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1  -  1A Wal ter  Street  and  

450 -  462 Wi l loughby Road,  Wi l loughby 

Strateg ic  and Si te  Speci f ic  Mer i t  Test  

 

1 .0  Background  

 

Th is  P lanning Proposal  has been prepared on behal f  o f  Wal ter  Pro jects  Pty  L imi ted 

and was submit ted to  Wi l loughby Counci l  in  support  o f  an amendment to  the 

prov is ions of  the Wi l loughby Local  Envi ronmenta l  P lan 2012 (LEP) as they re la te to  

the s i te  known as 1 – 1A Wal ter  Street  and 450 -  462 Wi l loughby Road,  

Wi l loughby.  

	

	

	
Extent  o f  Land for  Rezoning  

Source:  RPData 2018 

 

The object ive of  th is  P lanning Proposal  is  to  amend the WLEP 2012 as fo l lows:  
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1 .  I t  is  proposed to  rezone the s i te  f rom R3 to  R4; 

 

2 .  I t  is  proposed to  amend the he ight  contro l  across the s i te  f rom 12 metres 

to  17 metres;  and 

 

3 .  I t  is  proposed to  amend the F loor  Space Rat io  for  the subject  s i te  f rom 

0.9:1 to  1 .5:1 ( inc lud ing af fordable housing) .  

 

On 27 Ju ly  2017,  Arch i tecture Urbaneia on behal f  o f  Wal ter  Pro jects  Pty  L td ( the 

proponent)  submit ted a p lanning proposal  to  Counci l  deta i l ing an or ig ina l  concept  

masterp lan for  the s i te .  

 

On 29 October  2018,  the proponent  submit ted a rezoning rev iew request  as Counci l  

had fa i led to  ind icate support  for  the proposal  w i th in  90 days of  submiss ion of  the 

p lanning proposal .  

 

The Guide to  Prepar ing Local  Envi ronmenta l  P lans  requires the just i f icat ion to  

address the fo l lowing cr i ter ia  to  demonstrate whether  the proposal :  

  

a .  has s t ra teg ic  mer i t  as i t  is :  

•  consis tent  w i th  the re levant  reg ional  p lan outs ide of  the Greater  Sydney 

Region,  the re levant  d is t r ic t  p lan wi th in  the Greater  Sydney Region,  or  

corr idor /prec inct  p lans apply ing to  the s i te ,  inc lud ing any draf t  reg ional ,  

d is t r ic t  or  corr idor /prec inct  p lans re leased for  publ ic  comment;  or  

•  consis tent  w i th  a  re levant  loca l  s t ra tegy that  has been endorsed by the 

Department ;  or  

•  responding to  a  change in  c i rcumstances,  such as the investment  in  new 

in f rastructure or  changing demographic  t rends that  have not  been 

recognized by ex is t ing p lanning contro ls .  

  

There wi l l  be a presumpt ion against  a  Rezoning Review request  that  seeks to  

amend LEP contro ls  that  are less than 5 years o ld ,  un less the proposal  can c lear ly  

just i fy  that  i t  meets the Strateg ic  Mer i t  Test .  

  

b .  hav ing met the s t ra teg ic  mer i t  test ,  has s i te-speci f ic  mer i t ,  hav ing regard to :  

•  the natura l  env i ronment ( inc lud ing known s ign i f icant  env i ronmenta l  

va lues,  resources or  hazards)  
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•  the ex is t ing uses,  approved uses and l ike ly  fu ture uses of  land in  the 

v ic in i ty  o f  the land subject  to  a  proposal  

•  the serv ices and in f rastructure that  are or  w i l l  be avai lab le  to  meet  the 

demands ar is ing f rom the proposal  and any proposed f inancia l  

arrangements for  in f rastructure prov is ion.  

		
2.0 In t roduct ion 

 

The proposal  is  considered to  have st ra teg ic  mer i t  as i t  invo lves increasing 

res ident ia l  densi t ies in  a  h igh ly  access ib le  locat ion and is  cons is tent  w i th  the 

d i rect ion of  the rev ised Wi l loughby Counci l  Housing Posi t ion Statement  as par t  o f  

i ts  rev iew of  the Wi l loughby Ci ty  Stra tegy.  The proposed redevelopment has the 

potent ia l  to  prov ide s ign i f icant  communi ty  benef i t  through publ ic  domain 

improvements,  road widening,  in tersect ion upgrade,  improved pedestr ian and cyc le  

l inkages and af fordable housing.  

