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Executive Summary 
This Planning Proposal is submitted to North Sydney Council (Council) to request amendments to the North 
Sydney Local Environmental Plan 2013 (NSLEP 2013) relating to 166-178, 184-192 and 198-214 Military Road (the 
Site). Ethos Urban has prepared this Planning Proposal report on behalf of Arkadia Property Services Pty Ltd 
(Arkadia) (the Proponent). 

The broad intent of the Planning Proposal is to achieve a mixed-use redevelopment outcome, including a 
community centre, retail/commercial and residential accommodation. The proposal also includes the delivery of 
significant community benefits in the form of a 730m2 community centre, 2 additional through-site links and 
upgrade to the existing through site link to the future Grosvenor Plaza as well as pedestrian footpath widening 
and embellishment at ground level to Military Road. The future redevelopment of the site within the framework 
established by this Planning Proposal aligns with the objectives and intended outcomes of Council’s Military 
Road Corridor Planning Strategy (MRCPS) and the Neutral Bay Village Planning Study (NBVPS). It supports the 
revitalisation of the Neutral Bay Town Centre (NBTC) and delivers significant public benefits to the community, 
whilst ensuring the retention of public amenity. 

No change is sought to the land zoning. Also, no change is sought to 180-182 Military Road, hence its exclusion 
from this PP. Importantly, the proposed envelope arrangement would remain consistent notwithstanding the 
potential future inclusion of 180-182 Military Road. A fair and reasonable market offer from Arkadia to the 
landowner of this property has not yet been accepted. Specifically, the Planning Proposal seeks to: 

• Increase the maximum building height from 16m to facilitate four slender towers over a two-storey podium. 
The increased height is proposed to be specific to the location of each tower: 

– Tower 2A-1: 42m (11 storeys); 

– Tower 2A-2: 45m (12 storeys; 

– Tower 2B-2: 36m (9 storeys); 

– Tower 2B-2: 45m (12 storeys); and 

– Through site links to remain at 16m to accommodate podium. 

• Increase the minimum non-residential floor space from 0.5:1 to 1.2:1. 

This Planning Proposal is supported by a development concept scheme (illustrated at Figure 1) , informed by a 
comprehensive Urban Design Report which seeks to deliver a resolved urban design outcome for the site (refer 
to Appendix A).The development concept, although indicative, seeks to demonstrate that the Site is capable of 
accommodating a compliant development within the proposed controls, and demonstrates how the Site might 
be developed under the proposed LEP amendments. 

The development concept totals some 20,120m2 of Gross Floor Area (GFA), comprising a 730m2 community 
centre, 2,096m2 of retail GFA, 2,570m2 of commercial GFA and 14,724m2 of residential floorspace (accommodating 
approximately 140 dwellings). A new community facility and public domain will activate the site and provide a 
new civic heart and focal point for the NBTC. 

 
Figure 1 Render of indicative scheme facilitated by the Planning Proposal 
Source: Virtual Vision 
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This Planning Proposal responds to the Council’s historical work on Neutral Bay and the Military Road Corridor, it 
aligns with the MRCPS in its overarching volume and height, and with the NBVPS in its fine grain arrangement 
of towers and pedestrian connectivity. It aligns with both strategic studies by supporting retention of 
employment space and delivery of critically needed housing within the Neutral Bay Town Centre, while 
delivering necessary public domain upgrades and public benefits. Specifically, it is noted that: 

• It gives effect to the intended outcomes identified under the MRCPS and NBVPS report, unlocking additional 
mixed-use uplift to support local retail and residential land uses. 

• It gives appropriate uplift of the site to facilitate delivery of significant public benefits as identified in MRCPS 
and NBVPS via a VPA with Council. 

• It will revitalise Neutral Bay town centre in the form of a new 730sqm community centre, two through-site 
links to the new plaza and widened footpaths. This will bring investment that will revitalise and act as a 
catalyst for further investment and renewal. 

• It optimises the site’s capacity to accommodate identified demand for housing growth, greater than what is 
achievable through the existing planning controls. The site under the existing controls is limited to a height of 
16m, which restricts its ability to support greater density on site and in turn deliver the new community centre 
and through site links. By contrast, the proposed planning controls will provide the opportunity to: 

– Deliver much needed additional housing to Neutral Bay to meet increasing housing demand ; 

– Ensure the highest and best use of the site; 

– Deliver slender tower forms that avoid a “street wall”” effect; 

– Liberates ground plane for better pedestrian connectivity; 

– Achieves visual permeability (sight lines) through the site; 

– Deliver a renewed community facility for NBTC; 

– Deliver new high quality housing in a location with very high public transport accessibility; and 

– Renovating retail spaces in the NBTC, helping to reinforce its retail and employment function within the 
local community and provide improved activation along Military Road. 

• The Planning Proposal will better capitalise on existing and future public transport, aligning with council and 
state government strategy. 

• The Planning Proposal will give both Council and the landowner certainty as to the development outcomes 
expected on the site. 

• The proposal is consistent with the objects of the Environmental Planning and Assessment Act 1979, in that it 
promotes the orderly and economic use and development of land; 

• The proposal is consistent with the applicable SEPPs and Ministerial Directions; 

• Traffic modelling undertaken indicates that the proposal is not anticipated to result in unacceptable traffic 
impacts on the surrounding road network subject to mitigation measures identified. 

• Accordingly, considering the proposal and the overall strategic nature of the site and justification provided in 
addressing planning issues, the Planning Proposal is considered to have sufficient strategic merit to support 
the proposed uplift within the Neutral Bay Town Centre. 

• This Planning Proposal’s indicative concept scheme also demonstrates that the proposed land use mix and 
density sought can be appropriately accommodated on the site in an attractive urban form which maximises 
neighbourhood amenity and greening, improves social and economic outcomes and enhances vibrancy, 
whilst minimising amenity impacts of surrounding residential receivers. This supports the site-specific merit 
of the Planning Proposal. 

