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PLANNING PROPOSAL
MIXED USE DEVELOPMENT
183-185 MILITARY ROAD, NEUTRAL BAY

1.0 INTRODUCTION

1.1 Background

The proponent is seeking an amendment to North Sydney Local Environmental Plan
(NSLEP) 2013 after receiving pre-lodgement advice from North Sydney Council.

This Planning Proposal has been prepared by PPD Planning Consultants on behalf
of Equitibuild Pty Ltd (the Proponent)) to amend NSLEP 2013. This proposal describes
the outcome and justification for amending NLEP 2013 and is the key part of the
LEP making process as set out under Division 3.4 of the Environmental Planning &
Assessment Act (EP&A Act) 1979.

This Proposal relates to lands identified as 183-185 Military Road, Neutral Bay (the
Subject Site). Figure 3 provides an aerial view of the subject site.

The Planning Proposal has been prepared in accordance with Section 3.33 of the
EP&A Act 1979 and having due consideration to the provisions of the Local
Environmental Plan Making Guideline September 2022 prepared by Department of
Planning, Industry and Environment.

1.2 Supporting Documentation
1. Nevutral Bay Town Centre Future Directions Planning Study

Prepared by Council officers then adopted by North Sydney Council in February
2021, the stated vision of this Planning Study was “it promotes managed jobs and
housing growth, while maintaining the much-loved village atmosphere of the
Neutral Bay Town Centre”.

The Planning Study provides a comprehensive framework that was expected to
lead and guide future development in the Neutral Bay Town Centre. In setting this
framework, it is noted the Study gave due consideration to:

¢ regional and local strategic and policy context

e precinct character

e built form and potential impacts

e fransport and access

e economic and demographic context

¢ employment capacity

e public domain and social infrastructure.

The study was also informed by community consultation including:
e community survey

e public exhibition of two discussion papers

¢ public exhibition of the draft Future Directions Planning Study

The subject site, along with the adjoining ‘Woolworths’ site at 1-7 Rangers Road,
Neutral Bay were identified in the Planning Study as “opportunity site 3" where:

¢ A landowner initiated planning proposal (PP) and voluntary planning
agreement (VPA) may be considered, and
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e taller mixed-use buildings can be supported whilst providing much needed
new open space or community facilities.

Key requirements for "opportunity site 3" included:

e Planning control changes to the maximum building heights and non-
residential Floor Space Ratio (FSR).

e Public benefits will be negotiated via a planning agreement to support
each planning proposal.

e Urban design objectives and requirements for each site described in the
Planning Study should be referred to when a planning proposal is prepared.

In relation to "opportunity site 3", the Planning Study supported a maximum building
height of 12 storeys and a minimum 2:1 non-residential FSR. As detailed in Figure 1
below, the building envelope for the subject site shows a mix of é storey and 12
storey maximum building heights.

Figure 1. lllustrative building envelope for Site 3
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Source: Military Road Corridor Planning Study Stage 1 - North Sydney Council

The stated objectives for “opportunity site 3" were to enable redevelopment that
would:

e Support local jobs, local shops and housing opportunities

e Create a new public plaza fronting Rangers Road
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¢ Improve pedestrian amenity and access between Rangers Road and Yeo
Street

e Deliver a new community facility, bicycle parking and public parking
o Support the village atmosphere

The Planning Study was subsequently rescinded by a newly elected Council in
January 2022.

2. Urban Design Report

Prepared by Allen Jack + Cottier Architects Pty Ltd. the Urban Design Report (UDR)
report accompanies this proposal and advocates for the strategic planning vision
developed in the Future Directions Planning Study to be delivered in this area of the
Neutral Bay Town Cenfre.

The report summarises:

o the existing statutory and strategic planning framework that applies to the
subject site,

e provides an overview of the subject site’s immediate and larger context,
e analysis of the adjoining planning proposal submitted by Woolworths, and

o ouflines the design proposal for 183-185 Military Road that forms the basis of
this Scoping Proposal along with the proposed changes to the North Sydney
Planning Framework required to facilitate its delivery.

The report states the structure plan for the subject site proposes to:

¢ Develop a mixed-use tower on a prominent corner that accommodates the
demand for new public domain as well as retail, commercial and residential
floor space.

e Increase community facilities to address a local deficit and replace existing
aging facilities.

e Provide setbacks on Military Road to increase the shelter available for
people using buses, and space for passers-by to walk alongside lines of
waiting commuters.

e Locate buildings to provide access to a future adjoining plaza that has visual
and physical connections to Military Road.

e Create a public bike parking station to support use of the buses.

The UDR is accompanied by Further Solar Analysis dated 15 August 2024. This
analysis specifically addresses the impact of overshadowing on any north facing
windows in any residential properties in Yeo Street.

3. Transport Assessment

Prepared by JMT Consulting the transport assessment accompanies this application
and summarises the traffic and fransport implications of the Planning Proposal.
Specifically, the assessment considers the following items:

e Existing transport conditions, including:
- Surrounding road network
- Vehicle site access

- Carparking
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- Loading and servicing arrangements
- Public transport provision
- Pedestrian and cycling network
e Proposed site access arrangements
e Proposed vehicle loading and servicing arrangements

e Proposed parking rates to be adopted as part of a future development
application for the site, including indicative parking numbers based on
the reference scheme prepared by AJC Architects

o Additional traffic movements resulting from the Planning Proposal and
impacts to the adjacent road network

e Public transport, walking and cycling measures.

1.3 Scoping Proposal

A scoping meeting was held with Council officers on Thursday éth October 2022
where council was provided with a preliminary Urban Design Report that aligns with
the requirements of the now rescinded Military Road Corridor Planning Study
(MRCPS) Stage 1 in terms of building height, non- residential FSR, setbacks,
community facility and vision for the future plaza.

The Woolworths site at 1-7 Rangers Road and the subject site at 183-185 Military
Road form “opportunity site 3" as identified in the now rescinded MRCPS Stage 1.

The outcomes of the scoping meeting can be summarised as follows:

e Council staff reinforced the primary intent of the rescinded MRCPS was
to deliver public benefits and maintain employment opportunities,
activate the town centre and provide high-quality local amenities.

e |t was stressed that for a successful scheme to progress on this site, the
rescinded MRPCS required both landowners who comprise “opportunity
site 3" to cooperate and collaborate.

e Council staff are currently working on a revised Neutral Bay Town Centre
Planning Study that is likely fo be completed by the end of 2023.

e Council advised irrespective of site-specific issues and feedback, in the
absence of an endorsed Study, a Planning Proposal would not be
supported in the current Policy context.