 

Wi l loughby Counci l  has recent ly  completed i ts  Housing Posi t ion Statement as par t  

o f  i ts  rev iew of  the Wi l loughby Ci ty  Stra tegy.    The recent ly  re leased North  Dis t r ic t  

P lan (March 2018) requires Counci l  to  de l iver  a  5  year  housing target  o f  1 ,250 

dwel l ings to  2021 and requires the development o f  20 year  s t ra teg ic  housing 

targets  ident i fy ing invest igat ion areas for  addi t ional  housing capaci ty .1  The repor t  

ident i f ies the subject  s i te  as par t  o f  the “Area suggested for  invest igat ion 5.3 

Wi l loughby”  where i t  forms par t  o f  the R3 Medium densi ty  zoned land which 

borders the centres a long Penshurst  Street  and Wi l loughby Road.2  

 

The subject  s i te  presents a un ique opportun i ty  to  redevelop an ex is t ing h igh ly  

access ib le  low densi ty  res ident ia l  prec inct  by re ta in ing and upgrading the ex is t ing 

in f rastructure and fac i l i t ies  to  sat is fy  contemporary access,  safety  and ameni ty  

s tandards and in tegrate them in to  a larger  s i te  redevelopment,  creat ing pedestr ian 

l inkages and deal ing wi th  t ra f f ic  and park ing demands on s i te .    A s ign i f icant  

por t ion of  the s i te  creates the opportun i ty  for  a  res ident ia l  in ter face prov id ing a 

buf fer  to  the open space uses ad jo in ing and the h igh densi ty  res ident ia l  uses to  the 

nor th  and prov id ing a loca l  populat ion to  support  and enhance the broader 

Wi l loughby town centre.   The s i te  prov ides the opportun i ty  for  the prov is ion of  

addi t ional  pedestr ian networks l ink ing the area,  through the s i te ,  between Artarmon 

and Wi l loughby town centres.     

 

The Planning Proposal  is  consis tent  w i th  Counci l ’s  Housing Posi t ion Statement  
																																																													
1 Willoughby Council Willoughby Housing Position Statement 2016 p4 
2 ibid. p26 
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endorsed in  June 2017 which is  a  background document in forming a fu ture 

Wi l loughby Housing Strategy.  The Posi t ion Statement d iscusses p lanning for  the 

fu ture housing needs of  Wi l loughby Ci ty  res idents  over  the next  20 years in  

response to  growing and changing populat ion.  The Planning Proposal  is  consis tent  

w i th  the under ly ing pr inc ip le  o f  the Posi t ion Statement that  s ta tes “ focus new 

housing growth in  larger  centres and areas of  medium and h igh densi ty  w i th  access 

to  publ ic  t ransport  to  protect  lower densi ty  ne ighbourhoods.”  The Housing Posi t ion 

Statement ident i f ies the land wi th in  an area of  invest igat ion for  increased densi ty  

as i t  is  located near the Wi l loughby and Naremburn bus iness centres,  c lose to  

publ ic  t ransport  and open space wi th  good b icyc le  and pedestr ian l inkages.  

 

I t  is  cons idered that  the P lanning Proposal  is  the best  means of  ach iev ing the 

ob ject ives and outcomes d iscussed above.  

 

3 .0  Strateg ic  Mer i t  

 

3 .1  Consis tent  w i th  the Relevant  D is t r ic t  P lan  

 

Greater  Sydney Region Plan March 2018 

 

The Greater  Sydney Region Plan-  A Metropol is  o f  three c i t ies which is  the 

NSW Government ’s  rev ised p lan for  the fu ture of  the Sydney Metropol i tan 

area to  2056 was adopted in  March 2018.  