For these reasons, we have no hesitation in recommending this Planning Proposal for Gateway Determination. 
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1.0 Introduction 
This Planning Proposal is submitted to North Sydney Council (Council) to request amendments to the North 
Sydney Local Environmental Plan 2013 (NSLEP 2013) relating to 166-178, 184-192 and 198-214 Military Road (the 
Site). Ethos Urban has prepared this Planning Proposal report on behalf of Arkadia Property Services Pty Ltd 
(Arkadia) (the Proponent).  

The purpose of this Planning Proposal is to amend the existing non-Residential Floor Space Ratio (FSR) 
development standard for the site and amend the height limit to facilitate a future mixed-use development 
outcome including residential, retail/commercial land uses and community facilities. The future redevelopment 
of the site within the framework established by this Planning Proposal aligns with the objectives and intended 
outcomes of Council’s rescinded Military Road Corridor Planning Strategy (MRCPS) and current Neutral Bay 
Village Planning Study (MBVPS). It delivers much needed housing supply in the area and delivers significant 
public benefits within Neutral Bay Town Centre (NBTC) whilst ensuring the protection of public amenity. 

The Planning Proposal will facilitate the rejuvenation of the site with a development concept (Appendix A) 
accommodating a mixed-use development, including a community centre, retail/commercial and residential 
accommodation. The proposal also includes the delivery of significant community benefits in the form of a 
730m2 community centre, 2 additional through-site links and upgrade to the existing through site link to the 
future Grosvenor Plaza as well as pedestrian footpath widening and embellishment at ground level to Military 
Road. These public benefits will be secured via a Voluntary Planning Agreement (VPA) that is proposed to be 
entered into with Council. The public benefits are outlined in the Public Benefit Offer, which is included under 
separate cover at Appendix C. 

The development concept totals some 20,120m2 of Gross Floor Area (GFA), comprising a 730m2 community 
centre, 2,096m2 of retail GFA, 2,570m2 of commercial GFA and 14,724m2 of residential floorspace (accommodating 
140 dwellings). A new community facility and public domain will activate the site and provide a new civic heart 
and focal point for the NBTC. 

To achieve the strategic vision and indicative redevelopment concept presented, this Planning Proposal seeks to 
amend the North Sydney Local Environmental Plan 2013 (NSLEP 2013) to all lots within the site, except for lot at 
180-182 Military Road, as follows: 

• Increase the maximum building height from 16m to facilitate four slender towers over a two-storey podium. 
The increased height is proposed to be specific to the location of each tower: 

– Tower 2A-1: 42m (11 storeys); 

– Tower 2A-2: 45m (12 storeys; 

– Tower 2B-2: 36m (9 storeys); 

– Tower 2B-2: 45m (12 storeys); and 

– Through site links to remain at 16m to accommodate podium. 

• Increase the minimum non-residential floor space from 0.5:1 to 1.2:1 (matching that proposed by Council in 
their NBVPS). 

As required by Section 3.33 of the Environmental Planning & Assessment Act 1979 (EP&A Act), and in reference to 
the Local Environmental Plan Making Guideline, this Planning Proposal report includes: 

• a statement of the objectives or intended outcomes of the proposed instrument; 

• an explanation of the provisions that are to be included in the proposed instrument; 

• the justification for those objectives, outcomes and provisions and the process for their implementation 
(including whether the proposed instrument will comply with relevant directions under Section 9.1 of the 
EP&A Act);  

• maps containing sufficient detail to indicate the substantive effect of the proposed amendments; and 

• details of community consultation. 

This Planning Proposal report describes the site, the proposed amendments to the NSLEP 2013 and provides an 
environmental assessment of the proposed design concept. The report should be read in conjunction with the 
Urban Design Report prepared by Ethos Urban (Appendix A) and specialist consultant reports appended to this 
proposal.  
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1.1 The proponent and vision 

Arkadia is a business of significant substance with over $2billion of assets under management, either wholly 
owned or owned in joint venture. Arkadia is owned by the Karedis family who started their business in Neutral 
Bay 68 years ago. They are long term custodians of Neutral Bay land and want to ensure that the town centre 
operates successfully into the future for the community and small businesses. Arkadia’s website for reference is 
www.arkadia.com.au. The business has significant capability in retail, development, hospitality and 
accommodation. Arkadia’s proposal is aligned with the strategic intent for their site in the NBTC. Specifically, the 
proposal: 

• Protects the existing retail / commercial capacity; 

• Proposes additional height and density to deliver Council’s desired public benefits; 

• Encourages high-quality building design to enrich the experience of the NBTC; 

• Comprises sensitive height transitions to protect solar access to public open spaces and residential areas; 

• Ensures a human-scaled streetscape to enhance the village atmosphere; and 

• Preserves and is sensitive to heritage items. 

Arkadia ultimately seeks to deliver an exceptional development outcome for the site. Arkadia is seeking to deliver 
public benefit, contribute to housing supply and employment opportunities and retain and enhance the viability 
of the NBTC into the future, enabled by planning framework that supports development viability. 

The proponent’s details are presented in Table 1 below.  

 

Table 1 Proponent details 

Proponent: Arkadia Property Services Pty Ltd 

Address: 1/202-212 Military Rd, Neutral Bay NSW 2089 

ABN: 99 111 115 961 

 

This Planning Proposal is a collaboration which has been informed by the following specialist firms: 

• Ethos Urban – Planning and Urban Design 

• JMT Consulting – Traffic and Transport Planning 

 

 

Figure 2 Illustration of Arkadia concept scheme within indicative future built form context 
Source: Ethos Urban 
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2.0 Background 
2.1 Military Road Corridor Planning Study (MRCPS) 
 
On 28 May 2018, Council resolved to prepare a planning study for the Military Road Corridor. The study built upon 
The North Sydney Council’s Economic Development Strategy 2016, which identified the economic strength of 
centres across North Sydney, including Neutral Bay. The strategy identified the need to retain employment 
floorspace in Neutral Bay, to mitigate loss of local jobs and to meet forecast demand. Importantly, the strategy 
identified the need to curb the trend of commercial floorspace being replaced with residential floorspace. 
 
