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MERSONN  
 

 

15 November 2017 

 

Jane Hosie 

Strateg ic  P lanner  

Wi l loughby Ci ty  Counci l  

PO Box 57 

CHATSWOOD, NSW, 2057 

 

Dear Jane,  

 

PRELIMINARY PLANNING PROPOSAL, 3  – 31 WALTER STREET & 462 WILLOUGHBY 

ROAD, WILLOUGHBY  

 

The fo l lowing responds to  the Urban Design Review of  the above p lanning proposal  

prepared by Arch i tectus for  Wi l loughby Ci ty  Counci l  dated 4 August  2017.   The Urban 

Design Review has been used to  amend the pre l iminary p lanning proposal ,  ind icat ive 

masterp lan concept  and landscape masterp lan for  cons iderat ion by Wi l loughby Ci ty  

Counci l .  

 

I t  is  noted that  by le t ter  dated 7 November 2017 Road and Mar i t ime Serv ices prov ided 

approval  to  the prov is ion of  the proposed t ra f f ic  s ignals  a t  the s ignal ized in tersect ion 

of  Wi l loughby Road and Wal ter  Street  subject  to  the fo l lowing condi t ions: 

 

 Right  turn movements f rom Wi l loughby Road in to Wal ter  Street  shal l  be 

proh ib i ted in  the AM (6-10AM and PM (3 — 7PM) peak per iods through the 

prov is ion of  regulatory  s ignage that  legal ly  proh ib i ts  th is  movement.  

 Two approach lanes for  a  min imum dis tance of  20 metres (vehic le  s torage)  f rom 

the s top l ine on the Wal ter  Street  approach to  the proposed TCS and one 

departure lane on Wal ter  Street  shal l  be des igned and constructed in  

accordance wi th  AUSTROADS and RMS Supplements. 

 An updated geometr ic  road design p lan i l lust ra t ing fu l l  road design d imensions 

( i .e .  land widths,  footpath widths etc)  shal l  be submit ted to  Counci l  and re ferred 

to  Roads and Mar i t ime for  In  pr inc ip le '  endorsement o f  the fu l l  geometr ic  
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footpr in t  o f  the s ignal ised in tersect ion,  pr ior  to  the gazet ta l  o f  the p lanning 

proposal .  

 I t  is  noted that  a  smal l  parce l  o f  land at  the south-east  corner  o f  No.  450 

Wi l loughby Road is  required to fac i l i ta te  the construct ion of  the s ignal ised 

in tersect ion.  As Counci l  would be aware,  any land  components required f rom 

No. 450 Wi l loughby Road for  the prov is ion of  the TCS and associated c iv i l  

works wi l l  require  land owners consent  and ideal ly  prov ided,  pr ior  to  the 

gazet ta l  o f  the p lanning proposal .  

 Al l  costs  associated wi th  the c iv i l  and s ignal  hardware ( inc lud ing ut i l i ty  

re locat ion)  shal l  be at  no cost  to  Roads and Mar i t ime.  

 The proposed t ra f f ic  s ignals  and associated c iv i l  works should be inc luded in  a 

P lanning Agreement  and executed,  pr ior  to  the gazet ta l  o f  the subject  p lanning 

proposal .  

 The above Planning Agreement should inc lude a t r igger  po int  for  the 

construct ion of  the s ignal ized in tersect ion and l inked to  a speci f ic  res ident ia l  

un i t  y ie ld .  The nominated res ident ia l  y ie ld  should be agreed between the land 

owners and Counci l  (w i th  adv isory input  f rom Roads and Mar i t ime). 

 

These condi t ions are acceptable to  the proponent .  

 

Genera l ly ,  Arch i tectus ’  comments are as fo l lows: 1 ( the appl icant  has numbered these 

for  ease of  re ference) .  

 

1 .  A l though the s i te  is  in  an area that  is  character ised by low densi ty  res ident ia l  in  

the form of  s ing le  detached dwel l ings,  the b lock has a medium to h igh densi ty  

character  w i th  substant ia l  development ex is t ing and proposed.   

2 .  A development scenar io  which a l igns wi th  the ex is t ing ownersh ip pat tern is  not  

demonstrated in  the urban des ign repor t .   

