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  Obligations 

Oath [Affirmation] of 

Office by 

Councillors 

 

I swear [solemnly and sincerely declare and affirm] that I will undertake the 

duties of the office of councillor in the best interests of the people of 

Randwick City and the Randwick City Council and that I will faithfully and 

impartially carry out the functions, powers, authorities and discretions 

vested in me under the Local Government Act 1993 or any other Act to the 

best of my ability and judgment.  

Code of Conduct conflict of interests 

Pecuniary interests A Councillor who has a pecuniary interest in any matter with which the 

council is concerned, and who is present at a meeting of the council at 

which the matter is being considered, must disclose the nature of the 

interest to the meeting.  

The Councillor must not be present at, or in sight of, the meeting: 

a) at any time during which the matter is being considered or discussed, 
or 

b) at any time during which the council is voting on any question in 
relation to the matter. 

Non-pecuniary 

conflict of interests 

A Councillor who has a non-pecuniary conflict of interest in a matter, 

must disclose the relevant private interest in relation to the matter fully and 

on each occasion on which the non-pecuniary conflict of interest arises in 

relation to the matter.  

Significant non-

pecuniary interests 

A Councillor who has a significant non-pecuniary conflict of interest in 

relation to a matter under consideration at a council meeting, must manage 

the conflict of interest as if they had a pecuniary interest in the matter.  

Non-significant non-

pecuniary interests 

A Councillor who determines that they have a non-pecuniary conflict of 

interest in a matter that is not significant and does not require further 

action, when disclosing the interest must also explain why conflict of 

interest is not significant and does not require further action in the 

circumstances. 

 
Statement of 
ethical obligations 
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ORDINARY COUNCIL 
 

Notice is hereby given that an Ordinary Council meeting of Randwick City Council  
will be held in the Council Chamber, 1st Floor, Randwick Town Hall, 90 Avoca St, Randwick on 

Tuesday, 23 May 2023 at 7pm 
 

 

Acknowledgement of the Local Indigenous People 

Acknowledgement of Country 
ñI would like to acknowledge that we are meeting on the land of the Bidjigal and the Gadigal peoples who 
occupied the Sydney Coast, being the traditional owners.  On behalf of Randwick City Council, I 
acknowledge and pay my respects to the Elders past and present, and to Aboriginal people in attendance 
today.ò 
Prayer 
ñAlmighty God, 
We humbly beseech you to bestow your blessings upon this Council and to direct and prosper our 
deliberations to the advancement of your glory and the true welfare of the people of Randwick and Australia. 
Amenò 

Apologies/Granting of Leave of Absences 

Requests to attend meeting by audio-visual link 

Confirmation of the Minutes  

Ordinary Council - 18 April 2023 

Declarations of Pecuniary and Non-Pecuniary Interests 

Address of Council by Members of the Public 

Privacy warning; 
In respect to Privacy & Personal Information Protection Act, members of the public are advised that the 
proceedings of this meeting will be recorded for the purposes of clause 5.20-5.23 of Councilôs Code of 
Meeting Practice. 

Audio/video recording of meetings prohibited without permission; 
A person may be expelled from a meeting for using, or having used, an audio/video recorder without the 
express authority of the Council. 

Mayoral Minutes 

MM14/23 NSW Public Libraries Association's Early Literacy Campaign - Birth to Five - 
Read and Thrive .................................................................................................................. 1 

MM15/23 Financial Assistance and Donations - April - May 2023 ................................................... 21 

MM16/23 Memorial bench for the late Aboriginal Elder Tim Ella ...................................................... 23 

MM17/23 Little Bay Coastal Incident - 23rd of April 2023 ................................................................. 25 

Urgent Business  

General Manager's Reports 

GM5/23 Quarterly Progress Report - January to March 2023 ........................................................ 27 

Director City Planning Reports 

CP9/23 Randwick Comprehensive Planning Proposal .................................................................. 35 

CP10/23 Randwick Junction Planning Proposal .............................................................................. 45 

CP11/23 Variation to Development Standards under Clause 4.6 - 28 March to 26 April 
2023 .................................................................................................................................. 83 

CP12/23 Sub-regional Approach to Affordable Housing .................................................................. 89 Randwick City Council  1300 722 542 
30 Frances Street   council@randwick.nsw.gov.au 
Randwick NSW 2031  www.randwick.nsw.gov.au 
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CP13/23 Council Submission: Draft Planning Proposal, Draft DCP and Draft Planning 
Agreement - 118-130 Epsom Road and 905 South Dowling Street, Zetland ................... 99 