Council also identified that the NBTC is dominated by heavy commuter traffic on Military Road, a major barrier 
between the northern and southern sides of the centre. The B-Line construction has removed the parking buffer 
between pedestrians and the road carriageway, creating a less safe environment for pedestrians and a 
perception of increased danger. With underutilisation of properties within the town centre (comprising aging 
building stock) and a dangerous pedestrian environment, the vibrancy and diversity of the town centre is in 
jeopardy. As a result, pressure is being placed on improving utilisation of land and the existing condition of the 
public domain. 
 
The purpose of the Military Road Corridor Planning Study (MRCPS) is to guide future development and facilitate 
increased density opportunities to meet the growing needs of the community within NBTC. 
 
NBTC is the first stage of the planning study. Following community input into a survey conducted in mid-2018, 
two discussion papers were prepared for exhibition:  

1. Objectives & Ideas Paper, examining a range of built form and public benefit options; and 

2. Analysis Paper, providing an evidence base and impact assessment. 

The purpose of these papers was to further engage the community and relevant landholders in a discussion on 
the future of the NBTC. They presented a range of built form options that supported, in principle, new jobs and 
homes close to public transport, and discussed the types of community public benefits that may be needed in 
the future to protect the highly valued village character of Neutral Bay. 

Arkadia responded to the Stage 1 Objectives and Analysis Paper of the (the MRCPS), citing strong support for 
public domain improvements, jobs growth and delivery of community facilities to meet the growing needs of the 
area and providing general support for the built form proposed by Council for the subject site. Arkadia spent in 
excess of $1 million on consultants participating in the Study with Council and the adjacent landowners. 

Prior to preparation of the MRCPS, Council officers had originally supported 14 storeys on the site. Council’s Stage 
1 Objectives and Ideas Paper, proposed at Option 3 up to 14 storeys on Site 2A and 2B (Figure 3). Council 
concluded that Option 3 would represent the maximum potential for jobs and housing growth in NBTC. The 
additional residential capacity under Option 3 was identified as presenting capacity to deliver public benefits 
through a voluntary planning agreement. 
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Figure 3 Option 3 in Council’s Stage 1 objectives and ideas paper 
Source: Objectives and Ideas Discussion Paper 

 
On 22 February 2021, the MRCPS was formally adopted by Council, finalising the future vision and controls for the 
subject site through requirements including: 

• Provide a non-residential floor space with a minimum 1.5:1 FSR 

• Provide a maximum building height of 12 storeys, with residential towers to appear slender, maximise above 
podium habitable facades to all sides and provide generous tower breaks to avoid a continuous ‘wall effect’ 
along Military Road 

• Protect solar amenity to existing and future public domain when increasing building heights 

• Improve streetscape amenity by providing: 

– Through-site-links 

– A 2.5m whole of building setback that expands the tree canopy along Military Road 

• Expand tree canopy on Military Road and in new open space on Grosvenor Lane Plaza 

• Sensitively incorporate existing heritage item into the development site 

Figure 4 illustrates the identified building envelope for the site looking south-east and showing a new public 
plaza (in place of the existing on grade car park) and pedestrian through-site links from Military Road. At the 
time, Council had also concluded that the proposed increased height of 12 storeys in the town centre was a 
natural transition to existing and future adjacent built form as illustrated in Figure 5.  

Council identified that as there are 16 storey towers in the area, a 12 storey tower does not set a precedent. 
Council identified that the identified increase in building height is necessary for delivery of community 
floorspace and public domain.  
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Figure 4 MRCPS Indicative building envelopes 
Source: Military Road Corridor Planning Study 

 
Figure 5 North-south section through Neutral Bay Centre 
Source: Military Road Corridor Planning Study 

Following the local elections in December 2021, a new Council was formed and a meeting held on 10th January 
2022 to elect the new Mayor. During this same meeting the new Council unsuccessfully attempted to rescind the 
Council resolution on the Military Road Corridor Strategy and Future Directions Report. Subsequent to this, an 
extraordinary meeting was then held on 24 January 2022 and the decision to adopt the Future Directions Report 
was rescinded by the newly elected Council. 

This effectively undermined years of strategic analysis, Council officer endorsement and significant financial 
investment (both by Council and landowners). 

2.2 Neutral Bay Village Planning Study (NBVPS) 

The Neutral Bay Village Planning Study (NBVPS) was developed after the previous strategy had been rescinded 
by the newly elected Council in January 2022. The draft study was on exhibition from 27 February 2024 to 2 April 
2024.  

Arkadia again provided Council with a comprehensive submission to the Study, following this submission by 
meeting with Council staff on 19 March 2024 to further articulate Arkadia’s response. Arkadia supported the 
opportunity for increased height and density in the village alongside delivery of new community facilities and 
public domain improvements, necessary to support the anticipated growth of the greater area. Arkadia 
recognised that community amenity is to be funded by landowners within the village and stressed the need to 
provide sufficient development incentive to realise this. 
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Importantly, Arkadia identified that the Study’s proposed 28m (8 storey) height would be insufficient to achieve 
an economically feasible balance between the quantum of residential floor space, community floor space and 
Council’s desired public benefits. As such, the site would be rendered unviable to develop and would remain as 
is, thwarting the intended outcome for the Neutral Bay Village to provide increased employment and, more 
significantly, meet future housing demand. 