3 .  The documentat ion support ing the appl icat ion is  incomplete in  severa l  key 

areas,  inc lud ing:   

a .  The funct ion of  the dwel l ing house proposed to  be reta ined a t  3  Wal ter  

Street  and i ts  re la t ionship to  the broader master  p lan;   

b .  The demonstrat ion of  so lar  access test ing for  both the bui l t  form and 
                                                             
1 Architectus Urban Design Review 3 – 31 Walter Street and 462 Willoughby Road, Willoughby 2017 p20 
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communal  open space to  support  the analys is  a t  Sect ion 4.2.9 of  the 

Wal ter  Street  Urban Report ;   

c .  The demonstrat ion of  cross vent i la t ion test ing for  the bu i l t  form to  

support  the analys is  a t  Sect ion 4.2.9 of  the Wal ter  Street  Design Report ;  

and  

d .  Considerat ion of  a  potent ia l  fu ture character  o f  land to  the south of  

Wal ter  Street .   

 

Our key recommendat ions are:  ( the appl icant  has renumbered these for  ease of  

re ference) .  

 

 

4 .  1A Wal ter  St  and 450-460 Wi l loughby Road should be removed f rom the 

proposed amended LEP mapping,  g iven no test ing has been undertaken to  

demonstrate the capaci ty  o f  these s i tes to  ach ieve the proposed height  and 

FSR; 

 

5 .   The proposed townhouses are not  supported g iven the i r  permiss ib i l i ty ,  locat ion,  

and des ign.  I t  is  recommended that  these are removed and an a l ternat ive bu i l t  

form is  fur ther  invest igated.  A U-shaped bui ld ing is  proposed.   

 

6 .  The bui l t  form in  the ind icat ive master  p lan requires fur ther  considerat ion.  An 

a l ternat ive bu i l t  form is  proposed to  bet ter  respond in  deta i l  to  the context  and 

character  o f  Wal ter  Street  and Wi l loughby Road,  par t icu lar ly  for  S i tes A and E.  

The bui l t  form proposal  needs to  respond to  the predominant  s tepped typology 

of  the b lock,  w i th  a  lower s t reet  wal l  ( three-storeys)  and reduced sca le to  

Wi l loughby Road and s ing le  dwel l ings to  the south of  Wal ter  Street .  

 

7 .   Subject  to  the fur ther  test ing recommended in  the comment s above,  Arch i tectus 

fee l  that  a  maximum height  o f  bu i ld ings contro l  in  the WLEP 2012 that  

fac i l i ta tes a bu i l t  form of  up to  e ight-s toreys on Si tes B – D,  seven-storeys (s ix  

p lus penthouse)  for  S i te  A,  and four-s toreys ( three p lus penthouse)  for  S i te  E 

could be appropr ia te for  the s i te  ( re fer  to  F igure 11) .   

 

8 .  Appropr ia te f loor  space rat io  contro ls  should be subject  to  fur ther  test ing (so lar  
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access and cross vent i la t ion)  and based on the onus of  the appl icant .   

 

9 .  Design outcomes for  appropr ia te s t reet  wal l  he ight ,  upper leve l  setbacks and 

t reatment  o f  the ground f loor  apar tment  typology should be addressed as par t  o f  

the Stage 1 DA or  implemented as addi t ional  s i te  speci f ic  contro ls  to  Sect ion 

D.2.16.17 of  the WDCP 2006.   

 

10.  Based on the s i tes f ragmented ownersh ip,  s i te  amalgamat ion remains uncer ta in .  

Fur ther  test ing should be undertaken to  demonstrate the bui l t  form outcome 

based on ex is t ing lo t  pat tern or  a  var ied amalgamat ion pat tern,  and the 

min imum lo t  s ize requirement  under the LEP and DCP should be rev iewed 

based on the outcomes of  th is  test ing.   

 

Ownership 

Concern was ra ised that  the masterp lan d id  not  a l ign wi th  the ownership pat tern  (Point  

2  and 9) .  I t  is  noted that  the proponent  has extended i ts  ownersh ip to  re f lect  the 

d iagram below.  The pre l iminary p lanning proposal  has been amended to  re f lect  th is  

change.  

 

 
The proponent  has now acquired 3 Wal ter  Street  and incorporated that  s i te  in to  the 
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masterp lan proposal  address ing the issue ra ised in  po in t  3(a) .  