CP14/23 Appointment of a new delegate to the Sydney Eastern City Planning Panel .................. 117 

Director City Services Reports 

CS14/23 Malabar Ocean Pool Amenities - Concept Design .......................................................... 121 

CS15/23 Wheelchair access matting at Frenchmans Bay ............................................................. 134 

CS16/23 Review Lighting Hours at Nagle Park (response to Notice of Motion) ............................ 139 

Director Community & Culture Reports 

CC8/23 Review of the Community Investment Program .............................................................. 145 

Director Corporate Services Reports 

CO18/23 Investment Report - March 2023 ..................................................................................... 151 

CO19/23 Investment Report - April 2023 ........................................................................................ 165 

CO20/23 Monthly Financial Report as at 31 March 2023 ............................................................... 179 

CO21/23 Monthly Financial Report as at 30 April 2023 .................................................................. 187 

CO22/23 Quarterly Budget Review - March 2023 .......................................................................... 195 

CO23/23 Investment Strategy, Ministerial Orders and OLG Investment Policy Guidelines 
Analysis ........................................................................................................................... 211 

Motions Pursuant to Notice 

NM25/23 Notice of Motion from Cr Burst - Investigate changes to parking alignment at 
Thompson Avenue, South Maroubra .............................................................................. 221 

NM26/23 Notice of Motion from Cr Veitch - Support for Public Housing in NSW ........................... 223 

NM27/23 Notice of Motion from Cr Veitch - Kensington Park Plan of Management and 
landscaping...................................................................................................................... 225 

NM28/23 Notice of Motion from Cr Veitch - Flooding in Houston Road, Kingsford ........................ 227 

NM29/23 Notice of Motion from Cr Olive - Request to Commonwealth to extend the 
Randwick Environment Park ........................................................................................... 229 

NM30/23 Notice of Motion from Cr Chapple - Bike commute subsidy report ................................. 231 

NM31/23 Notice of Motion from Cr Pandolfini - Assess review panel for community grants .......... 233 

NM32/23 Notice of Motion from Cr Pandolfini - Report into a North Ward street festival ............... 235 

NM33/23 Notice of Motion from Cr Chapple - Proposed shade structure at Maroubra skate 
park .................................................................................................................................. 237 

NM34/23 Notice of Motion from Cr Luxford - Investigate lighting at pedestrian crossing - 
Todman Ave & Carminya St, Kensington ........................................................................ 239 

NM35/23 Notice of Motion from Cr Luxford - Investigate reintroducing parking on Anzac 
Pade, Kensington ............................................................................................................ 241 

Questions with Notice 

QN4/23 Question with Notice from Cr Chapple - Inglis Park facilities access .............................. 243 

Closed Session 

CC5/23 Tender for Production Printing Equipment and Services - T2023-17 (deferred 
from 28 March 2023 Council meeting) (record of voting required) 

This matter is considered to be confidential under Section 10A(2) (d) Of the Local 
Government Act, as it deals with commercial information of a confidential nature that 
would, if disclosed (i) prejudice the commercial position of the person who supplied it; or 
(ii) confer a commercial advantage on a competitor of the Council; or (iii) reveal a trade 
secret. 

 
CO24/23 T2023-10 Asset Management Solution - not progressing with contract or project 

(record of voting required) 

This matter is considered to be confidential under Section 10A(2) (d) Of the Local 
Government Act, as it deals with commercial information of a confidential nature that 
would, if disclosed (i) prejudice the commercial position of the person who supplied it; or 
(ii) confer a commercial advantage on a competitor of the Council; or (iii) reveal a trade 
secret. 
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CO25/23 Council Property - Licence Agreements -  Foyer Coffee Cart Lionel Bowen Library 

and Day Care Centre, 23 Munda Street Randwick 

This matter is considered to be confidential under Section 10A(2) (d) Of the Local 
Government Act, as it deals with commercial information of a confidential nature that 
would, if disclosed (i) prejudice the commercial position of the person who supplied it; or 
(ii) confer a commercial advantage on a competitor of the Council; or (iii) reveal a trade 
secret. 

Petitions 

Notice of Rescission Motions 

Nil. 

 
 
 

Ray Brownlee, PSM 
GENERAL MANAGER 
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Motion:  

That Council support the NSWPLAôs Early Literacy Campaign ï Birth to Five ï Read and Thrive, 
to increase NSW State funding for public librariesô early literacy programmes to counter declining 
childhood literacy levels. 
 