The Study identified five key sites, two of which have obtained gateway approval with heights greater than that 
identified in the Study (at 12 and 10 stories) and a third having already lodged a Development Application (DA) to 
Council comprising 8 stories (the Coles site). The remaining two key sites are the subject Arkadia sites.  

The finalised study presented to Council included the following key guidelines for the site: 

• Provide non-residential floor space with a minimum 1.2:1 FSR 

• Provide a maximum height of 8 storeys or 28 metres 

• Improve streetscape amenity by: 

– A 2.5m whole of building setback at Site 2A along Military Road 

– A 1.5m ground level setback at Site 2B with additional street trees and landscaping 

• Maximising above podium habitable facades on all sides and provide generous building separations 

• Protect solar amenity to Grosvenor Plaza 

• Deliver two new through-site links with a 6m width 

• Deliver new 1000m2 community facility with separated lobby accessible from plaza 

• Ensure built form sensitively responds to existing heritage items. 

Figure 6 illustrates the building envelope for the subject site in the NBVPS Study for the site looking south and 
showing the new public plaza and pedestrian through-site links from Military Road to the new Grosvenor Lane 
Plaza. 

At the 27 May 2024 meeting, Council resolved to not accept the NBVPS Study as prepared, and instead further 
reduced the height for the site from 8 to 6 storeys. This resulting endorsed height is two storeys greater than the 
current LEP building height for the site (currently 16m or 4 storeys). 

 
Figure 6 NBVPS Study building envelopes 
Source: North Sydney Council 

2.3 Sydney’s Housing Crisis 

Due to the severe housing supply shortage in Australia and lack of delivery and approvals, NSW is experiencing a 
severe housing affordability crisis. The chronic housing affordability pressures are evidenced through the 
Demographic International Housing Affordability 2022 Edition, which ranks Sydney as the second least 
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affordable major capital city among a total of 92 surveyed worldwide. This was found to be due to house prices, 
cost of a deposit, loan serviceability, rental affordability, and the demand for social and affordable housing.  

ABS Census Data from 2021 shows that there are almost twice as many people under rental stress than there are 
under mortgage stress, which is defined as spending more than 30% of household income on rental or mortgage 
payments. North Sydney LGA particularly demonstrates this trend, with its annual change in weekly rent rising 
by 9.9% from July 2023 through to July 2024 (SQM Research).  

Furthermore, a survey of 1,500 people conducted by the Property Council of Australia (PCA) in November 2022 
found that 81% of the people believed that there is a lack of housing that is affordable in their area. The survey 
revealed data highlighting this problem:  

• 52% of respondents rent as they have no other choice and one third of the renters believe they will not be able 
to purchase a home in the next five years as they cannot overcome the deposit gap.  

• 30% of renters enjoy renting as they have financial freedom and flexibility, however, one in five renters are 
forced to share the rent with other people to be able to afford it 

In addition to the above, there has been a large decline in home ownership across all generations, particularly in 
younger people. The ABS 2021 data has found that the rate of home ownership among 30–34-year-olds has fallen 
from 64% in 1971 to 50% in 2021, and among 25–29-year-olds, it fell from 50% to 36% in the same period. Due to 
these declining home ownership rates, it has forced people into the rental market, with approximately 60% of 
people aged under 35 renting.  

These are alarming statistics that proliferate the pressure to provide diverse housing that enhances housing 
choice to meet the demands of our population, and greater housing supply to ease the affordability crisis. 

The NSW Government has released 5-year housing completion targets for 43 councils across Greater Sydney, 
Illawarra-Shoalhaven, Central Coast, Lower Hunter and Greater Newcastle and 1 target for regional NSW.  

These targets replace outdated targets previously set by the Greater Sydney Commission and have been 
published ahead of the commencement of the National Housing Accord period and reflect NSW’s commitment 
to deliver 377,000 new homes across the state by 2029 – as part of the broader Federal Government target to 
build 1.2 million homes across the Country. North Sydney Council has been given a housing target of 5,900 to 
meet over the next 5 years, which is more than double from the previous target of 2,835 for 2021-2026.  

2.4 Summary 
Council has prepared a series of strategic plans for the NBTC, with Arkadia contributing constructively to the 
engagement and planning processes. However, throughout their preparation and subsequent consideration by 
Councillors, division between Council planning staff and Councillors has resulted in strategic planning efforts 
either being rescinded (after endorsement by a previous Council) or significantly downscaled. This has rendered 
growth of the town centre in line with the North District Plan and Council’s Local Strategic Planning Statement 
(LSPS) unviable. In particular, Council’s decision-making has compromised meeting the present and future 
demand for residential floor space in the locality. 
 
Notwithstanding Council’s progressive withdrawal of support for density on the site, the public benefits 
identified for delivery on the site have either been retained or further developed with each study, further 
compromising economically viable development and in effect withholding public benefit from delivery. 
 
Importantly, the rescinded MRCPS has formed the basis of strategic support for two site specific Planning 
Proposals that have recently received conditional gateway approval from the Sydney North Planning Panel 
(SNPP). PP-2023-699 and PP-2022-4350 (Woolworths site and adjacent site), the Panel stating: 

“The previously endorsed, though rescinded, Military Road Corridor Planning Study and current work in 
the Neutral Bay Town Centre Planning Study, provide a clear indication of the Council’s and 
community’s desire to revitalise and renew the Neutral Bay Town Centre”. 

 
Arkadia is committed to delivering public benefit as part of the redevelopment of its landholding, addressing 
Council’s studies, inclusive of retaining and introducing new through site links, footpath widening and a large 
multipurpose, fully accessible and equipped community centre. 
 