 

Solar  Access  

The proponent  has amended the drawing set  to  inc lude so lar  access test ing for  both 

the bu i l t  form and communal  open space for  the amended scheme consis tent  w i th  po in t  

3(b) .   These have been prepared as v iews f rom the sun which dem onstrate ADG 

compl iance for  each proof  o f  concept  bu i ld ing and i ts  communal  open space.  These 

d iagrams have a lso taken in to  account  the poss ib le  fu ture development scenar ios for  

the ad jo in ing s i tes.  

 
 

Cross Vent i la t ion  

The proponent  has amended the drawing set  to  inc lude cross vent i la t ion test ing for  

both the bu i l t  form for  the amended scheme consis tent  w i th  po in t  3(c) .   These have 

been prepared as separate d iagrams which demonstrate ADG compl iance for  each 

proof  o f  concept  bu i ld ing.    

 

Land south of  Wal ter  Street  

I t  is  noted that  the land to  the south of  Wal ter  Street  (Point  3(d))  is  zoned SP2 in  

re la t ion to  the Gore Hi l l  Freeway and the major i ty  o f  the proper t ies are in  ownersh ip of  

Roads and Mar i t ime Serv ices as ref lected on the aer ia l  photograph below.   The 

proper t ies which remain in  pr ivate ownersh ip are nominated under the Wi l loughby LEP 

for  Land Acquis i t ion for  road purposes.   I t  must  be assumed that  th is  land wi l l  have a 

fu ture potent ia l  road re la ted funct ion.  

 



 
 
 
  

Company Share:Mersonn:Projects:2016 Projects:216068 9-15 Walter Street, Willoughby PP:addinfo:LtaddinfoWC101117.docx 
Mersonn Pty Ltd, ACN 121 190 994 

6/20 Wylde Street, Potts Point, NSW, 2011   
P: 02 9326 9962 F:02 9383 8992 E: mail@mersonn.com.au 

6 

 
South of  Wal ter  Street  ownership Pat terns  

Source:  RPData 2017  
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Wi l loughby LEP  

 

Despi te  the rea l i t ies of  the tenure and statutory  nominated use of  these s i tes 

considerat ion has been g iven to  the redevelopment o f  these s i te  in  a  s imi lar  form to  

the proposal  in  the Arch i tectus rev iew and in  the amended form of  the proposed 

development.    

 

Proposed Maps  

The Proposed Mapping has been amended to  exc lude the 450 – 460 Wi l loughby Road 

and 1 Wal ter  Street  cons is tent  w i th  Point  4 .  
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Town houses and U- Shaped Bui l t  Form 

The proposal  has been amended to  remove a l l  o f  the townhouses and reconf igure the 

bu i l t  form to  inc lude the recommended u-shaped bui ld ing forms consis tent  w i th  Point  

5 .  

 
Amended Si te  P lan Extract  
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Stepped Form 

The proposal  has been amended to  prov ide a s tepped bui l t  form wi th  a  lower s t reet  

wal l  he ight  o f  three s toreys and a reduced sca le to  Wi l loughby Road and to  the s ing le  

dwel l ings to  the south of  Wal ter  Street  cons is tent  w i th  Point  6 .   The amended form 

achieves e ight  s toreys on s i tes B – D and seven storeys (s ix  p lus penthouse) on s i te  A 

and four  s toreys ( three p lus penthouse)  on s i te  A consis tent  w i th  Point  7 . 

 

Th is  is  conf i rmed by compar ison of  the Arch i tectus preferred scheme and the amended 

scheme below. 

 
Arch i tectus Pre ferred Massing2  

 

                                                             
2 Ibid. p46 
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Amended Scheme Massing  

 

F loor  Space Rat io  Contro ls  

The amended bui ld ing form and layout  has led to  amended proof  o f  concept  drawings 

reducing a l l  schemes to  be low the proposed 2:1 FSR, to  sat is fy  Point  8 .  

 

Design Outcomes 

I t  is  in tended that  the des i red des ign outcomes for  appropr ia te  s t reet  wal l  he ight ,  

upper leve l  setbacks and t reatment  o f  the ground f loor  apar tment  typology wi l l  be 

addressed in  the Stage 1 DA to  be submit ted wi th  the exhib i t ion of  the p lanning 

proposal  to  sat is fy  Point  9 .  

 

In  the event  that  any matter  requires fur ther  c lar i f icat ion,  p lease do not  hes i ta te  to  

contact  the unders igned d i rect ly  and we look forward to  work ing wi th  you on th is  

pro ject .  

 

Yours s incere ly  

 
Andrew Darroch  

Consul tant  P lanner  

 