Council provided the following matters for further consideration:
Setbacks

Setbacks of 2.5m and 1.5m to Military Road and Military Lane should relate to the
whole building (including basement structures) to allow deep soil zones to support
large tree canopies.

Upper-level building setbacks to comply with ADG requirements.

Overshadowing

Concern is expressed on the far-reaching shadows the proposed scheme will cast
to the south-west and south-east of the subject site, and in particular to the site at
50 Yeo Street.
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Upper level building setbacks to comply with ADG requirements.

The proposed tower form should demonstrate how it has been designed (increased
setbacks and articulation) to minimise overshadowing to the public plaza,
particularly between 12-2pm when the plaza is likely to be used the most.

The proposed built form should demonstrate improvements to solar access to the
surrounding public domain compared to existing controls.

A more detailed solar analysis with tables and diagrams is required.

The proposal should quantify its impacts and clearly indicate whether surrounding
developments will retain at least 2 hours solar access between 9am-3pm in mid-
winter.

Parking, access and loading facilities

Council's approach (as per the North Sydney Transport Strategy) is to minimise the
amount of on-site parking and support active transport through the provision of end
of trip facilities and car share facilities within future developments.

The Planning Proposal should be accompanied by a detailed Traffic and Parking
Assessment and Green Travel Plan.

It is recommended negotiations be re-commenced with adjoining landowner at 1-
7 Rangers Road (Woolworths) to achieve a coordinated design response with
respect to basement and loading facilities, including the provision of any public
parking.

Public Benefits/Voluntary Planning Agreement

It is Council’s expectation that a public benefit be provided that is commensurate
with the increase in development potential of the site.

It is recommended negotiations be re-commenced with the adjoining landowner
(Woolworths) to achieve a coordinated design response with respect to the
delivery of the proposed public benefits including, new public domain (public
plaza, through-site link and setbacks), community facility, bicycle parking and any
public parking.
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2.0 SITE DESCRIPTION AND LOCATION

2.1 Site Description and Location

Table 1 provides a brief description and location summary of the subject site.

Table 1. Site Description and Location Summary

Street Address 183-185 Military Road, Neutral bay

Legal Description Lot 1 DP34803 and Lots A and B DP322525

Site Area 1,294.9m2
Brief Site Very predominant corner site comprising two amalgamated
Description sites (refer Figure 3).

183 Military Road (Lots A and B DP322525)

Currently occupied by retail premises with an approximate
floor area of 200mz2. The shops have a two-storey frontage to
Military Road and covered car parks to the rear with access
off Military Lane (refer Figure 3).

185 Military Road (Lot 1 DP34803)

Currently occupied by retail premises on the ground floor with
an approximate cumulative floor area of 485m2 and two (2)
commercial levels above with an approximate cumulative
floor area of 1,160m2. A concrete paved open parking area is
located to the rear of the site with access off Military Lane
(refer Figure 4).

Urban Context The site islocated in the heart of Neutral Bay and is surrounded
by a mix of long standing commercial, retail and residential
land uses (refer Figures 4 & 6). The site is adjacent Woolworths
Neutral Bay Village and has convenient access to:

o Shops/Restaurants;
e Essential services; and

e Public transport.

Topography Generally flat, along topmost part of the ridge following
Military Road.
Services All relevant utility services including water, sewer, electricity,

gas and telephone are available and connected to the
subject property.

Figure 2 provides a perspective view of the subject site in a broader regional
context.
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Figure 2. Regional context of subject site

Nevutral Bay Town Centre

Source: Military Road Corridor Planning Study Stage 1 — North Sydney Council

Figure 3 provides an aerial view of the subject site (outlined in red) located on the
corner of Military Road and Rangers Road and in the context of surrounding
development. This includes

e  Woolworths shopping centre adjacent the south-east boundary
e Commercial development to the eastern boundary (refer Figure 3)

e Commercial development to the south (across Military Lane)

Figure 3.  Aerial view of subject site
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Figures 4 & 5 provide street views of the site from Military Road (front) and Military
Lane (rear) respectively.

Figure 4.  Street view of site from Military Road (fronf)

Figure 5.  Street view of site from Military Lane (rear)

D e
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Figure 6 provides some local urban context with examples of existing mixed-use
development in the immediate vicinity of the subject site.

Figure 6.  Local urban context

2.2 Public Transport

The subject site is conveniently located directly in front of three (3) separate bus stops
on Military Road known as Stand A, Stand B and Stand C. Each stand provides
numerous high-frequency bus services (including B-Line) that fravel to:

e Sydney CBD
e North Shore
e Northern Beaches (as far as Palm Beach; and

e Western Suburbs (ie Sydenham)

2.3 Relevant Planning Proposals

In preparing this Proposal due consideration has been given to the Planning
Proposal recently submitted by Woolworths for the adjoining site at 1-7 Rangers
Road and 50 Yeo Street, Neutral Bay shown outlined in red in Figure 7.
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Figure 7. Local urban context

Source: Woolworths

This site, excluding the site at 50 Yeo Street, was identified in the Future Directions
Planning Study along with the subject site as one of three key sites in the Neutral
Bay Town Centre that could support future growth.

The stated intended outcome of this Planning Proposal “is to enable a future mixed-
use development comprising a best in class supermarket at lower ground level, new
ground level retail tenancies and new above ground commercial floor space and
residential apartments, all of which is to be centred around the creation of a new
tfown square and through site link between Rangers Road and Yeo Street”.

The UDR accompanying this proposal provides a comparative analysis highlighting
the differences between the Future Directions Planning Study and the Woolworths
Yeo Street Planning Proposal. As a result, the UDR concludes the Woolworths
Planning Proposal would result in a significantly inferior outcome if delivered as
proposed and advocates for the Future Directions Planning Study to be delivered
as designed by Council.

2.4 Existing Development Approval

The following current notice of determination for approval was issued for the subject
site.

Development Application Number: 307/18

Land to which this applies: 183-185 Military Road, Neutral Bay
Lot No.: A, DP: 322525

Applicant: Equitibuild Pty Ltd
C/- PBD Architects Pty Ltd
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Proposal: Demolition of existing structures and
construction of a shop top housing
development with a communal
rooftop terrace and basement car

parking.
Date of Determination: 2 October 2019
Consent will lapse on: 8 October 2024

The following are the key numerical standards for the approved development

Levels 6

Building height 21.213m (top of lift overrun)
Non-residential FSR 1.25:1

Apartments 26
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3.0 STATUTORY CONTEXT

The following key provisions of North Sydney Local Environmental Plan (NSLEP) 2013
are relevant to this Planning Proposal.

3.1 Aims of Plan
Clause 1.2 of NSLEP 2013 outlines the aims of the LEP as follows:

(1) This Plan aims to make local environmental planning provisions for land in North
Sydney in accordance with the relevant standard environmental planning
instrument under section 33A of the Act.

