal status of the draft building envelopes and any resulting development 

o 	 Including the need for transparency 

o 	 Including how we can ensure that the properties are used in perpetuity for 

the identified purposes 

Meeting with Representatives of Uniting Care 22 November 2014 

Council representatives have since met with UnitingCare Ageing, at which time it 
was agreed that: 
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1 	 Ownership of the sites will remain with a not-for-profit organisation who 
provides community accommodation 

2 	 In the event that UnitingCare don’t retain ownership prior to any redevelopment 
commencing, the zoning controls will revert to the existing controls 

3 	 Any rezoning could be accompanied by a site specific Voluntary Planning 
Agreement: 
a. 	 Protecting the “Community Benefit” in the event that the site is sold  
b. 	 Specifying the level of development on the site in terms of maximum height, 

parking, FSR and land 
c. Requiring a minimum 4 Star Green Star rating for any new development 

4 A draft M.O.U would be prepared specifying the details in 1-3 above. 

Analysis of Draft Building Envelopes and Potential Resulting Development 

Annersley House 17 Marion Street 

EXISTING CURRENTLY 
PROPOSED 

FSR CONTROL…………… 0.5:1 2.0:1 
BUILDING FSR 1.5:1 2.0:1 
STOREYS…………………. 3 Storeys 5 Storeys 
HEIGHT…………………… 18 meters 
USE………………………… 86 Beds Target of 108 Aged 

Care Beds 

Community Benefit: Replace and increase existing aged care accommodation 
with modern “best practice” aged care accommodation. 
Any rezoning to be accompanied by a site specific VPA. 

Harold Hawkins Court 168 Norton Street 

EXISTING CURRENTLY 
PROPOSED 

FSR CONTROL…………… 1.5:1 3.0:1 
BUILDING FSR 1.7:1 3.0:1 
STOREYS…………………. 3 Storeys 5 Storeys 
HEIGHT…………………… 18 meters 
USE………………………… 104 Beds Target of 40 

Independent Living 

Units. 

15% Affordable 

Housing. 

Active Street Front. 


Community Benefit: Replace existing vacant building with modern “best 
practice” independent living accommodation, 15% 
affordable. Any rezoning to be accompanied by a site 
specific VPA. 
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Lucan Care / Wesley Church 1-5 Wetherill Street 

EXISTING CURRENTLY 
PROPOSED 

FSR CONTROL…………… 0.5:1 2.0:1 
BUILDING FSR 1.5:1 2.0:1 
STOREYS…………………. 3 Storeys 5 Storeys 
HEIGHT…………………… 16 meters 
USE………………………… 20 student rooms. 60 student rooms. 

Office building. Office building. 
Community Hall. Community Hall. 
Place of Worship. Place of Worship. 

Retail. 

Community Benefit: Replace existing Hall and Place of Worship, replace and 
increase existing Student Accommodation with modern 
“best practice” Student Accommodation and ancillary retail.  
Any rezoning to be accompanied by a site specific VPA. 

Draft MOU 

A draft MOU has since been prepared – Refer Attachment 1.  The Draft MOU - when 
executed, will facilitate Council pursing “community benefits” from the proposed 
developments; “community benefits” in the form of activating the Norton Street 
frontage of Harold Hawkins Court site together with affordable housing for key 
workers, supported living, aged housing and student housing across the three sites. 

Attachments 

1.Draft MOU 

Ordinary Council Meeting 16 December 2014 ITEM 3.2 
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INTRODUCTION 
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the Subject site 

INTRODUCTIONO1

The site is located in the inner west 
suburb of Leichhardt, approximately 
6km to the west of Sydney's CBD. It 
lies within the newly created Inner West 
Local Government Area (LGA). The 
nearest major arterial roads are the 
City West Link, 900m to the north, and 
Parramatta Road, 800m to the south. 

The site is owned by the Uniting Church 
Australia and known as 168 Norton 
Street and 'Harold Hawkins Court ILU'. It 
has a L-shape with two street frontages, 
one to Norton Street and one to Carlisle 
Street. The current built form is a four 
storey courtyard building. 

To the west, north and south, the site is 
surrounded by single and multi-family 
residential development. To the east lies 
the Norton Street commercial precinct. 

Due to its size, location, use, visual 
prominence and scale of the current and 
potential built form, future development 
of this site will have an impact on the 
local character and the look and feel of 
this part of Leichhardt. 