 

The Greater  Sydney Region Plan sets  ten d i rect ions for  Sydney to  be:  

1 .  A Ci ty  Supported by In f rastructure  

2.  A co l laborat ive c i ty  

3 .  A c i ty  for  people  

4.  Housing the Ci ty  

5 .  A c i ty  o f  great  p laces 

6.  A wel l  connected c i ty  

7 .  Jobs and sk i l ls  for  the c i ty  

8 .  A c i ty  in  i ts  landscape 

9.  An ef f ic ient  c i ty  

10.  A res i l ient  c i ty .  

 

The p lan encourages Counci l ’s  to  accelerate housing supply ,  choice and 

af fordabi l i ty  and bui ld  great  p laces to  l ive.  Th is  is  to  be achieved by work ing 

wi th  Counci ls  to  ident i fy  su i tab le  locat ions for  housing and employment 
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growth coord inated wi th  in f rastructure de l ivery  (urban renewal)  and t ra in  

serv ices a long key publ ic  t ransport  corr idors.  

 

North  Dis t r ic t  P lan March 2018 

 

The North Dis t r ic t  P lan was adopted in  March 2018 and implements the v is ion 

and d i rect ions of  the Greater  Sydney Regional  P lan March 2018 through 

Planning Pr ior i t ies and Act ions.  

 

P lanning Pr ior i ty  N5 of  the Dis t r ic t  P lan;  Prov id ing housing supply ,  choice and 

af fordabi l i ty ,  w i th  access to  jobs and serv ices is  the main in i t ia t ive that  is  

re levant  to  th is  P lanning Proposal .  I t  requires Wi l loughby Counci l  to  prepare a 

loca l  housing s t ra tegy that  addresses the de l ivery  o f  1 ,250 dwel l ings wi th in  5  

years and p lans for  the capaci ty  to de l iver  fur ther  dwel l ings wi th in  a  10-20 

year  per iod.  

 

The Planning Proposal  is  considered consis tent  w i th  the Greater  Sydney 

Region Plan March 2018 and the North  Dis t r ic t  P lan March 2018 for  the 

fo l lowing reasons:  

 

The proposal  w i l l  ass is t  in  meet ing the housing supply  targets  required in  the  

North  Dis t r ic t  P lan in  a  locat ion ident i f ied as be ing wel l  located to  loca l  

centres,  publ ic  t ransport ,  publ ic  open space and reg ional  walk ing and cyc le  

networks.   The Planning Proposal  is  considered consis tent  w i th  the North  

Dis t r ic t  P lan March 2018.  

 

3 .2  Consis tent  w i th  a  Relevant  Local  Stra tegy  

 

There are no department-endorsed loca l  growth s t ra teg ies that  apply  to  the 

s i te .    

 

Wi l loughby Counci l  is  in  the process of  preparat ion of  Draf t  Housing,  Local  

Centres and Industr ia l  Stra teg ies which are ant ic ipated to  be exhib i ted in  la te  

2018 for  communi ty  comment.  The Planning Proposal  is  cons is tent  w i th  the 

Counci l  endorsed Housing and Local  Centres Posi t ion Statements that  are the 

background documents to  the s t ra teg ies and set  the under ly ing pr inc ip les for  

p lanning for  the fu ture needs of  housing and jobs for  Wi l loughby res idents .  

 

The Planning Proposal  responds to  the Housing targets  for  Wi l loughby Local  
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Government Area as inc luded in  the North  Dis t r ic t  P lan and fu ture growth 

predic ted to  2056.  

 

The Wi l loughby Ci ty  Strategy 2013-2029 is  the Counci l ’s  communi ty  s t ra teg ic  

p lan for  the fu ture of  the loca l  government area to  he lp  gu ide dec is ion making 

and p lanning.  

 

The Strategy sets  out  s ix  broad themes,  wi th  the re levant  sub-  theme 

regard ing th is  P lanning Proposal  be ing Homes:  Housing choice,  qual i ty  and  

character  w i th  the goal  “To be a p lace wi th  housing that  is  l iveable,  

susta inable and enhances urban character . ”  

 

The fo l lowing re levant  s t ra teg ies are ident i f ied:  

 

3 .1 .1  P lan for  housing choice 

a)  Invest igate changing demographics of  the Wi l loughby area and rev iew 

p lanning contro ls  to  encourage new housing types to  meet  communi ty  and 

in tergenerat ional  needs.  

b)  Fac i l i ta te ,  prov ide and advocate for  a f fordable housing.  

c)  Protect  important  employment areas ( industr ia l ,  commerc ia l  land)  f rom 

incurs ion by res ident ia l  development and other  uses that  a f fect  the long 

term in tegr i ty  o f  those areas.  