Background: 

The NSW Public Librariesô Association commissioned a report by The Insight Centre, ñLearning 
Starts at the Local Library: The Role of NSW Public Libraries in Solving the Stateôs Early Literacy 
Crisis,ò published March 2023. 

 
New South Wales (NSW) is facing significant and concerning declines in childhood literacy levels, 
falling beheld both national and OECD (Organisation for Economic Cooperation and 
Development) benchmarks. NSW now ranks 6th in Australia in reading literacy, behind the ACT, 
Western Australia, Victoria, Queensland, and South Australia. 
 
New South Wales has fallen below Australia's national reading average, and over 20% of 

preschool-aged children in NSW are now developmentally vulnerable. Most vulnerable are those 

of low socio-economic status, Aboriginal and Torres Strait Islanders and members of our diverse 

multicultural community. 

 
Birth to 5 years is the optimal window to build a lifelong foundation for language and literacy, 

according to the report.  Providing high-quality early literacy activities to NSW children through 

public libraries ï local, free, accessible, and welcoming spaces ï is seen as the most cost-

effective means to address this decline in literacy. 

  

Further, library literacy activities are multigenerational and support the relationship between 

children and parents or caregivers. Libraries and library staff have the skills, infrastructure, and 

community connections to build effective literacy strategies and programs within and beyond the 

library. Other states have had success with this approach and have shown that funding enhanced 

library early literacy programs is likely to yield a high return on the investment. 

 

Not all children in the 0-5 age group participate in formal education or childcare, and parents and 

caregivers are central to childrenôs early brain and learning development. The report shows that 

ñwith the right strategies and resourcing, the public library system is ideally place to develop and 

embed enhanced early literacy initiatives in NSW to solve the stateôs literacy crisis.ò  

 

Low literacy levels impact on adultsô ability to cope in a knowledge-based economy with rapid 

technological development, where advanced literacy and communication skills are needed to 

ensure greater employment, quality of life and well-being. 

 

The report concludes that - ñStates with robust library literacy initiatives such as Western Australia 

(Better Beginnings) and Queensland (First 5 Forever) are well ahead of NSW in key benchmark 

literacy outcomes like PISA reading rankings. NSW needs strategic investment in library early 

literacy programs alongside other literacy initiatives to avoid falling further behind other states and 

territories.ò 

 

In an effort to stem the decline of literacy in the state, NSWPLA has launched a new campaign, 

Birth to Five ï Read and Thrive, to convince the NSW Government that they must address the 

Mayoral Minute No. MM14/23 
 
Subject: NSW Public Libraries Association's Early Literacy Campaign 

- Birth to Five - Read and Thrive 

https://readandthrive.com.au/
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crisis in early childhood literacy by providing additional funding to public libraries to enhance their 

early literacy efforts for their communities. 

 
 

Attachment/s: 
 

1.ᶓ  Report by The Insight Centre - Learning Starts at the Local Library, March 2023  

  
 

 
Responsible officer: The Mayor, Cr Dylan Parker       
 
File Reference: F2009/00099 F2009/00099 

 

OC_23052023_AGN_3489_AT_files/OC_23052023_AGN_3489_AT_Attachment_25731_1.PDF
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Motion: 

That Council: 
 
a) donate plants from Councilôs Nursery to the value of $300 to be funded from the June 

Quarterly Review to the Randwick Presbyterian Church to enhance their church garden; 
 
b) note the purchase of 4 tickets to the 7NEWS Young Achiever Awards NSW/ACT Gala 

Presentation Dinner to be held on 2 June 2023 at a total cost of $700 to be funded from the 
Administrative Services Events budget (1400-624-660002);  

 
c) approve the waiving of fees, totaling $4415.87 to be funded from the June Quarterly Review 

for the Epistrofi-book launch and exhibition to be held from 23 to 25 June 2023 at the Prince 
Henry Centre, Little Bay; and 

 
d) approve the waiving of fees, totaling $680.00 to be funded from the June Quarterly Review 

for the Mental Health fundraiser/awareness challenge held on 27 May 2023 on the 
promenade at Maroubra Beach. 

 

Background: 

Randwick Presbyterian Church 
 
The Randwick Presbyterian Church Garden is cared for by approximately 50 volunteers. The 
church is on the corner of Alison Road and Cook Street, so the garden enhances the streetscape. 
 
Council has supported the request from the Church for a donation of plants from Councilôs 
Nursery in previous years for the church fair, but the church no longer holds fairs and has 
requested for the same support to be provided to enhance their garden and streetscape. 
 