10km radius 

20km radius 

Leichhardt

Figure 1 Metropolitan context diagram  
(Source: A Plan For Growing Sydney, 2014)

Figure 2 Aerial photo showing the site in its context (source: nearmap.com)
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Background Purpose of this report Report structure 

INTRODUCTIONO1

Above: views of the 3D massing model showing 
the site and current built form in its context  

The report is structured in fi ve parts. 

Chapter 1 provides the background to 
the project and purpose of this study. 

Chapter 2 outlines a contextual analysis 
that considers the site's location with 
respect to the wider context including 
transport and accessibility, landscape 
and topography, heritage, land use and 
local character.  

Chapter 3 provides guiding urban 
design principles to inform future 
development. 

Chapter 4 includes the proposed built 
form controls developed by AJ+C 
and tests their impact, and Chapter 5 
outlines the recommendations. 

The site is located within the Inner 
West Council but was previously part of 
the Leichhardt Council LGA. In 2012, 
AJ+C prepared a report for Leichhardt 
Council which outlined proposed site 
specifi c planning controls in the form of 
recommended building envelopes and 
guiding design principles. 

The proposed changes to the height 
and FSR outlined in the report for this 
site have the in principle support of the 
previous Council (via a signed MoU). 

Reference documents 
The following references were reviewed 
to prepare this report:

Leichhardt Local Environmental Plan 
(LEP) 2013

Leichhardt Development Control Plan 
(DCP) 2013

UnitingCare Ageing Leichhardt Sites 
report prepared by AJ+C, 2012

Survey plan drawing by Project 
Surveyors, September 2016

This urban design report has been 
provided to support a Planning 
Proposal that seeks to alter the 
primary planning controls including 
permissible building height and FSR 
in order to facilitate redevelopment to 
accommodate an independent living 
facility. 

The new planning controls would 
encourage the demolition of the 
current structures on the site and their 
replacement with a fi ve storey building 
with one level of basement parking. 

This report considers the built form 
massing outlined in the UnitingCare 
Ageing Leichhardt Sites report 
prepared by AJ+C (2012) and identifi es  
if this massing provides an appropriate 
urban design response given the local 
context and relevant planning controls. 
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CHAPTER 2 

Context ANALYSIS  
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Site LOCATION 
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Major collector road 

Collector road 

200 and 400m radius around site

Public open space  

Subject site  

The subject site (168 Norton Street, 
Leichhardt) is also known as Harold 
Hawkins Court, with a total land area 
of approximately 2,000m² and an 
L-shaped form.

Located on the western side of Norton 
Street, Leichhardt's main shopping 
street, the site has a prominent 
frontage of approximately 34m to 
Norton Street. A secondary frontage 
exists to Carlisle Street to the south, 
which is approximately 14.5m wide. 

The site is currently occupied by a 
large 4-storey building, a former aged 
care facility with 104 beds which has 
been vacant since a few years. 

Context ANALYSISO2

Figure 3 Local context aerial diagram
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Figure 4 Transport and accessibility diagram

NORTH

Bike route - strategic link (on road) 

Bike route - strategic link (shared path) 

Bike route - local link (on road)  

Bus stop 

Bus routes L37, L38, L39 

Bus routes 436, 438, 439  

Leichhardt Local Link (community bus) 

Pedestrian zebra crossing 

Signalised intersection 

100m radius around bus stops

Subject site  

Transport and ACCESSIBILITY

The subject site has good access to 
public transport via a number of bus 
routes that operate along Norton Street 
and Marion Street (250m to the south), 
connecting Leichhardt to the Sydney 
CBD and surrounding suburbs. One 
bus stop is located directly in front of 
the site. In addition to public buses, the 
Leichhardt Local Link community bus 
stop is 250m south of the site along 
Marion Street.  

The closest pedestrian crossing is 
located 20m to the south on Norton 
Street at the intersection with Carlisle 
Street. Another formal crossing 
point lies 150m to the north at the 
intersection with Allen Street. Further 
south along Norton Street at the 
intersection with Marion Street is a 
signalised 4-way intersection. 

The area also off ers various east-west 
and north-south on-road bike routes 
which connect Leichhardt to its wider 
context, including shared off -road paths 
along Canal Road and Whites Creek. 