 

3 .1 .2 Qual i ty  l iv ing ameni ty  for  res idents  

a)  Ensure fu ture development can be prov ided wi th  adequate in f rastructure  

and serv ices.  

b)  Assess development for  i ts  qual i ty ,  susta inabi l i ty  and ameni ty  for  l iv ing.  

 

The Planning Proposal  is  considered consis tent  w i th  the Wi l loughby Ci ty  

Strategy 

2013-2029.  

 

3 .3  Responding to  a Change in  Circumstances  

 

The proposal  responds to  the current  State Government  In f rastructure 

investment  program and the s t ra teg ic  connect ions through the Eastern 

Economic Corr idor .   Chatswood is  the focus of  a  publ ic  t ransport  hub wi th  

improved connect ions to  the nor th  and nor th-west  through metro and heavy 

ra i l .  
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The p lanning proposal  supports  and responds to  these changing 

c i rcumstances and investment  in  in f rastructure.  

 

 

4 .  S i te  Speci f ic  Mer i t  Test  

 

4 .1  Natura l  Env i ronment  

 

There is  a  s ign i f icant  fa l l  in  topography f rom the nor th-west  corner  o f  Wal ter  

Street  to  the opposi te  south-east  corner  and extens ive excavat ion wi l l  be 

required to  develop the s i te  in  accordance wi th  the P lanning Proposal .  A 

geotechnica l  repor t  prepared by JK Geotechnics notes that  the main issue 

associated wi th  develop ing the s i te  to  R4 High Densi ty  Resident ia l  w i l l  be the 

ant ic ipated shal low depth to  sandstone bedrock.  

 

Accord ing to  the report ,  whi ls t  the sandstone  bedrock wi l l  prov ide su i tab le  

founding mater ia l  and can genera l ly  be excavated wi th  ver t ica l  bat ters ,  hard 

rock excavat ion condi t ions must  be ant ic ipated for  any proposed basements,  

as wel l  as the need to  contro l  sound v ibrat ions.  Fur ther  invest igat ion wi l l  be 

required to  be undertaken pr ior  to  exhib i t ion.  

 

The s i te  is  a lso located wi th in  an important  landscape corr idor  which extends 

genera l ly  west  to  east  incorporat ing Ar tarmon Reserve,  the Gore Hi l l  Freeway 

corr idor ,  R ichmond Avenue Reserve,  Prent ice Park,  F leming Park,  

B icentennia l  Reserve,  F la t  Rock Gul ly ,  Tunks Park,  Northbr idge Park and 

Memor ia l  Reserve to  Middle Harbour.  

 

The s i te  is  current ly  zoned for  medium densi ty  which wi l l  resu l t  in  removal  o f  

vegetat ion and the Planning Proposal  is  l ike ly  to  resu l t  in  the removal  o f  a 

s ign i f icant  number of  ex is t ing t rees.  

 

A t ree inventory  ident i f ies that  in i t ia l  assessment ind icates 31 t rees to  be 

removed across the s i te ,  w i th  a  fur ther  est imated 10 t rees removed to  

accommodate the path a long the southern s ide of  Wal ter  Street .  

 

The f lora and fauna repor t  prepared by Fraser  Ecolog ica l  consul t ing submit ted  

wi th  the P lanning Proposal  adv ises that  the habi ta t  t ree impacts  are large ly  

l im i ted to  removal  o f  predominant ly  exot ic  or  non-  loca l ly  nat ive t rees.  I t  
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ident i f ies the s i te  as compr is ing main ly  typ ica l  North  Shore garden p lant ing 

and urban back yards.   The t rees throughout  the s i te  prov ide an upper canopy 

in ter-connect iv i ty  inc lud ing contact  w i th  in t roduced and remnant  t rees on the 

ad jacent  property  to  the south.   No habi ta t  ho l lows were recorded and the 

habi ta t  on-s i te  is  not  considered to  prov ide cr i t ica l  breeding habi ta t  

resources.  