(2) The particular aims of this Plan are as follows:

(a) to promote development that is appropriate to its context and enhances the
amenity of the North Sydney community and environment,

(b) in relation to the character of North Sydney’s neighbourhoods:

(i) fo ensure that new development is compatible with the desired future
character of an area in terms of bulk, scale and appearance, and

(ii) fo maintain a diversity of actfivities while protecting residential
accommodation and local amenity, and

(iii) fo ensure that new development on foreshore land does not adversely
affect the visual qualities of that foreshore land when viewed from Sydney
Harbour and its fributaries,

(c) in relation to residential development:

(i) fo ensure that new development does not adversely affect residential
amenity in terms of visual and acoustic privacy, solar access and view
sharing, and

(ii) fo maintain and provide for an increase in dwelling stock, where
appropriate,

(d) in relation to non-residential development:

(i) fo maintain a diversity of employment, services, cultural and recreational
activities, and

(ii) fo ensure that non-residential development does not adversely affect the
amenity of residential properties and public places, in terms of visual and
acoustic privacy, solar access and view sharing, and

(iii) fo maintain waterfront activities and ensure that those activities do not
adversely affect local amenity and environmental quality,

(e) in relation to environmental quality:

(i) to maintain and protect natural landscapes, topographic features and
existing ground levels, and

(ii) (i) fo minimise stormwater run-off and its adverse effects and improve the
quality of local waterways,

(f] to identify and protect the natural, archaeological and built heritage of North
Sydney and ensure that development does not adversely affect its significance,
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(g) to provide for the growth of a permanent resident population and encourage
the provision of a full range of housing, including affordable housing.

3.2 Land Use Table

The Planning Proposal applies to land in the B4 Mixed Use zone. The relevant
objectives and provisions of the B4 zone are as follows:

1 Objectives of zone
e To provide a mixture of compatible land uses.

e To integrate suitable business, office, residential, retail and other
development in accessible locations so as to maximise public transport
patronage and encourage walking and cycling.

e To create interesting and vibrant mixed use centres with safe, high quality
urban environments with residential amenity.

e To maintain existing commercial space and allow for residential
development in mixed use buildings, with non-residential uses concentrated
on the lower levels and residential uses predominantly on the higher levels.

2 Permitted without consent
Nil
3 Permitted with consent

Amusement cenfres; Backpackers' accommodation; Boarding houses; Car
parks; Centre-based child care facilities; Commercial premises; Community
facilities; Educational establishments; Entertainment facilities; Function centres;
Hostels; Hotel or motel accommodation; Information and education facilities;
Medical centres; Oyster aquaculture; Passenger transport facilities;, Places of
public worship; Recreation areas; Recreation facilities (indoor); Registered
clubs; Residential flat buildings; Respite day care cenfres; Restricted premises;
Roads; Seniors housing; Serviced apartments; Sex services premises; Shop top
housing; Signage; Tank-based aquaculture; Vehicle repair stations; Veterinary
hospitals

4 Prohibited

Pond-based aquaculture; Any other development not specified in item 2 or 3

3.3 Building Height

Clause 4.3 of NSLEP 2013 sets maximum building heights for all land identified on the
Height of Buildings Map. In relation to the subject site, it states the maximum building
height is 16 metres.

The objectives of Clause 4.3 are as follows:

(a) to promote development that conforms to and reflects natural landforms, by
stepping development on sloping land to follow the natural gradient,

(b) to promote the retention and, if appropriate, sharing of existing views,

(c) to maintain solar access to existing dwellings, public reserves and streets, and
fo promote solar access for future development,

(d) to maintain privacy for residents of existing dwellings and fo promote privacy
for residents of new buildings,
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fo ensure compatibility between development, particularly at zone
boundaries,

fo encourage an appropriate scale and density of development that is in
accordance with, and promotes the character of, an areq,

fo maintain a built form of mainly 1 or 2 storeys in Zone R2 Low Density
Residential, Zone R3 Medium Density Residential and Zone E4 Environmental
Living.

3.4 Non-residential Floor Space Ratios

Clause 4.4A of NSLEP 2013 sets maximum non-residential floor space ratios for all
land identified on the Non-Residential Floor Space Ratio Map. In relation to the
subject site, it states the maximum non-residential floor space ratio is 0.5:1.

The objectives of Clause 4.4A are as follows:

(a)

(b)
(c)

(d)

fo provide for development with continuous and active street frontages on
certain land in Zone Bl Neighbourhood Cenfre, Zone B4 Mixed Use and Zone
SP2 Infrastructure,

fo encourage an appropriate mix of residential and non-residential uses,

fo provide a level of flexibility in the mix of land uses to cater for market
demands,

to ensure that a suitable level of non-residential floor space is provided to
promote employment and reflect the hierarchy of commercial centres.
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4.0 CONCEPT PROPOSAL

4.1 Project Description

The accompanying Urban Design Report (UDR) provides a detailed description of
the design proposal for the subject site that has been driven by a number of project
specific urban design principles, which are applied to the site in a structure plan
closely aligned to the Future Directions Planning Study, and finally developed into
an indicative design proposal including site plan, floor plans and proposed building
envelope”.

In summary, the project is described as:

¢ A mixed-use 12-storey tower on Military Road that will consist of:
- retail uses on the ground level to activate frontages and increase safety.
- Commercial levelson 2 & 3
- Residential uses on levels 4 & above
- Basement level retail to increase total retail offering, and
- Basement parking estimated at 4 levels.

e Building setbacks to increase public space on Military Road.

e Upper level setbacks to maintain the existing street wall, reduce building
bulk and allow for sunlight to the plaza and adjacent buildings.

¢ A new community facility integrated into the Subject Site.
e A public bike parking facility integrated with the ground level of the building.

e Combined vehicular access for parking and loading provided off Military
Lane.

o Tower footprint that allows for natural sunlight and ventilation.

The UDR has been updated in response to the comments from council in response
to the scoping proposal. In particular the UDR provides:

¢ Indicative floor plans identify high-level compliance with the NSW
Apartment Design Guide.

o Detailed shadow analysis illustrating the proposed 12-storey tower will create
a marginal increase in overshadowing (<2 hours) of any properties on Yeo
St or nearby properties, with the majority of shadow.

¢ Shadow Analysis of the Plaza shows a significant improvement to plaza
amenity compared to the outcome available if the DA for 183-185 Military
Road is delivered as approved.

e Comparison of the proposal against the provisions of the MRCPS

4.2 Public Benefit

An offer to enter a Voluntary Planning Agreement (VPA) accompanies this
proposal. This offer will be subject to further discussions and negotiations with
Council and is proposed to include, but not necessarily limited to, the following.
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e Additional 2.5m wide setback along Military Road frontage.

e Increased setback along eastern boundary forming a plaza on grade
fronting Rangers Road.