Context ANALYSISO2
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Figure 5 Landscape and topography diagram (contour information source: Google Elevation API, jQuery, CONREC)

NORTH

Landscape and Topography

The site is located north-west of a 
local high point which occurs close 
to the intersection of Marion Street 
and Norton Street. Like many other 
inner suburbs of Sydney, it is on this 
highpoint where signifi cant historic and 
civic buildings of the neighbourhood are 
located, including the Post Offi  ce, Town 
Hall and Leichhardt Public School. 

From the Marion Street/ Norton Street 
intersection, the land falls to the north-
west towards a local low point along 
Francis Street. The subject site has a 
fall of approximately 3 metres from the 
south-east to the north-west. 

Pioneers Memorial Park is a signifi cant 
public open space 200m north of the 
site. A smaller open space (playground) 
is located at Marlborough Street 
approximately 250m to the south-west. 

Context ANALYSISO2

Contour line  

Highpoint (approx. RL 40) 

Vegetation coverage 

Public open space

School/ education   

Cadastre boundaries 

Subject site  
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Figure 6 Heritage diagram 

NORTH

HERITAGE

The site lies within the Whaleyborough 
Estate Heritage Conservation Area 
and is in close proximity to the Royal 
Hotel (Item No.1 in the adjacent 
diagram) which was built in 1886. The 
hotel occupies a prominent corner 
at Norton Street and Carlisle Street 
and lies on a terminating vista along 
Short Street. Another heritage listed 
hotel, the Leichhardt Hotel (No.2), is 
approximately 200m east of the site.  

Pioneers Memorial Park to the north, 
created in 1942, is heritage listed 
and the site of the former Balmain 
Cemetery which operated from 1868 
until 1912. 

Other signifi cant heritage items in 
the area include the All Souls Church 
and Rectory (No.4 and 5), the former 
Leichhardt Post Offi  ce (No.10) and 
Leichhardt Town Hall (No.9). The town 
hall dates back to 1888, the clock tower 
was added in 1897 to mark Queen 
Victoria's diamond jubilee. 

Future development on the subject 
site needs to sensitively consider the 
impact on the nearby heritage items 
and its location within a heritage 
conservation area. 

Heritage conservation area 

Heritage item - general 

Heritage item  - landscape 

Subject site  

Context ANALYSIS O2

Royal Hotel

Leichhardt Hotel 

Former corner shop and residence

All Souls Church Rectory

All Souls Church

Semi-detached houses
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LAND USES
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Figure 7 Land uses diagram

Context ANALYSIS O2

The site is located on Norton Street 
which off ers a wide variety of 
community, commercial and retail 
facilities within close proximity including  
banks, shopping, groceries, medical 
facilities, chemist, library, community 
centre, pubs, restaurants, cafés and 
individual retail outlets. 

This section of Norton Street is on land 
that slopes gently to the north. There 
are two medical centres within 200m of 
the site, a large medical centre located 
to the south east on Short Street and 
a second medical centre located to the 
north on the corner of Norton Street 
and Allen Street. 

Norton Plaza, a large neighbourhood 
shopping centre with 50 specialty 
stores and a Coles supermarket and 
the Palace Norton Street Cinema are 
located to the south of Marion Street 
within a 15-20 minute walk of the site.
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Figure 8 Land zoning diagram 

NORTH

ZONING AND FSR CONTROLS 

The subject site is zoned 'B2 Local 
Centre' in the Leichhardt Local 
Environmental Plan (LEP) 2013. 

This zone provides for a range of 
retail, business, entertainment and 
community uses to serve the needs 
of people who live, work and visit the 
neighbourhood. It seeks to encourage 
employment opportunities in accessible 
locations and also allows for residential 
accommodation while maintaining 
active retail, business or other 
non-residential uses at the street level.

The maximum fl oor space ratio that 
currently applies to the site is 1:1 
however the current building on the site 
has a ratio substantially higher than 
this. 

Adjacent properties to the north and 
south along Norton Street are also 
zoned B2. Land parcels to the north 
and west are zoned 'R1 General 
Residential' which allows for a variety 
of housing types and densities and 
other land uses that provide facilities or 
services to meet the day to day needs 
of residents. The maximum FSR for 
adjoining land zoned R1 is 0.5:1. 