 

The major  conclus ion of  the f lora and fauna assessment is  that  the proposed 

development is  un l ike ly  to  resu l t  in  a  s ign i f icant  impact  on any l is ted species 

or  communi t ies prov id ing the recommendat ions of  the repor t  are appl ied to  

fu ture development.  Recommendat ions are made emphasiz ing the importance 

of  rep lacement p lant ing and prov is ion of  landscape areas and so i l  vo lume to  

accommodate ta l ler  t rees commensurate wi th  the bu i ld ing he ights  and 

landscape character  o f  the area and corr idor  is  important .  

 

A l though i t  is  c lose to  the M2, which abuts the southern boundary of  

proper t ies to  the south s ide of  the s t reet ,  t ra f f ic  no ise is  re la t ive ly  conta ined 

by large acoust ic  barr iers ,  landscaped setbacks and ex is t ing dwel l ings.  

 

An Environmenta l  S i te  Assessment has been prov ided wi th  the P lanning 

Proposal .  The repor t  conc ludes that ,  based on pre l iminary f ind ings,  h igher  

densi ty  is  poss ib le  however fur ther  invest igat ion is  recommended par t icu lar ly  

in  the eastern s i te  areas.  A s tage 2 – Deta i led invest igat ion repor t  w i l l  

therefore be required pr ior  to  exh ib i t ion should the P lanning Proposal  proceed 

to  Gateway.  

 

I t  is  cons idered that  the p lanning proposal  is  cons is tent  w i th  the 

env i ronmenta l  va lues,  resources and hazards of  the s i te .  

 

4 .1 .1   S i te  amalgamat ion 

 

The proponent ’s  concept  p lan ind icates the amalgamat ion to  create two 

separate development s i tes a long Wi l loughby Road both wi th  vehicu lar  access 

f rom Walter  Street .  Th is  lo t  consol idat ion pat tern inc ludes s i tes current ly  not  

owned by the proponent .  

 

I t  is  recommended that  the Wi l loughby Development Contro l  P lan 2006 be 

amended to  require  a min imum development a l lo tment  s ize of  2000m ²  be 

appl ied to  the s i te  to  fac i l i ta te  these amalgamat ions.  
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4 .1 .2    Bulk  and scale (so lar  access and vent i la t ion)  

 

The proponent  submit ted a so lar  analys is  o f  the development on the s i te ,  

tak ing in to  considerat ion the potent ia l  overshadowing f rom the approved and 

proposed modi f ied development a t  the nearby Channel  9  s i te .    The analys is  

ind icates that  a l l  can achieve 70% of  habi tab le  rooms receiv ing greater  than 

two hours sunl ight  between 9am and 3pm in midwinter .  

 

The proponent  has prov ided shadow impact  d iagrams that  prov ide the 

potent ia l  overshadowing of  the proposed development on the immediate  

surroundings.  

 

The proponent  prov ided an analys is  o f  cross-vent i la t ion test ing conf i rming 

compl iance wi th  the Apartment  Design Guide s tandards.  

 

The recommendat ions f rom the external  urban des ign adv ice ( for  the 

prev ious p lanning proposal)  have been adopted in  the current  proposed 

p lans.   

 

4 .1 .3  Traf f ic  

 

The p lanning proposal  is  accompanied by a t ra f f ic  s tudy prepared by The 

Transport  P lanning Partnersh ip .   The assessment  recommends that  t ra f f ic  

s ignals  be prov ided at  the Wal ter  Street  in tersect ion.  The consul tant  is  o f  

the v iew that  th is  outcome would prov ide more than adequate network 

capaci ty  for  a  good leve l  o f  serv ice in  the fu ture fo l lowing the complet ion of  

a l l  known developments in  the area.  

 

The study notes that  Roads and Mar i t ime Serv ices has prov ided in -pr inc ip le  

approval  for  the Wal ter  Street  in tersect ion to  be upgraded wi th  t ra f f ic  

s ignals .  