While Arkadia acknowledges the more recent Council endorsement of the NBVPS, subject to significant changes 
to density, preparation of a robust Planning Proposal, able to deliver the desired public benefits in an 
economically viable manner, is best grounded in the MRCPS, which identified up to 12 storeys on the subject site. 
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This approach is consistent with that taken by the recent sites in Neutral Bay to receive gateway approval, 
comprising 10 to 12 storeys as informed by the MRCPS.   

This approach is further supported by Council’s planning team’s identification of Neutral Bay as meeting the 
criteria set by DPHI to qualify as a town centre, suitable for application of housing reform policies. It is noted that 
Council has since resolved to rescind this classification of Neutral Bay. 

In June 2024, the NSW Government released 5-year housing completion targets for councils across Greater 
Sydney, with particular focus to rebalance growth from land releases in Western Sydney to increased housing 
density in well located areas with existing infrastructure. Neutral Bay is clearly one such well-located area and 
represents great opportunity to deliver its share of the target of 5,900 new homes in the North Sydney LGA. 
Council identified that the town centre is suitable for increased residential density as it: 

• Contains three (3) full line supermarkets: 

– Woolworths Neutral Bay Village (Rangers Road) – Approx. 3,300m2 

– Woolworths Neutral Bay (Grosvenor Street) – Approx. 3,600m2 

– Coles Neutral Bay (Big Bear – Military Road) – Approx. 2,000m2 

• Has a large variety of retail shops, restaurants/cafes, personal health, pharmacies, post office, banks and 
community facilities to cater for the community’s day to day needs, which are largely contained within the 
Arkadia landholding and would thus be fully revitalised as part of an active ground floor redevelopment of the 
Site. 

• Has existing high frequency and high capacity bus routes along Military Road including the B-Line from the 
Northern Beaches to the CBD, which is an express service that connects residents directly to the Sydney CBD 
(noting that the northern side of Military Road is better serviced than the southern side due to parallel bus 
route along Gerard St/Belgrave St). 

• Further to the above, the town centre is also: 

– Walking distance to the North Sydney CBD, North Sydney Train Station and Milsons Point Train Station. 

– Located adjacent to Military Road, an urban traffic corridor. This Arkadia landholding, with Military Road 
frontage, is ideally located to accommodate taller residential development to raise apartments above the 
road noise source without impacting solar or public amenity. 

– Ideal for redevelopment with increased height in order to: 

○ open the ground plane and introduce multiple through site links 

○ deliver well-located public benefit (such as a community centre) 

○ minimise any viewing impact (being in an elevated position, and with benefit of taller, slender 
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3.0 The Site 
3.1 Site location and context 

The site is located at 166-178, 186-192 and 198-214 Military Road, Neutral Bay. It is within the North Sydney Local 
Government Area (LGA) comprises a significant part of the Neutral Bay Town Centre (NBTC). 

Located just 5km north of the Sydney CBD, within Sydney’s Lower North Shore, Neutral Bay has a key role to play 
in the provision of housing and employment, given its proximity to the commercial centres of the Sydney CBD, 
North Sydney, St Leonards and Chatswood. The high frequency bus network along Military Road links the site to 
these strategic centres via the Bus Stands A, B, and C, which are located approximately 20m to the south of the 
Site across Military Road. Bus Stand E is directly adjacent to the site to the South, which connects Neutral Bay to 
centres such as Manly and Mona Vale. Refer to Figure 7. 

 
Figure 7 Context Map 
Source: Google Maps, Ethos Urban 

3.2 Site identification 

The site comprises a total of 12 individual lots. It is noted that this Planning Proposal does not propose any 
change to the current controls for 180-182 Military Road, and therefore this lot is excluded from Site 2A for the 
purpose of this PP. The legal description and ownership of each lot is summarised in Table 2. 

Table 2 Site address, legal description and ownership 

Address Lot and DP Area (m2) Ownership 

Site 2A 

166-174 Military Road Lot 7 DP 786399 1,089 Arkadia 

176 Military Road Lot 11 DP 600315 145 Arkadia 

178 Military Road Lot 1 DP 227611 145 Arkadia 

180-182 Military Road Lot 22 DP 232918 287 Private – this Planning Proposal does 
not propose any change to current 
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Address Lot and DP Area (m2) Ownership 

planning controls to this lot and it is 
therefore excluded from this PP. 

184-186 Military Road Lot 1 DP 814194 452 Arkadia 

188 Military Road Lot 28 DP 231494 162 Arkadia 

190 Military Road Lot 9 DP 229737 153 North Sydney Council 

190 Military Road Lot 10 DP 229737 165 North Sydney Council 

192 Military Road Lot 1 DP561167 36 North Sydney Council 

192 Military Road Lot 1 DP561167 3 North Sydney Council 

Site 2B 

198-200 Military Road Lot 1 DP 528917 500 Arkadia 

202-212 Military Road Lot 1 DP 802102 1120 Arkadia 

214 Military Road Lot 3 DP 613732 218 Arkadia 

Total Area 4,188 

The site has an area of approximately 4,188m2 and with frontage to Military Road and the existing Grosvenor Lane 
car park to the north. The site is occupied by active retail and commercial space, and council owned community 
centre. The site is divided in two by a heritage listed item at 194-196 Military Road, which is not part of this 
Planning Proposal. 

The west portion is identified as Site 2A, the east portion is identified as Site 2B, consistent with the MRCPS and 
NBVPS Study.  

 
Figure 8 Site 2A (Red) and Site 2B (Purple) 
Source: Ethos Urban 

Site 2A 

Site 2B 
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3.3 Existing development  

166-188 and 198-214 Military Road is occupied by various shops and a council owned community centre (Figure 
12). The site is part of the town centre in Neutral Bay (Figure 9). The site has a wide variety of shops that provide 
residents with their daily needs. Heritage item I0676 Shop is present between Site 2A and Site 2B (Figure 10). The 
site adjoins the council owned car park to the north which adjoins Grosvenor Lane (Figure 11).   

