COUNCIL SUPPLEMENTARY ASSESSMENT REPORT

	Panel Reference
	PPSSNH-617

	DA Number
	350/24

	LGA
	North Sydney Council

	Proposed Development
	Part demolition, alteration and construction of a new hotel tower with an overall height of 22 storeys with 249 guestrooms, associated communal/administrative facilities, outdoor dining terrace at Level 3, retention of existing car park and ground floor
retail premises

	Street Address
	20 Berry Street, North Sydney Lot 1 DP 550167

	Applicant/Owner
	Applicant – Mr. Paul Yousseph
Owner – 357 MOUNT STREET PTY LTD

	Date	of	DA lodgement
	28 November 2024

	Total	number	of Submissions Number of Unique
Objections
	Five (5) submissions received.

	Recommendation
	Approval

	Regional Development Criteria Schedule 6 of	the	SEPP (Planning Systems) 2021
	Regional Development is defined in Schedule 6 of State Environmental Planning Policy (Planning Systems) 2021

Development with a capital investment value (CIV) over $30
million is classified as “Regional”.

The CIV of this development as outlined in the application is
$56,794,322.00 excluding GST.

	List of all relevant s4.15(1)(a) matters
	· Environmental Planning and Assessment Act 1979
· Environmental Planning and Assessment Regulation 2021
· State Environmental Planning Policy (Planning Systems) 2021
· State Environmental Planning Policy (Resilience and Hazards) 2021.
· State Environmental Planning Policy (Transport and Infrastructure) 2021
· State Environmental Planning Policy (Biodiversity and Conservation) 2021
· State	Environmental	Planning	Policy	(Sustainable Buildings) 2022.
· North Sydney Local Environmental Plan 2013
· North Sydney Development Control Plan 2013
· North Sydney Local Infrastructure Contributions Plan 2020

	List all documents submitted with this report	for	the Panel’s consideration
	· Cover letter deferral response
· Letter from TTPP, Traffic Consultants 
· Net Zero Statement by Goldfish and Bay 
· Amended Architectural Plans by Studio.SC 
· Landscape plans
· Visual Impact Assessment Report
· Preliminary plan of management
· Public Submissions
· Conditions of consent

	Clause 4.6 requests
	N/A

	Report prepared by
	Damon Kenny

	
	Executive Assessment Planner

	Report date
	16 September 2025

	Summary of s4.15 matters
Have all recommendations in relation to relevant s4.15 matters been summarised in the Executive Summary of the assessment report?
	
Yes

	Legislative clauses requiring consent authority satisfaction Have relevant clauses in all applicable environmental planning instruments where the consent authority must be satisfied about a particular	matter	been	listed	and	relevant	recommendations
summarized, in the Executive Summary of the assessment report?
	Yes

	Clause 4.6 Exceptions to development standards
If a written request for a contravention to a development standard
(clause 4.6 of the LEP) has been received, has it been attached to the assessment report?
	N/A

	Special Infrastructure Contributions
Does the DA require Special Infrastructure Contributions conditions (S7.24)?
Note: Certain DAs in the Western Sydney Growth Areas Special Contributions  Area  may  require  specific  Special  Infrastructure
Contributions (SIC) conditions
	Not applicable

	Conditions
Have draft conditions been provided to the applicant for comment? Note: in order to reduce delays in determinations, the Panel prefer that draft conditions, notwithstanding Council’s recommendation, be provided to the applicant to enable any comments to be considered as part of the assessment report
	
No, conditions have		been attached which can be viewed	when the  report  is
published



Background
1. The North Sydney Planning Panel resolved to defer the matter on 17 July 2025. The reasons for the deferral are provided below:

	“The Panel considered the matters listed at item 6, the material listed at item 7 and the material presented at the meetings observed at the site inspection listed at item 8 in Schedule 1.

	The Panel agreed to defer the determination of the matter to allow for the provision and assessment of the information listed at Actions below.

				The decision to defer the matter was unanimous.
				
				ACTIONS

				To allow progression of the Development Application to determination:

	1. The Applicant is requested to urgently submit to Council the following additional information (and any amended plans) by 31 July 2025:
· Clarify the arrival location and access arrangements for users/visitors dropped off by vehicle, especially arrangements for those persons requiring accessible parking;
· Detail access arrangements for delivery of goods and services and safe disposal of waste with relation to the dining area and future kitchen;
· Indicate improvements which must be made to Angelo Street to accommodate safe drop‐off and pick‐up, including during school pick up and drop off times;
· Provide all necessary documents to demonstrate consideration and compliance with Sustainable Buildings SEPP subsection 3.2, and EP&A regulation Part 35BA.
· Provide all necessary documents to demonstrate compliance with Sustainable Buildings SEPP subsection 3.3, and EP&A regulation Parts 35C and 35D, OR, advise reasons why the proposal should not be assessed as a large commercial development as defined by the Sustainable Buildings SEPP.