 

4 .2    The ex is t ing uses,  approved uses and l ike ly  fu ture uses of  land in  the 

v ic in i ty  o f  the proposal .  

 

The p lanning proposal  ident i f ies  that  a l though the area is  character ised by 

low-densi ty  res ident ia l  in  the form of  s ing le- formed detached dwel l ings,  the 

subject  s i tes are zoned R3 Medium Densi ty  Resident ia l .  
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The wider  prec inct  has a medium to h igh-densi ty  character  w i th  substant ia l  

ex is t ing and proposed development inc lud ing:  

 

•  6-30 Ar tarmon Road,  Wi l loughby (Channel  9  s i te)  –  approved Part  3A 

redevelopment o f  the s i te  for  up to  400 res ident ia l  dwel l ings wi th  non-

res ident ia l  uses to  support  the new populat ion.  The s i te  is  subject  to  

a  modi f icat ion seeking to  permi t  h igh res ident ia l  densi t ies up to  510 

dwel l ings across e ight  res ident ia l  f la t  bu i ld ings ranging in  he ight  f rom 

four  to  n ine s toreys,  w i th  two bui ld ings up to  11-12 s toreys;  and 

•  2-4 Ar tarmon Road,  Wi l loughby – ex is t ing h igh-densi ty  res ident ia l  

development wi th  he ights  ranging f rom n ine s toreys to  f ive s toreys,  

and three s toreys on the Wi l loughby Road f rontage.  

 

A two-storey ch i ld  care centre has been approved for  the subject  s i te  a t  1-

1A Wal ter  Street  and 452-460 Wi l loughby Road which has potent ia l  to  

s ign i f icant ly  exacerbate t ra f f ic  impacts  beyond those of  the p lanning 

proposal  w i th  no requirements for  t ra f f ic  s ignals .  

 

 
Ex is t ing and Approved Uses 

 

The p lanning proposal  is  consis tent  w i th  the ex is t ing uses and l ike ly  fu ture 
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uses in  the v ic in i ty  o f  the s i te .  

 

4 .3    The serv ices and in f rastructure that  are or  w i l l  be avai lab le  to  meet  the 

demands ar is ing f rom the proposal  and any proposed f inanc ia l  

arrangements for  in f rastructure prov is ion.  

 

The proposal  prov ides an opportun i ty  to  redevelop an ex is t ing h igh ly  

access ib le  low-densi ty  res ident ia l  prec inct  by re ta in ing and upgrading the 

ex is t ing in f rastructure and fac i l i t ies  to  sat is fy  contemporary access,  safety  

and ameni ty  s tandards and in tegrate them in to  a larger  s i te  redevelopment.  

 

The proposal  proposes to  forward- fund the in tersect ion upgrade of  

Wi l loughby Road and Wal ter  Street  to  operate under t ra f f ic  s ignal  contro l  

and upgrade the carr iageway to  a l low for  two lanes of  t ra f f ic  and park ing.  

 

Whi le  the prec inct  has been upzoned to  R3 medium densi ty  no prov is ion has 

been made for  any road widening or  in tersect ion upgrades to  support  any 

increased densi ty  or  in tens i ty  o f  use.   A two-storey ch i ld  care centre has 

been approved for  the subject  s i te  a t  1-1A Wal ter  Street  and 452-460 

Wi l loughby Road which has potent ia l  to  s ign i f icant ly  exacerbate t ra f f ic  

impacts beyond those of  the p lanning proposal  w i th  no requirements for  

t ra f f ic  s ignals .  

 

Wal ter  Street  is  a  cu l -de-sac and the in tersect ion of  Wal ter  Street  and 

Wi l loughby Road is  not  s ignal ized and is  current ly  operat ing at  a  Level  o f  

Serv ice F.3  Level  o f  Serv ice F is  descr ibed in  the RMS Guide to  Traf f ic  

Generat ing Development 2002 as “Extreme delay,  major  t reatment  required”  

with average delays of  79 seconds in  the evening peak.4  I f  the Wal ter  Street  

in tersect ion was to  be upgraded to  operate under t ra f f ic  s ignal  contro l ,  i t  

would have suf f ic ient  t ra f f ic  capaci ty  to  a l lev ia te the ex is t ing t ra f f ic  

concerns and accommodate extra  development t ra f f ic  ar is ing f rom 

development up l i f t  above the current  R3 zoning. 5  As par t  o f  th is  p lanning 

proposal ,  the proponent  proposes to  forward fund the required in tersect ion 

upgrade of  Wi l loughby Road and Wal ter  Street  to  be upgraded to  operate 

under t ra f f ic  s ignal  contro l .  