 

 

 

 

Figure 9 Existing shops on site 
Source: Google Maps 

 Figure 10 Shopping arcade on site 
Source: Google Maps 

 

 

 

Figure 11 Grosvenor Lane carpark adjoining 
site at North 
Source: Google Maps 

 Figure 12 Community Centre and Heritage item 
Source: Google Maps 

3.4 Access and transport 

3.4.1 Public Transport 

The site is within convenient proximity to three (3) separate Military Road bus stops known as Stand A, Stand B 
and Stand C. Each bus stand provides numerous high-frequency bus services that travel to the Sydney CBD, 
greater North Shore, Northern Beaches and Western Suburbs. The bus services with stops located close to the 
site are illustrated in Table 3. 

Table 3 Bus network along Military Road 

Stand Route Route Description 

Stand A 151 Mona Vale to City QVB 

168X North Balgowlah to City Wynyard via North Balgowlah 
(Express Service) 

169 Manly to City Wynyard via Narrawenna 

171X Manly to City Wynyard via Clontarf (Express Service)  

175X Warringah Mall to City Wynyard (Express Service) 

178 Cromer Heights to City Wynyard 
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Stand Route Route Description 

180 Collaroy Plateau to City Wynyard 

185X Mona Vale to City Wynyard via Warriewood 

188 Mona Vale to City Wynyard 

188X North Avalon Beach to City Wynyard 

189X Avalon to City Wynyard (Express Service) 

190X Palm Beach to City Wynyard 

243 Spit Junction to City Wynyard 

244 Chowder Bay Mosman to City Wynyard 

245 Balmoral to City Wynyard  

246 Balmoral Heights to City Wynyard  

247 Taronga Zoo to City Wynyard via Mosman 

248 Seaforth to City Wynyard  

249 Beauty Point to City Wynyard  

430 Sydenham to Taronga Zoo 

B1 B-Line Mona Vale to City Wynyard 

Stand B 154X Mona Vale to Milsons Point (Express Service) 

168 North Balgowlah to Milsons Point 

173 Narraweena to Milsons Point 

227 Mosman Junction to Milsons Point 

228 Clifton Gardens to Milsons Point 

229 Beauty Point to Milsons Point via Balmoral 

230 Mosman Wharf to Milsons Wharf via North Sydney 

246 Balmoral Heights to City Wynyard 

257 Chatswood to Balmoral via Crows Nest 

Stand C 143 Manly to Chatswood via Balgowlah & St Leonards 

144 Manly to Chatswood via Royal North Shore Hospital 

257 Chatswood to Balmoral via Crows Nest 

Stand E B1 City Wynyard to Mona Vale 

100 City Wynyard to Mosman via Neutral Bay 

114 Royal North Shore Hospital to Balmoral Beach 

144 Chatswood to Manly via St Leonards 

229 Milsons Point to Beauty Point via Balmoral Heights 

230 Milsons Point to Mosman Wharf via North Sydney 

243 City Wynyard to Spit Junction via North Cremorne 
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3.5 Surrounding development  

North 

Development north of the site comprises the council owned Grosvenor Lane Carpark, shop top housing and a 
Woolworths north of the carpark (Figure 13). The space between the carpark and Woolworths is mainly used as a 
vehicular thoroughfare, with a loading dock for Woolworths being located on Grosvenor Lane (Figure 14). 
Development further north of the site contains multistorey residential apartments and other residential 
dwellings.  

 

 

 

 

 
Figure 13 Grosvenor Lane carpark and 
Woolworths 
Source: Google Maps 

 Figure 14 Woolworths loading dock 
Source: Google Maps 

South 

Development south of the site at the Southern portion of Military Road generally consists of local shops and retail 
tenancies and a shop top housing (Figure 15). The built form is predominantly two storey buildings comprising 
small scale fine grain retail tenancies, along with a few three storeys shop top apartments. Development further 
south consists of office spaces and residential dwellings (Figure 16).   

 

 

 

 
Figure 15 Development along south of Military 
Road onto Wycombe Road 
Source: Google Maps 

 Figure 16 Development further south 
Source: Google Maps 

East 

Adjoining the site at the east are various other shops with commercial tenancies above, with office space further 
east along Waters Road (Figure 17). The built form is predominantly two storey comprising fine grain retail 
tenancies. Development further east consists of two storey retail tenancies, as well as the Cremorne Town Centre, 
with buildings up to nine storeys (Figure 18).  
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 Figure 17 Military Road looking onto Waters 
Road 
Source: Google Maps 

 Figure 18 Development further east near 
Cremorne Town Centre 
Source: Google Maps 

West 

Adjoining the site at the west are various other shops with commercial tenancies on top, with additional retail 
tenancies further west along Military Road. The built form is predominantly two storey buildings comprising fine 
grain retail tenancies (Figure 19). Development further east consists of two storey retail tenancies and vacant 
office spaces (Figure 20). 

 

 

 
Figure 19 Two storey shops at the west 
Source: Google Maps 

 Figure 20 Vacant office space further west  
Source: Google Maps 
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3.6 Future context 

Figure 21 illustrates the potential built form within the NBTC, inclusive of development envelopes that have 
received gateway approval (in purple), recently approved development (green envelopes), recently lodged DAs 
(blue envelopes) and development under construction (maroon envelopes). The proposed Arkadia envelope 
arrangement is also shown in the centre in light brown. The MRCPS envelopes are also shown in white. Clearly, 
the NBTC is undergoing significant renewal, and previous Council-led studies have guided renewal to date. 