¢ Additional increase in non-residential floor space (ie 2.0:1 +).

e Provision of 5% of the total potential residential development uplift as
affordable housing.

e public bike parking facility infegrated with the ground level of the building.

4.3 Site-Specific Development Control Plan

North Sydney Council has prepared a draft amendment to North Sydney
Development Control Plan 2013 specifically seeking to incorporate site specific
controls relating to land at 183-185 Military Road and 1-7 Rangers Road & 50 Yeo
Street, Neutral Bay. The draft amendment has recently received Council's
endorsement for the purposes of public exhibition.

The Council’'s stated “...primary purpose of the draft DCP is to provide added
guidance following the adoption of Council’s Neutral Bay Village Planning Study
and the progression of two separate Planning Proposals at 183-185 Military Rd and
1-7 Rangers Road & 50 Yeo Street, Neutral Bay”.

The proposed site-specific controls proposed to be incorporated in the draft DCP
relate to the following matters:

o diversity

e form, massing, and scale

e setbacks

e podium heights

e above-podium setbacks ¢ public plaza
¢ through-site link

e qctivation

e qccess

North Sydney Council is infending to commence exhibition of the Draft DCP
amendment from 23 August 2024 for 29 days.
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5.0 PLANNING PROPOSAL

5.1

Part 1 - Objectives and intended outcomes

Objective

Amend the North Sydney LEP 2013 to provide for the urban renewal of the subject
site at 183-185 Military Road, Neutral Bay fto accommodate a mixed-use
development that ranges in building height from 6 to 12 storeys and intfroduces a
minimum 2:1 non-residential floor space ratio.

Intended outcomes

Provide for urban renewal that aligns with the requirements of the now
rescinded Military Road Corridor Planning Study (MRCPS) Stage 1 in terms of
building height, non- residential FSR, setbacks, community facility and vision
for the future plaza.

Support local jobs, local shops and housing opportunities by providing

- additional non-residential floor space,

- retail floor space at ground and commercial floor space above, and

- increased housing opportunities close to public tfransport and shopping.

Improve pedestrian amenity and access between Military Road and Yeo
Street.

Deliver a new community facility, bicycle parking and public parking.

Support the village atmosphere of the Neutral Bay Town Centre.

5.2 Part 2 - Explanation of provisions

The planning proposal will be achieved by amending NSLEP 2013 as detailed in
Table 2 below:

Table 2. Existing and Proposed NSLEP development confrols
Provision Existing NSLEP 2013 Control Proposed NSLEP 2013 Control
Zone B4 Mixed-Use B4 Mixed-Use
Height of Building 16 metres 43 metres
Non-residential FSR 0.5:1 2:1

The planning proposal will require the existing Height of Building Map and existing
Non-Residential Floor Space Ratio Map to be amend as detailed in Figure 8 below.
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Figure 8. Proposed Changes to NSLEP 2013 Mapping
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5.3 Part 3 - Justification of strategic and site-specific merit

This section provides a detailed assessment of the proposal’s strategic and site-
specific merit to determine whether the planning proposal should be supported.

The following sub-sections address the assessment criteria detailed in the Local
Environmental Plan Making Guideline September 2022 prepared by Department of
Planning, Industry and Environment.

Following sections A and B provide detail on how the proposal has strategic merit
by aligning with the NSW strategic planning framework. The proposal addresses alll
relevant principles, objectives and actions in the relevant strategic plans and in
particular gives effect to the Military Road Corridor Planning Study prepared by
North Sydney Council. In preparing this study, Council stated that due consideration
was given to ‘regional and local strategic and policy context’.

Following sections C, D and E identify the potential environmental, social and
economic impacts of the proposal and demonstrates how the proposal has site-
specific merit and is suitable for the site and the site is suitable for the resultant
development.
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5.3.1 Section A —Need for the planning proposal

1.

Is the planning proposal a result of an endorsed LSPS, strategic study or report?

Yes. The Planning Proposal responds directly to the Military Road Corridor
Planning Study (MRCPS).

Military Road Corridor Planning Study (MRCPS)

In response to the Military Road Corridor experiencing significant development
pressure Council, in May 2018, resolved to prepare a Planning Study for the
Military Road Corridor.

The background to the preparation of the MRCPS included the following

¢ A community survey seeking preliminary feedback about what local
stakeholders’ value about the centre and initial views about its future form
and function.

¢ The initial feedback provided valuable input into the preparation of several
Discussion Papers. These papers were then placed on public exhibition and
reported to Council.

e Taking all this feedback into consideration, the draft MRCPS was prepared
with further input from specialist consultants and Council staff.

The stated vision of the MRCPS was “it promotes managed jobs and housing
growth, while maintaining the much-loved village atmosphere of the Neutral
Bay Town Centre”.

The subject site, along with the neighbouring site at 1-7 Rangers Road
(Woolworths site), was identified as ‘key site 3', one of three key sites in the
Neutral Bay Town Centre that could support future growth.

In their report to Council following public exhibition of the MRCPS, the council
officers had due consideration to the 435 submissions that were received and
recommended to retain height increases of up to 12 storeys on ‘key site 3" “to
strike a balance between the careful management of height to preserve
character and enhance amenity whilst delivering on much needed public
benefits for the centre”.

Notwithstanding the significant public exhibition and input by specialist
consultants and strategic planning staff, the MRCPS was subsequently
rescinded by a newly elected Council in January 2022 because of expressed
concerns about community feedback during the most recent local
government elections in late 2021.

The MRCPS is no longer a council adopted strategy but it still remains a strategic
planning study that was undertaken by Council and well supported by
background investigations and significant community consultation. The MRCPS
is the only current strategy that focuses on Neutral Bay Town Centre unfil a
possible new an updated strategic development framework for the centre is
completed by Council. Subsequently, the MRCPs deserves consideration in the
assessment of any current planning proposal for land within the Neutral Bay
Town Centre.

Table 3 provides commentary on how the Planning Proposal aligns with the
relevant urban design objectives of the MRCPS for the identified site.
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Table 3. Planning Proposal consistency with Military Road Corridor Planning Study

Objectives

Comments

Support local jobs, local shops
and housing opportunities

The Planning Proposal provides increased space
and support for commercial office, community,
retail land uses and greater housing opportunities
comprising:

e Retail land uses at ground level activating
Military Road

e  Community use on first level
e Commercial/office use on 2nd and 3rd levels

e Residential on levels above comprising a mix
of 1,2 & 3+ bedroom dwelling units

Create a new public ploza
fronting Rangers Road

The Planning Proposal does not compromise the
creatfion of a new plaza on adjoining property
fronting Rangers Road.