LEP land zoning: B2 Local Centre 

LEP land zoning: R1 General Residential 

LEP land zoning: RE1 Public Recreation 

LEP land zoning: SP2 Infrastructure  

LEP floor space ratio 

DCP: Recognised Shopping Street 

DCP: Late Night Trading Area 

Subject site 

0.5:10.5:1

Context ANALYSIS O2
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The Royal Hotel, built in 1886, 
is located at the corner Norton 
Street and Carlisle Street. Its 
prominent location and high 
visibility make it an important 
landmark which positively 
contributes to the local character. 

Local character

Photo source: Google Streetview

Another nearby notable building 
is the Leichhardt Post Offi  ce, 
opened in 1889 and located on 
the corner of Norton Street and 
Wetherill Street. Designed in 
the 'Victorian Italianate' style it 
features a slender tower element 
as a visual marker. 

On the eastern side of Norton 
Street, stepped footpath dining 
areas encourage businesses 
to provide outdoor tables 
and chairs, adding to the 
neighbourhood's visible activity 
and vibrancy. 

Norton Street, Leichhardt's main 
street, has continuous awnings, 
level topography, pedestrian 
crossings and blister treatments 
which create a pedestrian 
friendly environment. The site 
(to the left of the image) has a 
prominent frontage to Norton St. 

Context ANALYSIS O2

The view up Carlisle Street 
towards Norton Street terminates 
in attached 2-storey buildings 
with active ground fl oor uses. 
The heritage listed Royal Hotel 
(to the right of the image) is 
located on the southern side of 
Carlisle Street and Norton Street. 

Opposite the subject site are 
2-storey attached buildings with 
a strong vertical and horizontal 
articulation. The variety of 
architectural expression, colours 
and materials add interest to the 
streetscape. 

ATTACHMENT 2 PROPONENT'S PLANNING PROPOSAL
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Existing 2-storey built form 
directly adjacent and to the 
north of the site along Norton 
Street, is attached with narrow 
frontages. This creates a varied 
and articulated 'fi ne grain' pattern 
with active ground fl oor uses that 
address the footpath. 

The current built form on the 
site along Norton Streets is a 
4 storey structure with a brick 
facade and continuous awning. 
There is little horizontal or 
vertical articulation to break the 
bulk and scale of this building. 

The site is an L-shape and has a 
second prominent street frontage 
of approximately 14.5 metres 
to Carlisle Street, close to the 
intersection with Norton Street. 
The current 4-storey built form 
steps back by approximately 5 
metres from the street.  

The third frontage of the site is 
along a north-south laneway 
that connects Carlisle Street 
to Maccauley Street. Recent 
2-storey residential attached
dwellings (left side of image)
address this lane and provide
some level of safety and
surveillance.

Local character

Photo source: Google Streetview

Macauley Street has a 
residential character with 
predominantly detached single 
storey houses. The existing 
building on the site is visible 
from the street and the rear of 
these properties.  

Context ANALYSISO2

The current built form on the site 
has a blank facade to the rear 
of residential properties fronting 
Macauley Street. The  large 
blank wall ensures there are no 
overlooking or privacy issues 
to neighbouring private open 
spaces (rear gardens). 
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Figure 9 Immediate site context diagram 

IMMEDIATE SITE CONTEXT

The site has three frontages to the 
public domain. The most prominent 
is the approximately 34 metre long 
interface with Norton Street. The 
southern boundary addresses Carlisle 
Street (approx. 14.5m) and the western 
boundary (approx 57m) fronts onto a 
narrow north-south laneway. 

The regular street pattern and block 
structure of the area allows for easy 
wayfi nding and creates effi  cient parcels 
for development. In some locations, 
streets discontinue and views terminate 
in built form across the street. 

Both Norton Street and Carlisle Street 
have a 20m wide road reserve and 
cater for 2-way traffi  c. Norton Street 
receives good solar access due to its 
north-south alignment. 

The 2-storey Royal Hotel at the corner 
of Carlisle Street and Norton Street, 
opposite the subject site, is heritage 
listed and a local landmark. 

Context ANALYSISO2
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Figure 10 Elevation Norton Street

Figure 11 Conceptual 3D context model, looking west

IMMEDIATE SITE CONTEXT
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CHAPTER 3 

URBAN Design Principles   
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Urban Design Principles O3

Introduction 1. SEPP Design Principles  

The preceding section analysed the key 
characteristics and features of the local 
area. This chapter identifi es design 
principles that will infl uence the built 
form and key elements of the design 
that will allow the fi nal built form on 
this site to contribute positively to the 
character of the local area. 