2023 NSW/ACT Young Achiever Awards Gala Dinner 
 
The purpose of the NSW/ACT Young Achiever Awards is to acknowledge, encourage and most 
importantly promote the positive achievements of all young people in the State upto the age of 29. 
 
There are two finalists from Randwick City ï 
Harrison James, Matraville ï Spirit Super Connecting Communities Award 
Ashna Basu, Randwick ï First National Real Estate Leadership Award 
 
Epistrofi-book Launch and Exhibition 
 
Epistrofi is a collection of photographs and words by 15 contributors who visited Greece in 2022 
(post Covid). Their reflections and photographs are vast and varied and will be presented to the 
general public in the form of a publication and exhibition. The exhibition will take place from 23 ï 
25 June 2022. The exhibition is auspiced by the Australian Museum of Contemporary 
Photography. 
 
Mental Health Row at Maroubra Beach (Fundraiser/awareness challenge) 
 
Robert Kolbe will be setting up 3 rowing machines on the promenade and rowing 8.5kms every 
hour on the hour for 12 hours to raise mental health awareness and prompt people to have a 
mental health conversation and raise money for Gotcha for Life. Robert will be there for 12 hours 
which will provide many opportunities to engage with people. 
 

  

Mayoral Minute No. MM15/23 
 
Subject: Financial Assistance and Donations - April - May 2023 
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Source of funding: 

The financial implications to Council will be $6095.87. The 2022-23 Mayorôs Contingency Fund is 
expended so the funds for this project will be allocated from budget savings in the June quarterly 
review. 
 

Attachment/s: 
 
Nil 
 

 
Responsible officer: The Mayor, Cr Dylan Parker       
 
File Reference: F2023/06574 
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Motion:   

That Council waives the fees associated with a commemorative bench including a plaque in 
memory of Tim Ella totaling $4132.73 + GST to be funded from the Capital Works Budget ï 
General Parks Upgrade, to be installed at Bumborah Point. 

 

Background: 

The late Timmy Ella was the youngest of the Ella family of La Perouse.  Although Timmy played 
football like his famous brothers, he was more interested in his other passion which was fishing, 
specifically hauling mullet off the beach at La Perouse.  He was the master of the ómullet runô, a 
fishing activity the community takes part in when the mullet is in season from February to 
April. Timmy was the first one on the point at the sucko in Yarra Bay, spotting fish as early as five 
in the morning. Once the fish were spotted, the rest of the men would launch the boat and row out 
around the fish capturing them in the net.  The community would all help haul them in with 
everyone helping clear the net, with Timmy giving directions.  
 
The fish caught in these hauls are always shared with the community, beginning with the elders, 
and then offered to all the families. 
 
Timmy was also the Director and cultural leader of Kadoo tours that operated in and around the 
LGA.  The tours were very informative and at times humorous because while he took cultural 
education very seriously, he never took himself too serious and could be a real joker.    
 
The last few years of Timôs life were challenging for him and his family, as he was diagnosed with 
terminal cancer. Even though Tim was very sick, the local men still managed to take him down to 
the beach on his good days and on his bad days he still helped spotting from up on the headland.   
 
Tim handed over the mullet run tradition to his daughter, Latoya and the menôs group and they still 
carry on this annual cultural practice. Last month the community held a memorial mullet run, 
attended by more than 100 people.   
 
Tim was well respected in the La Perouse Aboriginal community and the family has requested for 
a memorial bench at Bombora Point. 
 

Source of funding: 

The financial implication to Council is $4132.73 + GST to be funded from the Capital Works 
Budget ï General Parks Upgrade 
 
 

Attachment/s: 
 
Nil 
 

 
Responsible officer: The Mayor, Cr Dylan Parker       
 
File Reference: F2006/00422 

 

Mayoral Minute No. MM16/23 
 
Subject: Memorial bench for the late Aboriginal Elder Tim Ella 





Ordinary Council meeting 23 May 2023 

Page 25 

M
M

1
7
/2

3
 

  

 

 

Motion: 

That Council: 
 
a) hold a minuteôs silence in memory of the young gentleman who drowned after being swept off 

rocks near Little Bay Beach; 
 
b) acknowledge the rescue efforts of Councilôs lifeguard, local community members; and 

 
c) note the current service level review of Coastal Public Safety (including Little Bay Beach), being 

conducted in the 2022/23 Operational Plan. 
 

Background: 

On Sunday, 23 April 2023, another unfortunate tragedy occurred on the adjacent rocky coastline of 
Little Bay Beach. A young gentleman in his 30ôs was walking along the rocks with his wife and was 
into the ocean by a surging wave. 
 