Improve pedestrian amenity and
access between Rangers Road
and Yeo Street

The Planning Proposal  provides Improved
pedestrian amenity with Increased 2.5m whole of
building setback to Military Road and through-site
link to Yeo Street.

Deliver a new community facility,
bicycle parking and public
parking

The Planning Proposal delivers a new community
facility, bicycle parking and public parking.

Support the village atmosphere

Planning Proposal will confribute to the future
revitalisation of the Neutral Bay Town Centre
envisioned by Council to maintain the much-loved
villoge atmosphere of the Neutral Bay Town Centre.

Having due consideration to the absence of 1-7 Rangers Road (Woolworths site)
from this site, the Planning Proposal is consistent with the relevant specific
requirements for the site because it provides:

¢ aminimum non-residential floor space ratio of 2:1

e Residential 12-storey tower that appears slender and maximises above
podium habitable facades to all sides

e a2.5m whole of building setback to allow for an expanded free canopy

along Military Road

e a l4-space public commuter bicycle parking facility

e activated street edges along Military Road,

e loading and basement access through Military Lane

The Planning Proposal responds directly to the relevant suite of objectives and
requirements in the MRCPS and will enable redevelopment of the subject site
to meet the previous Council’s stated vision to promote new development for
future growth, while maintaining the much-loved village atmosphere of the

Neutral Bay Town Centre.

ppd | planning consultants 30 March 2023 (Revision A) 22



PLANNING PROPOSAL
MIXED USE DEVELOPMENT
183-185 MILITARY ROAD, NEUTRAL BAY

2. Isthe planning proposal the best means of achieving the objectives or intended
outcomes, or is there a better way

Yes. Following consideration of the following options this planning proposal is
considered the only means of achieving the objectives and outcomes
described in 5.1 of this proposal.

Option 1 - Redevelop the site under the current approved plans

This option involves development of the site under the current approved plans
as detailed in $2.3 of this proposal. This option, while seeing some limited
increase in the provision of diverse housing options, will not provide for the
increase in jobs and the delivery of community benefits envisaged as part of
the MRCPS.

Option 2 - Do Nothing and wait for new strategy

Consideration was also given to doing nothing and waiting for Council to finalise
a new Military Road Corridor strategy as promised that includes the Neutral Bay
Town Cenftre. Having due consideration to the years already spent from 2018
working with Council on the initial strategy and the uncertainty with the timing
of any new strategy or if it will ever be completed or adopted, there is a real
possibility the site will remain in its current state and will not achieve
redevelopment of the site that supports:

e Increased supply of jobs,
e Increased supply of diverse housing, and most importantly

e Delivery of community benefits that will see the future revitalisation of the
Neutral Bay Town Centre envisioned by Council staff.

In addition, the opportunity to redevelop the site pursuant to the current
development approval for the subject site as outlined in optfion 1 will have
expired.

5.3.2 Section B — Relationship to the strategic planning framework

3. Will the planning proposal give effect to the objectives and actions of the
applicable regional or district plan or strategy (including any exhibited draft
plans or strategies)?

Yes. The planning has been assessed to give effect to the objectives and actions
of the following applicable regional and district plan:

Greater Sydney Region Plan — A Metropolis of Three Cities
As described on the Greater Cities Commission website:
The Greater Sydney Region Plan (the Plan), A Metropolis of Three Cities:

e sefs a40-year vision (to 2056) and establishes a 20-year plan to manage
growth and change for Greater Sydney in the context of social,
economic and environmental matters

e informs district and local plans and the assessment of planning proposals

e assists infrastructure agencies to plan and deliver for growth and change
and to align their infrastructure plans to place-based outcomes

e informs the private sector and the wider community of the growth
management and infrastructure investment intentions of government.
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Table 4 provides commentary on how the planning proposal gives effect to the
ten (10) high level policy directions for Greater Sydney that inform the relevant
District Plan, Local Planning Strategy and assessment of planning proposals.

Table 4. Planning Proposal consistency with Greater Sydney Region Plan

Directions Comments

A city supported by infrastructure The Planning Proposal is supported by the recent
completion of the B-Line Program, “an integrated
package of  service and infrastructure
improvements designed fo provide more reliable
journeys between Mona Vale and the Sydney CBD".
The B-Line includes improvements to the road
corridor and implementation of bus priority
measures that have significantly improved reliability
of bus services, particularly along Military Road.

A key feature of the B-Line is ten (10) modern bus
stops. One is directly in front of the subject site and
the provision of a wider public domain along the
frontage of the subject site will significantly improve
the convenience of the B-Line.

The Planning Proposal will provide for new
development that is supported by infrastructure that
contributes directly to the increased 30-minute
access to a metropolitan centre.

A collaborative city The planning Proposal will not impact on the
attainment of the objectives relating to this policy
direction.

A city for people The Planning Proposal puts people at the heart of

planning by placing development where it will have
direct walkable access to public transport
infrastructure and the Neutral Bay town centre. The
proposal will contribute to the development of a
mixed-use neighbourhood that is close to a centre
and efficient public transport and will improve the
opportunity for people to walk and cycle to schools,
local shops and services. As identified in the Plan
“enhancing the safety, convenience and
accessibility of walking and cycling trips has many
benefits including healthier people, more successful
businesses and centres and reduced fraffic
congestion”.

Housing the city The proposal will yield approximately 44 residential
dwelling units comprising a mix of 1, 2 and 3
bedroom units. The dwelling units will be strategically
located in relation to public transport and the
Neutral Bay Town Cenfre and will play a role in
enhancing the vibrancy and vitality of the town

centre.

A city of great places The planning Proposal will not impact on the
attainment of the objectives relating to this policy
direction.
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A well-connected city

A key outcome of this Planning Proposal is the
integration of land use, fransport and infrastructure
planning delivering more people who will have 30-
minute public transport access to one of the three
metropolitan centres/cluster and to services in their
nearest strategic centre seven days a week.

Jobs and skills for the city

The Planning Proposal will provide a significantly
increased 2.0:1 non-residential floor space that will
deliver:

e refail stores, cafes or restaurants at ground
level creating job opportunities in these
service industries; and

e high level commercial floor space on the
levels above the ground floor retail that will
contribute to jobs growth in the Neutral Bay
Town Centre.

A city in its landscape

The planning Proposal will not impact on the
aftainment of the objectives relating to this policy
direction.

An efficient city

The proposal will deliver a modern mixed-use
development that is more environmentally
sustainable than the current development on the
subject site.