These principles have been infl uenced 
by three sources:

1. The State Environmental Planning 
Policy (Housing for Seniors or 
People with a Disability) 2004; 

2. The NSW Apartment Design Guide 
2015; and 

3. Good practice urban design 
principles developed by Studio GL 
that are relevant to site specifi c 
planning controls. 

 

The State Environmental Planning 
Policy (Housing for Seniors or People 
with a Disability) 2004 identifi es design 
principles for Neighbourhood amenity 
and streetscape (Chapter 3, Part 3, 
Division 2). 

These state that the proposed 
development should:

a) recognise the desirable elements of 
the location’s current character (or, 
in the case of precincts undergoing 
a transition, where described in local 
planning controls, the desired future 
character) so that new buildings 
contribute to the quality and identity 
of the area;

b) retain, complement and sensitively 
harmonise with any heritage 
conservation areas in the vicinity 
and any relevant heritage items 
that are identifi ed in a local 
environmental plan;

c) maintain reasonable neighbourhood 
amenity and appropriate residential 
character by:

i) providing building setbacks to 
reduce bulk and overshadowing;

ii) using building form and siting 
that relates to the site’s land 
form;

iii) adopting building heights at 
the street frontage that are 
compatible in scale with adjacent 
development;

iv) considering, where buildings are 
located on the boundary, the 
impact of the boundary walls on 
neighbours;

d) be designed so that the front 
building of the development is set 
back in sympathy with, but not 
necessarily the same as, the existing 
building line;

e) embody planting that is in sympathy 
with, but not necessarily the same 
as, other planting in the streetscape;

f) retain, wherever reasonable, major 
existing trees; and

g) be designed so that no building is 
constructed in a riparian zone. 

Figure 12 Five interrelated issues each concerned with a diff erent scale and level of detail    
 (Source: Seniors Living Policy, urban design guidelines for infi ll development, UDAS 2004) 
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Apartment Design Guide

Part 2 
Developing the controls 

This part explains the application 
of building envelopes and primary space ratio, building depth, separation 

and setbacks. It provides tools to 
support the strategic planning process 
when preparing planning controls

2A  Primary controls   
30

2B  Building envelopes  
31

2C Building height  

32
2D Floor space ratio 

34
2E Building depth   

36
2F Building separation 

38
2G Street setbacks   

40
2H Side and rear setbacks  

42

2. Apartment Design Guide

The Apartment Design Guide (ADG) 
identifi es that primary development 
controls are the key planning tool used 
to manage the scale of development 
so that it relates to the context and 
desired future character of an area 
and manages impacts on surrounding 
development. 

The ADG notes that primary controls 
should be developed taking into 
account sunlight and daylight access, 
orientation and overshadowing, natural 
ventilation, visual and acoustic privacy, 
ceiling heights, communal open 
space, deep soil zones, public domain 
interface, noise and pollution. 

The controls must be carefully tested 
to ensure they are co-ordinated and 
that the desired built form outcome is 
achievable. They should ensure the 
desired density and massing can be 
accommodated within the building 
height and setback controls. 

Key considerations when testing 
development controls and establishing 
a three-dimensional building envelope 
include the retention of trees, minimum 
setbacks, deep soil zones and 
basements, building separation and 
depth, and building performance and 
orientation.

Urban Design PrinciplesO3

Figure 13 Key considerations (Source: NSW Apartment Design Guide, 2015) 

1. Retention of trees 

3. Deep soil zones and basement levels 

5. Building performance and orientation 

2. Minimum setbacks 

4. Building separation and depth 

6. Three-dimensional building envelope 

1. Retention of trees

3. Deep soil zones and basement levels 

5. Building performance and orientation 

2. Minimum setbacks

4. Building separation and depth

6. Three-dimensional building envelope 

P
DDe

This part explains the application 
of building envelopes and primary space ratio, building depth, separation 

and setbacks. It provides tools to 
support the strategic planning process 
when preparing planning controls

Apartment Design Guide
Tools for improving the design of 
residential apartment development 
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Interfaces
Development on the subject site 
is of a larger scale than that of 
the surrounding area. Setback 
controls encourage the taller 
buildings step down along the 
street to create more balanced 
and consistent streetscape 
proportion along Carlisle Street. 

Solar Access
Tall development can have an 
impact on the solar access of 
surrounding properties, streets 
and public spaces. The setback 
controls are designed to shape 
the development to ensure 
adequate sun access along 
Carlisle Street. 