 

																																																													
3 The Transport Planning Partnership Walter Street Traffic Report 2018 p12 
4 Ibid. p12 
5 Ibid. 15 
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Fur thermore,  the carr iageway in  Wal ter  Street  current ly  has a width of  

approx imate ly  7m and wi th  the ex is t ing on-st reet  park ing prov is ion on both 

s ides of  the s t reet  on ly  a l lows for  a  s ing le  lane of  t ra f f ic  movement.   The 

road reserve has a width of  approx imate ly  20m wi th  wide unmade verges 

and compromised footpaths g iven the changing leve ls  up and down the 

s t reet .   As par t  o f  th is  p lanning proposal ,  the proponent  proposes to  forward 

fund the upgrade of  carr iageway to  a l low for  compl iant  footpaths,  s t reet  t ree 

p lant ing and a carr iageway which wi l l  a l low for  two lanes of  t ra f f ic  and 

park ing on each s ide wi th in  the ex is t ing road reserve for  the length of  Wal ter  

Street .   The proposal  a lso prov ides s ign i f icant ly  improved setbacks to  

Wi l loughby Road of  between 7.5m – 10m and improved landscaping,  

footpaths,  s t reet  t ree p lant ing and pedestr ian ameni ty .  

 

The subject  s i te  presents a un ique opportun i ty  to  redevelop an ex is t ing 

h igh ly  access ib le  low densi ty  res ident ia l  prec inct  by re ta in ing and upgrading 

the ex is t ing in f rastructure and fac i l i t ies  to  sat is fy  contemporary access,  

safety  and ameni ty  s tandards and in tegrate them in to  a larger  s i te  

redevelopment,  creat ing pedestr ian and cyc le  l inkages and deal ing wi th  

t ra f f ic  and park ing demands on s i te .    A s ign i f icant  por t ion of  the s i te  

creates the opportun i ty  for  a  res ident ia l  in ter face prov id ing a buf fer  to  the 

open space uses ad jo in ing and the h igh densi ty  res ident ia l  uses to  the nor th  

and prov id ing a loca l  populat ion to  support  and enhance the broader 

Wi l loughby town centre.   The s i te  prov ides the opportun i ty  for  the prov is ion 

of  addi t ional  pedestr ian and cyc le  networks l ink ing the area,  through the 

s i te ,  between Artarmon and Wi l loughby town centres.     

 

The p lanning proposal  a lso inc ludes 4% of  the gross f loor  area to  be 

dedicated as af fordable housing and a monetary contr ibut ion under a  VPA 

commensurate wi th  the FSR upl i f t .  

 

5  Conclus ion 

 

This  would resul t  in  c lear  benef i ts  for  the ad jo in ing and surrounding res idents  in  

prov id ing some employment dur ing construct ion,  improved t ra f f ic  in f rastructure,  

pedestr ian l inkages,  extended semi-publ ic  open spaces but  more important ly  

prov id ing a res ident ia l  t rans i t ional  sca le  to  the ad jo in ing large sca le res ident ia l  

uses to  the nor th .   The proposal  would a lso resul t  in  benef i ts  for  the fu ture 

occupants of  the subject  s i te  and consis tent  w i th  the good p lanning pract ice the 

accrual  o f  these benef i ts  are proposed to  be of fset  by a Voluntary  P lanning 
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Agreement towards the upgrade of  the Wal ter  Street  and Wi l loughby Road 

in tersect ion and the Wal ter  Street  carr iageway.  
 

For  these reasons the p lanning proposal  is  considered to  meet  the Strateg ic  and 

Si te  Speci f ic  Mer i t  Test .  

 

Andrew Darroch 

Mersonn Pty  Ltd  

October  2018 