A resilient city

The proposal is not affected by flooding and will
adapt to a changing world by minimising exposure
to natural hazards. The proposal will be better
designed and constructed to assist people adapt to
climate change.

North District Plan

District plans help councils plan and deliver for growth, change and align local
planning strategies to place-based outcomes. The district plans are meant to
be “a guide forimplementing the draft Greater Sydney Region Plan at a district
level and are a bridge between regional and local planning”.

Under the North District Plan the subject site is strategically located within the

Neutral Bay Town Cenfre.

Table 5 provides a summary of how the Planning Proposal gives effect to the
relevant planning priorities of the North District Plan.

Table 5. Planning Proposal consistency with North District Plan

Planning Priority

Comments

A city supported by infrastructure

N1 Planning for a city supported
by infrastructure

This District Plan responds to major transport, health
and education investments such as the B-Line
program.

As mentioned previously, the Planning Proposal is
supported by the recent completion of the B-Line
Program, “an integrated package of service and
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infrastructure improvements designed to provide
more reliable journeys between Mona Vale and the
Sydney CBD". The B-Line includes improvements to
the road corridor and implementation of bus priority
measures that have significantly improved reliability
of bus services, particularly along Military Road.

The Planning Proposal will provide for new
development that is supported by infrastructure that
contributes directly to the increased 30-minute
access to a metropolitan centre.

A city for people

N4 Fostering healthy, creative,
culturally rich and socially
connected communities

The planning Proposal will not impact on the
aftainment of the objectives relating to this policy
direction.

Housing the city

N5. Providing housing supply,
choice and affordability with
access to jobs. services and
public fransport

The Planning Proposal puts people at the heart of
planning by placing development where it will have
direct walkable access to public transport
infrastructure and the Neutral Bay fown centre.

The proposal will contribute to the development of
a mixed-use neighbourhood that is close to a centre
and efficient public transport and will improve the
opportunity for people to walk and cycle to schools,
local shops and services. As identified in the Plan
“enhancing the safety, convenience and
accessibility of walking and cycling trips has many
benefits including healthier people, more successful
businesses and centres and reduced fraffic
congestion”.

A city of great places

Né Creating and renewing great
places and local centres, and
respecting the District’s heritage

The proposal will yield approximately 44 residential
dwelling units comprising a mix of 1, 2 and 3
bedroom units.

The dwelling units will be strategically located in
relation to public fransport and the Neutral Bay
Town Centre and will play a role in enhancing the
vibrancy and vitality of the town centre.

A well-connected city

N12 Delivering integrated land
use and transport planning and a
30-minute city

A key outcome of this Planning Proposal is the
integration of land use, fransport and infrastructure
planning delivering more people who will have 30-
minute public transport access to one of the three
metropolitan centres/cluster and to services in their
nearest strategic centre seven days a week.

A city in its landscape

N20 Delivering high quality open
space

The planning Proposal will not impact on the
aftainment of the objectives relating to this policy
direction.
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Yes.
The stated intent of the NSLSPS is to:

Is the planning proposal consistent with council LSPS that has been endorsed by
the Planning Secretary or GSC, or another endorsed local strategy or strategic
plan?

e provide a 20-year vision for land use planning within the North Sydney

LGA (to 2036);

o outline how expected growth and change will be managed now and
into the future — the desired future direction for housing, employment,
fransport, recreation, environment and infrastructure in the North Sydney

LGA;

e guide the content of Council's Local Environmental Plan (LEP) and
Development Control Plan (DCP), including any future changes fo
planning controls sought by proponents through Planning Proposals; and

e identify where further strategic planning work is required to deliver on key
state and regional planning objectives.

Table 6 provides commentary on how the Planning Proposal aligns with the
relevant local planning priorities in the NSLSPS.

Planning Proposal consistency with the NSLSPS

Local Planning Priority

Comments

Liveability

L1 - Diverse housing options that
meet the needs of the North
Sydney community

L2: Provide a range of
community facilities and
services to support a healthy,
creative, diverse and socially
connected North Sydney
community

L3 — Create great places that
recognise and preserve North

The Planning Proposal provides for housing that
supports North Sydney's growing and changing
population with a range of housing types and
tenures. This new housing is in the right location
because:

e |t has easy access to the existing shopping
facilities and services along Military Road and
nearby shopping centres; and

e |t is strategically located to public transport
with B-line bus stop and route immediately in
front of the subject site.

The Planning Proposal takes a people-focused
approach to planning and place-making by
providing:

¢ New community facility

e Improved public domain with Increased 2.5m
whole of building setback to Military Road

e Activation of the Military Road frontage

e Public commuter bicycle parking facility
This approach will help protect the desired future
character of the Neutral Bay town centre.

The proposal confributes to the creation of a great
place and renewal of the Neutral Bay Town Centre
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Sydney’s distinct local
character and heritage

with  the provision of a people focused
development that has been previously endorsed by
Council officers recommendations.

The North Sydney LSPS specifically identifies the
Military Road corridor and the commencement of
the planning study that will become “a planning
framework against which Planning Proposals may
be assessed and measured which will both
contribute to the desired future character of the
corridor/precinct and make a tangible conftribution
to the public domain, community infrastructure or
other identified public benefits”.

Productivity

P3 - Enhance the commercial
amenity and viability of North
Sydney’s local centres

P6 — Support walkable centres
and a connected, vibrant and
sustainable North Sydney

The Planning Proposal provides increased space for
commercial office and retail land uses and
generally improves the safety, amenity, services and
overall appeal of Neutral Bay town centre with the
people-focused approach to development as
described in L2 above.

The Planning Proposal provides significant support to
walking, cycling and public transport use to reduce
tfraffic congestion and the demand for on-street
parking in the Neutral Bay Town Centre.

Walking - Improved public domain with Increased
2.5m whole of building setback to Military Road and
through-site link to Yeo Street.

Cycling - provision of public commuter bicycle
parking facility.

Public transport use — B-line bus stop and route
immediately in front of the subject site.

Sustainability

S2 - Provide a high quality, well-
connected and integrated
urban greenspace system

S3 - Reduce greenhouse gas
emissions, energy, water and
waste

Planning Proposal will Improve North Sydney's tree
canopy cover by providing a 2.5m whole of building
setback to Military Road to support planting of trees
that will support a healthy environment and
community wellbeing.

Planning Proposal will provide for development of a
building that will confribute to net-zero emissions
by 2050 through mitigating climate change,
reducing waste generation, energy and water
usage.

Is the planning proposal consistent with any other applicable State and regional
studies or strategies?

There are no further State and regional studies or strategies that are considered

applicable to this Planning Proposal.
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Is the planning proposal consistent with applicable SEPPs?