	2. Council is to upload a Supplementary Assessment Report and revised Draft Conditions as quickly as possible thereafter.

		3. The Panel will then urgently convene a final Determination Briefing.”
Report in Full 

Reasons for deferral

· Clarify the arrival location and access arrangements for users/visitors dropped off by vehicle, especially arrangements for those persons requiring accessible parking;

· Indicate improvements which must be made to Angelo Street to accommodate safe drop‐off and pick‐up, including during school pick up and drop off times;

2. In order to enable pick up/drop off on street- it is proposed to convert 2 x spaces on Angelo Street from a 1 hour ticketed time restriction to a 15min time restriction. The 15-minute time restriction would enable the use of the car spaces as high turnover parking and would, therefore, be appropriate as a pick up drop off facility.

3. It is noted that the provision of the amended parking restriction is subject to Councils Traffic Engineers approval.

4. The pick up/ drop off activities are not likely to have any notable impacts during school peaks, noting that the peak traffic periods for a hotel are around 10-11am (check out times) and 1-2pm (check in time), where the school peak is by 9am and from 3pm.

5. Amendments have been made to the accessible parking (including a total of 2 new spaces dedicated to DDA on podium level 1 and 2 and a new lift is proposed from the rear ground floor. 

· Detail access arrangements for delivery of goods and services and safe disposal of waste with relation to the dining area and future kitchen;

6. The servicing and loading arrangements are to be retained as per existing conditions, that is, via the existing Loading Zone (time restricted to 8.30-6.00pm Monday to Friday) along the Angelo Street frontage.

7. The existing loading zone is accommodating the servicing and delivery requirements of the existing restaurant and commercial tenants at the 20 Berry Street site and is expected to be sufficient to accommodate the future retail and hotel site. Delivery and servicing would be managed by the hotel proponent, who would ensure that deliveries are spread out throughout the week, as part of the plan of management.

8. A waste holding room and chutes are provided on level demonstrating waste from the potential restaurant is easily disposable. 

· Provide all necessary documents to demonstrate consideration and compliance with Sustainable Buildings SEPP subsection 3.2, and EP&A regulation Part 35BA.

· Provide all necessary documents to demonstrate compliance with Sustainable Buildings SEPP subsection 3.3, and EP&A regulation Parts 35C and 35D, OR, advise reasons why the proposal should not be assessed as a large commercial development as defined by the Sustainable Buildings SEPP.

9. Accompanying the response, Goldfish and Bay prepared a Net Zero Statement. The report outlines strategies to meet Net Zero Goals, focusing primarily on building fabric and building services. 

10. The report concludes that the implementation of energy-efficient systems across both the building fabric and services, alongside the integration of renewable energy technologies, is essential for achieving Net Zero emissions. This approach not only meets regulatory requirements but also contributes to long term operational savings and environmental sustainability, aligning with the NSW government's climate goals and the broader global commitment to mitigating climate change. 

11. The proposal has satisfies the provisions of State Environmental Planning Policy (Sustainable Buildings) 2022

Compliance and Assessment 
12. No further assessment is required with respect to the additional information submitted and this report to be read in conjunction with the previous assessment report.

Conclusion and Reasons
13. The proposed development has been assessed with respect to the objectives and relevant Sections of the EP&A Act, as well as the objectives, merit based considerations, development standards and prescriptive controls of various SEPPs, the North Sydney Local Environmental Plan 2013 and the North Sydney Development Control Plan 2013. The proposed development is considered satisfactory with regard to the above considerations, subject to conditions of consent.

14. The Council’s notification of the proposal attracted five (5) submissions. The concerns raised have been considered and addressed and do not warrant refusal or modification of the proposal.

15. The proposed development is consistent with the form of development anticipated by the Planning Proposal process and provided for in the site specific LEP and DCP provisions.

16. The proposed development includes employment-generating floor space, serviced by high-frequency public transport.

17. Following assessment of the development application, the development is recommended for approval, subject to conditions.

DETERMINATION
18. THAT the Sydney North Planning Panel, as the consent authority, grant consent to Development Application No. 350/24 for Part demolition, alteration and construction of a new hotel tower with an overall height of 22 storeys with 249 guestrooms, associated communal/administrative facilities, outdoor dining terrace at Level 3, retention of existing car park and ground floor retail premises on land at 20 Berry Street, North Sydney subject to conditions of consent.