 
Figure 21 Illustration of Arkadia’s preferred scheme within its indicative future built form context 
Source: Ethos Urban 

 

 

 
Figure 22 Proposed Grosvenor Lane Plaza and 
mixed-use shop top housing 
Source: Coles Group 

 Figure 23 Coles Site proposed development 
Source: Coles Group 
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North 

As shown in Figure 22, The current Grosvenor Lane carpark and Woolworths is proposed to be redeveloped into 
the Grosvenor Lane Plaza and a seven storey mixed use shop top housing with 4 levels of basement parking 
across the Coles site and council land(DA 258/23) (Figure 23). Further north, a 6 storey shop top housing 
development at 12-14 Waters Road is currently under construction.  

South 

Towards the south of the site, a number of developments have recently received approval. At 165-173 Military 
Road which is directly opposite of the site, a 5 storey mixed use shop top housing development received court 
approval in October 2023 (Figure 24). At 1-7 Rangers Road and 50 Yeo Street, the Woolworths development 
received Gateway approval for an 8 storey mixed use shop top housing development (Figure 25). At 183-185 
Military Road, Gateway Approval was recently received for a 12 storey mixed use shop top housing. 

 

 

 

Figure 24 Future development at 165-173 
Military Road 
Source: Eastview Pty Ltd 

 Figure 25 Future development at Woolworths 
Site 
Source: Woolworths  

East 

There are no proposed developments immediately east of the site, however under the MRCPS the adjoining 
properties to the site have a 6 storey building envelope, and a 5 storey building envelope across Waters Road 
(Figure 26). 

West 

There are no proposed developments immediately east of the site, however under the MRCPS the adjoining 
properties to the site have a 6 storey building envelope, and properties further west continues to have a 6 storey 
building envelope (Figure 26). 
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Figure 26 Aerial of indicative future envelop in MRCPS 
Source: North Sydney Council 

3.7 Existing planning framework 

3.7.1 North Sydney Local Environmental Plan 2013 

The North Sydney Local Environmental Plan 2013 (NSLEP 2013) is the principal environmental planning 
instrument applying to the site. The provisions of the NSLEP 2013 and the key development controls as they 
relate to the site are outlined below in Table 4. 
 
Table 4 North Sydney LEP 2013 Key Controls 

Clause Provision / Standard 

2.1 Land Use The site is zoned MU1 Mixed Use. Development for the purposes of retail, commercial 
and residential uses are permissible with development consent. 

4.3 Height of 
Buildings 

The maximum height of buildings is 16m. 

 

4.4 Floor Space Ratio There is no stipulated maximum FSR for the site. 

4.4A Non-residential 
Floor Space Ratio 

The minimum non-residential FSR for the site is 0.5:1. 
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Clause Provision / Standard 

 

6.12A Residential flat 
buildings in Zone MU1 
Mixed Use 

Development consent must not be granted for development for the purpose of a residential flat 
building on land to which this clause applies unless the consent authority is satisfied that the 
residential flat building is part of a mixed-use development, and no part of the ground floor of the 
building that is facing a street is used for residential accommodation. 

5.10 Heritage 
conservation 

The site is divided by a local heritage items I0675 Shop and I0676 Shop. Development consent is 
required if construction is likely to cause disturbance. 

 

3.7.2 North Sydney Development Control Plan 2013 

The North Sydney Development Control Plan 2013 (NSDCP 2013) provides additional detailed design guidance 
which builds upon the provisions of the NSLEP 2013. The site is located on land within the Neutral Bay Town 
Centre character area (Figure 27) which is subject to character area specific DCP provisions, set out in Section 5 
North Cremorne Planning Area of the NSDCP 2013. 

It is noted that the NSDCP has not been revised since Council’s endorsement of the NBVPS, which sets out a 
revised built form character with greater density than that set out in the existing controls summarised below. 

3.7.3 Neutral Bay Town Centre 

The North Sydney DCP (which is tailored to align with the incumbent LEP controls) envisages the Centre to 
provide a good mix of residential, commercial, retail, restaurants, and cafes to address the local community’s 
needs. The desired future character seeks an activated ground plane with commercial activities maintained 
along street frontages to stimulate pedestrian activity with non-residential and residential uses above. 
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Figure 27 Neutral Bay Town Centre Area 
Source: North Sydney DCP 2013  

 

Table 5 North Sydney DCP 2013 - Neutral Bay Town Centre Controls 

Control  Provision  

5.1.1. Significant Elements  

Land Use  • P1 Predominantly mixed commercial and residential development. 

Identity • P6 Military Road, a major regional thoroughfare. 

Streetscape  • P8 Wide fully paved footpaths incorporating outdoor dining areas.  

• P9 Buildings built to street and laneway frontages.  

• P10 Continuous awnings along Military Road.  

• P11 Irregular planting of street trees.  

• P12 Active frontages to Military Road, Grosvenor Street.  

• P13 90 degree on-street parking to Parraween Street. 

Public 
transport  

• P14 Development is to take advantage of high levels of accessibility to high frequency 
public bus services along Military Road. 

5.1.2 Desired Future Character  

Diversity of 
activities, 
facilities, 
opportunities 
and services 

• P1 Mixed commercial and residential development, primarily focused on Military Road.  

• P2 A variety of commercial, retail, restaurants and cafes are provided at footpath level, 
non-residential or residential on the first floor and residential only on the upper floors.  

• P3 Commercial activities should be maintained to all street frontages at ground level to 
stimulate pedestrian activity.  

• P4 Activities should not have a detrimental impact to the safety and efficiency of 
vehicular traffic on Military Road. 

5.1.3 Desired Built Form  

Form, massing 
and scale  

• P2 Generally 4-5 storeys.  

• P4 Larger facades are broken up with changes in building frontage alignment and 
architectural detailing to reflect the former subdivision patterns, especially fronting 
Military Road. 

Public spaces 
and facilities  

• P5 Outdoor dining areas:  

a) are located within clearly defined spaces; 

b) are located away from main roads;  

c) are weather protected; and  

d) provide equal and unobstructed pedestrian movement. 