Yes. Table 7 below provides an assessment of the Planning Proposal against the
relevant State Environmental Planning Policies (SEPPs) and confirms the
proposal is consistent with the applicable SEPPs.

Table 7.

Assessment of Planning Proposal against relevant SEPPs

SEPP

Comments

Consistency

State Environmental
Planning Policy
(Resilience and
Hazards) 2021

This Policy requires that a consent authority must
not consent fo the carrying out of any
development on land unless it has considered
whether the land is contaminated.

Historically the subject site has been used for
commercial purposes and it is considered that
the risk of land being contaminated is very low
and the site is suitable for the proposed
development. Notwithstanding, any potential
contamination issues will be addressed
appropriately at any future DA stage.

v

State Environmental
Planning Policy
(Transport and
Infrastructure) 2021

Development has frontage to Military Road with
annual average daily traffic volume of more
than 40,000 vehicles.

Vehicular access to the land will be provided by
a road (Military Lane) other than the classified
road (Military Road) and the final design of the
development will  include measures to
ameliorate potential fraffic noise or vehicle
emissions within the site of the development
arising from the adjacent Military Road.

State Environmental
Planning Policy
(Housing) 2021

The primary aim of this Policy is to provide a
consistent planning regime for the provision of
diverse housing types including in-fill affordable
housing.

The proposal is capable of providing diverse
housing types as part of any future DA.

State Environmental
Planning Policy No.
65 — Design Quality
of Residential
Apartment
Development

The Urban Design Report that accompanies this
proposal provides a preliminary assessment of
how the development complies with the key
design requirements of the Apartment Design
Guide (ADG). More detailed assessment will be
undertaken as part of any future DA.

State Environmental
Planning Policy
(BASIX) 2004

The NSW Government has established the BASIX
scheme to encourage sustainable residential
development.

Subject to carrying out development in
accordance with a future schedule of BASIX
commitments, the proposed development wiill
be capable of providing sustainable residential
development.
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Is the planning proposal consistent with applicable Ministerial Directions
(section 9.1 Directions)?

Yes. Table 8 below provides an assessment of the Planning Proposal against the
relevant Ministerial Directions and confirms the proposal is consistent with the

Directions.
Table 8. Assessment of Planning Proposal against relevant Ministerial Directions
Direction Comments Consistency

Focus Area 1: Planning Systems

1.1 Implementation
of Regional Plans

Table 4 details how the Planning Proposal is
consistent with the Greater Sydney Region Plan.

v

1.3 Approval and
Referral
Requirements

The Planning Proposal does not

e include provisions that require the
concurrence, consultation or referral of
development applications fo a Minister or
public authority, and

e identify development as designated
development.
1.4 Site Specific The planning Proposal does not contfain \/

Provisions

unnecessarily
confrols.

restrictive site-specific  planning

Focus Area 4: Resilience and Hazards

4.4 Remediation of
Contamination
Land

The Planning Proposal does not propose to
change the B4 Mixed Use zoning of the subject
land or the uses that are currently permitted within
the B4 zone.

Focus Area 5: Transpol

rt and Infrastructure

5.1 Integrating
Land Use and
Transport

The Planning Proposal is consistent with the aims,
objectives and principles of Improving Transport
Choice - Guidelines for planning and
development (DUAP 2001), and The Right Place
for Business and Services — Planning Policy (DUAP
2001) because:

e The proposal wil provide a mix of
commercial and residential land uses;
and

e The B-line service, an express rapid bus
route with only 8 stops between Mona
Vale and Wynyard, has one stop directly
outside 183 Military Road; and

e The proposal will maximise the use of the
public fransport network.
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Focus Area 6: Housing

6.1 Residential
Zones

The B4 zone permits significant residential
development.

The Planning Proposal provides for housing that
will:

e broaden the choice of building types and
locations available in the housing market,
and

e make more efficient use of existing
infrastructure and services, and

e reduce the consumption of land for
housing and associated urban
development on the urban fringe, and

o will be of good design.

The subject site is adequately serviced for the
proposed development.

The Planning Proposal does not contain provisions
which will reduce the permissible residential
density of land.

Focus Area 7: Industry

and Employment

7.1 Business and
Industrial Zones

The B4 zone permits significant business
development.

The planning proposal gives effect to the
objectives of this direction because

e I encourages employment growth in
suitable locations by increasing the non-
residential floor space from 0.5:1 up to
2.0:1,

e protects employmentland in the B4 zone,
and

e supports the viability of identified Neutral
Bay fown centre.

5.3.3 Section C - Environmental, social and economic impact

8. Is there any likelihood that critical habitat or threatened species, populations or
ecological communities, or their habitats, will be adversely affected because

of the proposal?

No. The land subject to the proposal is located in a built-up urban area and
does not have the potential to contain critical habitat or threatened species,
populations or ecological communities, or their habitats.

9. Are there any other likely environmental effects of the planning proposal and
how are they proposed to be managed?

There any no other likely environmental effects of the planning proposal that
require to be managed.
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10. Has the planning proposal adequately addressed any social and economic
effects?

Yes. As mentioned previously, this Planning Proposal has been prepared in
direct response to, and in general compliance with, the recommendations of
the Neutral Bay Town Centre Future Directions Planning Study.

The Planning Study provided a comprehensive framework that was expected
tolead and guide future development in the Neutral Bay Town Centre. In setting
this framework, the Study adequately addressed any social and economic
effects by specifically addressing

e precinct character

e built form and potential impacts

e fransport and access

e economic and demographic context
¢ employment capacity

e public domain and social infrastructure.

5.3.4 Section D - Infrastructure (Local, State and Commonwealth)
11. Is there adequate public infrastructure for the planning proposal?

Yes. The site is located in a built-up urban area that is very well served by public
fransport (B-line bus route along Military Road), infrastructure and services. More
detailed investigations will be undertaken as part of any future DA to determine
whether upgrades are required to existing public infrastructure to enable the
proposed development to proceed.

5.3.5 Section E -State and Commonweadlth interests

State and Commonwealth public authorities will make their views known as part
of the consultation process that will occur as part of the Gateway determination
of the Planning Proposal.

5.4 Maps

Figure 8 identifies the site subject to the planning proposal and the proposed
amendments to the existing Height of Building Map and existing Non-Residential
Floor Space Ratio Map.

5.5 Community consultation

The Gateway determination will specify the duration and extent of public exhibition
required with the period between 20 December and 10 January (inclusive)
excluded from the calculation of a period of public exhibition.