Heritage Integration
Heritage items contribute to the 
local character and the “look 
and feel” of a place. Setbacks, 
height controls and articulation 
are needed to encourage 
development that is sympathetic 
to these key features of the 
existing urban fabric.

Lot Sizes
There is an underlying assumption within 
planning controls that every site has the same 
development capacity. However larger sites 
often have greater fl exibility with regards to the 
design of the built form and can more easily 
accommodate an increase in scale (i.e. height, 
FSR) as there is more fl exibility around where 
to locate the bulk of the development and 
minimise impacts on the surrounding area. 

Urban Design PrinciplesO3

3. PRINCIPLES FOR Site specific controls
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Lot Width
One of the characteristics 
of this area is the narrow lot 
frontages which generate a 
complex streetscape rhythm and 
encourage vertical streetscape 
proportions. 

Bulk and Scale 
To integrate a large development 
successfully into the wider context it 
often needs to be designed so that the 
bulk and scale are visually reduced. 
This can be achieved by vertical 
articulation that breaks the facade 
into smaller elements, by changes 
in material or colour and through 
horizontal articulation and a recessed 
roof form.

Views & Vistas 
Preserving signifi cant views is 
critical to placemaking and for 
celebrating the unique character 
of Leichhardt. Development 
controls for this site propose a 
setbacks to protect views along 
Norton Street and Carlisle Street. 

Street Character
Many factors establish street 
character including front 
setbacks, street wall heights 
and building details. Front 
setbacks can allow street trees 
or landscaping while street 
wall heights defi ne the spatial 
enclosure of the street.

Urban Design Principles O3

3. PRINCIPLES FOR Site specific controls 
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CHAPTER 4 

Proposed envelopes   
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The site specifi c controls prepared by 
AJ+C for Leichhardt Council comment 
on the site's current built form, noting 
that the building's  "large bulk is out 

of scale within its context of fi ne-grain 

main street shops." 

Context integration and setbacks
A number of recommendations relate 
to how future built form will need to 
integrate with this lower scale context. 
Along Norton Street the following 
provisions apply: 

• Street frontage height to align with 
existing neighbours parapets

• Ensure that the scale and 
modulation responds to the existing 
fi ne-grain context

• Build to street alignment and 
continue strong street edge 

• Minimise overshadowing to 
neighbours

The Carlisle St frontage is required to:

• Provide a residential development 
that integrates with the surrounding 
context

• Provide a landscaped front setback 
with deep soil planting

• Respect adjacent 2 storey residential 
on Carlisle Street by stepping down 
built form from 4 storeys to 3 storeys 
to Carlisle Street and laneway

Interface to the western laneway: 

• Rear building setback to allow 
access to pedestrian entries, loading 
zones and parking

• Articulate the built form along the 
lane by providing entries, balconies 
and fenestration (to improve 
surveillance)

Addressing the public domain 
The interface to Norton Street is 
illustrated in more detail and the 
following objectives and provisions 
apply: 

• Ensure clear interface between 
retail and public domain by use of 
fenestration

• Step down building entries to retail/
commercial tenancies to follow 
the fall of street to ensure level 
pedestrian access

• Continue street awnings

Site specific controls 
UnitingCare Ageing Leichhardt Sites Report, by AJ+C, 2O12
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Figure 14 Street Elevation A - Carlisle Street 
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Figure 15 Street Elevation B - Norton Street

proposed envelopesO4

Source of diagrams: UnitingCare Ageing Leichhardt Sites Report, 
Site Specifi c Controls, prepared by AJ+C, 2012
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proposed envelopesO4

Site specific controls 
UnitingCare Ageing Leichhardt Sites Report, by AJ+C, 2O12

Figure 16 Building envelope plan 
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Source of diagrams: UnitingCare Ageing Leichhardt Sites Report, 
Site Specifi c Controls, prepared by AJ+C, 2012
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Proposed Building Envelope 

Figure 19 Proposed building envelope - model view, looking north-west Figure 20 Proposed building envelope - model view, looking south-east

Figure 21 Streetscape elevation of Norton Street (proposed building envelope)
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Current Built Form 

Figure 22 Current built form - model view, looking north-west Figure 23 Current built form - model view, looking south-east
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Figure 24 Streetscape elevation of Norton Street  (current built form)

Proposed envelopesO4
ATTACHMENT 2 PROPONENT'S PLANNING PROPOSAL