• P6 Pedestrian arcades should be provided between Military Road and parallel 
laneways/streets to the north and south of Military Road to enhance pedestrian 
connectivity.  
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Control  Provision  

• P7 Views of shop fronts should not be obstructed from footpaths and roadways.  

• P8 Encourage the retention and enhancement of trees within the public domain to 
improve public amenity. 

Setbacks • P9 Buildings should be built to all street frontages at ground level, except as follows:  

a) Setback 1.5m from the northern side of Military Road, at ground level between 
Young Street and Waters Road, and  

b) Setback 1.5m at ground level from all laneways. 

Podiums • P10 Podium of 8.5m (two storeys) to Military Road, east of Hampden Avenue, with a 
setback of 3m above the podium. 

• P11 Podium of 10m (three storeys) to Military Road, west of Hampden Avenue, with a 
setback of 3m above the podium.  

• P12 Podium of 8.5m (two storeys) to laneway frontages and frontages not to Military 
Road, with a setback of 3m above the podium.  

• P13 Podium of 8.5m (2 storeys) to the east and west of Barry Street Plaza, with a setback 
of 3m above the podium.  

• P14 Provide adequate podium setbacks where a site adjoins residential or open space 
zones 

Building 
Design  

• P15 Ground floor access to shops is to be provided to all properties with a frontage to 
Military Road, a frontage to the Grosvenor Lane car park / plaza, and those with a dual 
frontage between Military Road and Parraween Street.  

• P16 Building elements, materials, finishes, and windows should relate to neighbouring 
buildings.  

• P17 Laneways should be provided with active frontages, wherever possible 
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4.0 Development concept 
4.1 Overview 

This Planning Proposal is supported by a development concept scheme (illustrated at Figure 28) , informed by a 
comprehensive Urban Design Report which seeks to deliver a superior urban design outcome for the site (refer 
to Appendix A).The development concept, although indicative, seeks to demonstrate that the Site is capable of 
accommodating a compliant development within the proposed controls, and demonstrates how the Site might 
be developed under the proposed LEP amendments. 

This section provides an overview of the development concept, with an assessment of the development concept 
against the relevant planning matters. The numerical overview of the reference design provided in Table 6 
below. 

Importantly, 180-182 Military Road (DP232918) has been excluded from Site 2A and the indicative concept scheme 
as the lot is not owned by Arkadia, and is unlikely to be included in a future development (the landowner has 
resisted genuine market offers from Arkadia). The lot is therefore excluded from this Planning Proposal and there 
is no proposed change to its current controls. Importantly, 180-182 Military Road is not in a location of a tower 
anticipated by the NBVPS, as it is positioned to provide building separation between adjacent towers in 
accordance with the Apartment Design Guide (ADG). As such, even if this site was to be acquired and included in 
a development scheme by Arkadia, the proposed 4-tower envelope arrangement would remain consistent as 
proposed and there would be no change to the proposed residential floorspace. 

 

Table 6 Numerical overview of reference design 

Component Proposed Development Concept 

Site area 4,188m2 (excludes 180-182 Military Road, as outlined above) 

Maximum overall height (storeys) 9, 11 and 12 storeys 

Maximum overall height 45m 

Gross Floor Area (GFA) • Residential – 14,724 

• Retail – 2,096 

• Commercial – 2,570 

• Community - 730 

Non-residential FSR • Site 2A – 1.24:1 

• Site 2B – 1.35:1 

Estimated number of apartments • Site 2A – 91 

• Site 2B – 57 

 

4.2 Vision  

The concept vision for the site and its future redevelopment is centred on fulfilling the intent of the MRCPS, 
enabling the future delivery of a high quality mixed-use development that will act as a new community heart for 
Neutral Bay Town Centre and serve local community needs. 

A local destination that combines a vibrant mix of retail, hospitality and employment uses that enhance the 
village character of the Neutral Bay Town Centre, while delivering much-needed housing in a strategic location 
alongside a new community centre for existing and future residents. 
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Figure 28 Render of indicative scheme facilitated by the Planning Proposal 
Source: Virtual Vision 

4.3 Urban Design Principles  

A number of planning and design principles were established for the site taking into consideration the site-
specific opportunities and constraints including but not limited to its locational attributes, surrounding built 
form context, strategic planning policy context, and the design intent under the MRCPS and NBVPS. These 
principles were then used to guide and inform how the site may be redeveloped in the future under the 
proposed planning controls. Specifically, it was established that any future redevelopment of the site was to: 

• Improve north-south permeability of the block 
Provide upgraded and new pedestrian through-site links in the form of laneways that run through Sites 2A 
and 2B to connect Military Road with Grosvenor Plaza. 

• Ensure a human-scale streetscape including public domain embellishments 
Provide a 2-storey street wall height with appropriate upper level setbacks above the street wall height along 
Military Road and Grosvenor Plaza to retain the existing village character of the Neutral Bay Town Centre and 
provide public domain improvements along Military Road. 

• Activate street level frontages and laneways 
Ensure that street level frontages along Military Road, the new laneways and Grosvenor Plaza are activated 
where possible with a mix of uses, including retail, food and beverage offerings as well as commercial and 
residential lobbies. 

• Increase density on site while protecting solar amenity of future residential development and open 
spaces to the south 
Seek to introduce additional height on the site consistent with the MRCPS while ensuring that proposed 
building envelopes allow for sufficient solar access to 165-173 Military Road (approved development), 183-185 
Military Road (has conditional gateway approval) as well as May Gibbs Place and Rangers Road Plaza. 

• Respond sensitively to existing heritage building 
Ensure that the proposed building envelopes respond sensitively to the existing heritage building in 
between Sites 2A and 2B. 

• Ensure visibility and accessibility of the new community centre 