The Gateway determination may also identify the need for the planning proposal
to be referred to one or more authorities and government agencies for comment.
It is envisaged the following public authorities will need to be consulted as part of
any public exhibition:

e Sydney Water
e Transport for NSW
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e Telecommunication providers

e Gas providers

e FElectricity providers

5.6 Part 6 — Project timeline

Table 9 provides a project timeline detailing the anticipated timeframe for the LEP
making process in accordance with the benchmarks in the Local Environmental
Plan Making Guideline September 2022 prepared by Department of Planning,
Industry and Environment (Table 2).

Table 9. Anticipated timeframe for the LEP making process

Stage Anticipated

(inc. key steps) timeframe

Stage 1 - Pre-lodgement Completed

Scoping proposal and meeting

Stage 2 - Planning Proposal July - August
Lodgement of PP 2023
Planning assessment by council

Local planning panel advice and Council resolution

Stage 3 - Gateway determination March 2024
Submitting PP for Gateway determination
Department review

Issue Gateway determination

Stage 4 - Post-Gateway May 2024

Post-Gateway determination review (ie action Gateway conditions
prior o public exhibition)

Stage 5 - Public Exhibition & Assessment August 2024
Public Exhibition
Response to submissions
Post-exhibition evaluation

Resolution for finalisation

Stage 6 - Finalisation December 2024
Finalisation as LPMA

Finalisation package requirements
Checking the finalisation package
Making the LEP
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6.0 CONSIDERATION OF COUNCIL ISSUES

As detailed in s1.3 of this proposal, a scoping meeting was held with Council officers
where a preliminary Urban Design Report (UDR) for the subject site was provided
that aligns with the requirements of the now rescinded Military Road Corridor
Planning Study (MRCPS) Stage 1 in terms of building height, non- residential FSR,
setbacks and community facility.

The following provides a response to the specific matters Council identified needed
further consideration:

Setbacks

Setbacks of 2.5m and 1.5m to Military Road and Military Lane relate to the whole
building (including basement structures) to allow deep soil zones to support large
free canopies.

High level NSW Apartment Design Guide (ADG) compliance assessment is provided
in s4.7 of the accompanying UDR. With the support of indicative floor plans, the
assessment confirms

e upper-level building setbacks comply with ADG requirements,

o 77% of the apartments receive a minimum of 2 hours solar access during 9-
3pm on June 21st (exceeds ADG guidance of 77%). and

o 64% are naturally cross-ventilated (exceeds ADG guidance of 60%.

Overshadowing

The UDR that accompanies this proposal:

o Confirms upper-level building setbacks comply with ADG requirements
(refer 4.7 of UDR), and

e Provides a more detailed solar analysis with tables and diagrams (refer s4.8
& s54.9 of UDR).

The detailed solar analysis demonstrates how the Planning Proposal will deliver
significantly improved solar access to any future plaza associated with the
Woolworths site compared to the approved DA for the subject site. In particular,
the solar access table in the UDR shows this improvement to be +38%, +37% and
+30% at 12noon, 1pm and 2pm respectively when the plaza is likely to be used the
most.

The solar analysis in the UDR (s4.8) clearly indicates how surrounding developments
will retain at least 2 hours solar access between 9am-3pm in mid-winter. Particular
attention is also given to the potential redevelopment of the existing commercial
development at 50 Yeo Street as envisaged in the Military Road Corridor Planning
Study. An elevational study undertaken of overshadowing caused by the indicative
design in this Planning Proposal shows that most of the affected facade of a
redeveloped 50 Yeo Street could still support north-facing living rooms that receive
2-hours sunlight per day.

Further solar analysis in support of the Planning Proposal dated 15 August 2024
accompanies this application. The solar analysis confirms this Planning Proposall
does not result in any further overshadowing of any north facing windows in any
residential properties in Yeo Street. The shadow from this Planning Proposal is largely
contained within the shadow created from the Gateway approval for the
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neighbouring Woolworths Planning Proposal for 1-7 Rangers Road and 50 Yeo
Street.

Parking, access and loading facilities

The Planning Proposal is accompanied by a detailed Transport Assessment that
includes a Green Travel Plan.

The Planning Proposal will support public and active fransport modes with:
o the provision of end of trip facilities and car share facilities,

e the provision of significantly reduced levels of car parking when compared
to that permitted under North Sydney Council controls, and

e fravel demand management measures suggested in the Green Travel Plan
to improve the mode share of public tfransport and active transport will be
considered further at subsequent stages of the project.

Public Benefits/Voluntary Planning Agreement

A Voluntary Planning Agreement accompanies this proposal (refer s4.2). It is
expected that public benefit will be provided that is commensurate with the
increase in development potential of the site.

ppd | planning consultants 30 March 2023 (Revision A) 35



PLANNING PROPOSAL
MIXED USE DEVELOPMENT
183-185 MILITARY ROAD, NEUTRAL BAY

7.0 CONCLUSION

The planning proposal has been prepared in support of proposed amendments to
North Sydney Local Environmental Plan 2013 to facilitate the redevelopment of 183-
185 Military Road, Neutral Bay. The amendments specifically relate to increasing the
maximum building height standard from 16 metres to 43 metres and increasing the
non-residential floor space ratio standard from 0.5:1 to 2.0:1. No change to the
existing zoning is proposed.

The basis of this Planning Proposal is a shared vision with North Sydney Council to
enable redevelopment of the site that will:

e Support local jobs, local shops and housing opportunities

e Create a new public plaza fronting Rangers Road

e Improve pedestrian amenity and access between Rangers Rd and Yeo St.
e Deliver a new community facility, bicycle parking and public parking

e Support the village atmosphere.

The Planning Proposal demonstrates strategic merit because it is underpinned by a
strategic planning study that was endorsed by Council and does not undermine
the ability to achieve the objectives and actions of high-level strategic planning
policies relating to the site, including:

e Greater Sydney Regional Plan
¢ North District Plan, and
e North Sydney Local Strategic Planning Statement
The Planning Proposal presents a sound strategic planning outcome because:
e |t will deliver public benefit outcomes that are not compromised

e Will not undermine the development potential of the adjoining Woolworths
site, and the provision of a new public plaza and improved pedestrian
amenity

e Wil result in a significant increase in commercial floor space compared to
that provide in the current approval for the site

e Itis supported by a robust evidence-based planning strategy, and

e |t responds to Council’'s and the communities expressed desire to see
revitalisation and renewal of the Neutral Bay Town Centre.

The Planning Proposal demonstrates site specific merit because:

o ltisstrategically located along Military Road and within the Neutral Bay Town
Centre with immediate access to the new B-line bus route

o |t will not defrimentally impact on the amenity of the residential
neighbourhood along Yeo Street, and

e |t will compliment the further development of the Woolworths site in
accordance with the vision of the Military Road Corridor Planning Study.

We recommend the planning Proposal proceed through the Gateway process to
public exhibition.
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