Some nearby local golfers noticed the commotion in the water. They scaled down the cliff to the 
rocks and entered the water. 
  
In an extraordinary 3 minutes after receiving the distress signal, Councilôs lifeguard, arrived at the 
scene via jet ski from Maroubra Beach. The patient and all rescuers were escorted to shore via the 
jet ski, where Councils lifeguard commenced CPR in support of a wedding party consisting of off 
duty nurses. 
 
Upon arriving to the scene, paramedics, police officers and a crewman from lifesaver 21 assisted 
in the CPR efforts. As a result of the heroics of the members of the public and emergency services 
onsite the patient was brought back to life and transported to Royal Prince Alfred Hospital in a critical 
condition. Unfortunately, the patient passed away later that evening at the RPA. 
 
It is important to acknowledge the rescue efforts of those local residents whom placed themselves 
in danger in an effort to save another. It should be noted by Council that in the current 22/23 
Operational Plan, Council Officers are finalising their review of service levels and coastal public 
safety, in particular Little Bay Beach.  
 

Source of funding: 

Nil  
 
 

Attachment/s: 
 
Nil 
 

 
Responsible officer: The Mayor, Cr Dylan Parker       
 
File Reference: F2019/01067 

 

Mayoral Minute No. MM17/23 
 
Subject: Little Bay Coastal Incident - 23rd of April 2023 
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Executive Summary 
 

¶ The attached Quarterly Progress Report tracks progress against the 2022-23 Operational 
Plan activities for the January - March 2023 quarter.  

 

¶ Each scheduled activity has at least one indicator with a clear target to track performance. 
Performance is measured against the target value and target trend for the indicator.  

 

¶ A summary of performance tracking for the quarter is provided below: 
 

Performance tracking 

against target value 
Number  % 

 
Target value 

achieved 
155 34% 

 In progress  187 41% 

 
Target value not 

achieved 
100 22% 

 Not applicable 15 3% 

 
 
 

Performance tracking 

against target trend 
Number  % 

 Target trend achieved 184 40% 

 No change in value 68 15% 

 
Target trend not 

achieved 
34 8% 

 Not applicable 171 37% 

 

 

¶ The following graph summarises progress across the year: 
 

General Manager's Report No. GM5/23 
 
Subject: Quarterly Progress Report - January to March 2023 
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Recommendation 
 
That the information contained in the attached January to March 2023 Quarterly Progress Report 
for the 2022-23 Operational Plan be received and noted. 
 
 

Attachment/s: 
 
1.  Quarterly Progress Report - January to March 2023 Included under separate cover 
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Purpose 
 
The purpose of this report is to update Councillors and the community on the implementation of 
our 2022-23 Operational Plan.  
 

Discussion 
 
In June 2022, our 2022-26 Delivery Program and 2022-23 Operational Plan was adopted.  
 
The Delivery Program outlines how Council will work towards delivering the outcomes of the 
2022-2032 Community Strategic Plan (CSP), whilst still providing the ongoing services required 
by our community and complying with regulatory functions. 
 
The Operational Plan details the individual projects and actions that will be undertaken in the 
financial year to achieve the commitments made in the Delivery Program. Each Operational Plan 
activity has at least one indicator to track performance against identified targets. 
 
This progress report provides an update on Councilôs performance against each indicator in the 
third quarter of financial year 2022-23. 
 
How we measure progress 
 
The attached progress report is split into two tables: 
 
Table A: Tracks progress in delivering the outcomes of the 2022-2032 Community Strategic Plan 

 
Table B: Tracks performance in providing the ongoing services required by our community and 

our compliance with regulatory obligations. 
 
Performance is measured against the target value and target trend for each indicator.  
 
Note: Table B also includes contextual numbers. These are used to understand demand and 
resourcing requirements; and/or to calculate indicators. Contextual numbers are not performance 
indicators as they do not have target values or target trends. 
 

Summary of results for 1 January ï 31 March 2022 
 
In the January ï March 2023 quarter there were 457 indicators tracking progress of the 
operational plan activities scheduled in the quarter: 
 

¶ 224 indicators measured progress in delivering the outcomes of the 2022-2032 
Community Strategic Plan (Table A) 

¶ 233 indicators measured progress in providing the ongoing services required by our 
community and complying with regulatory obligations (Table B) 

 
A summary of performance tracking for the January - March 2023 quarter is provided below (Note: 
contextual number are not included):  
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Overall performance tracking (Table A and B) 
 

 
 

 
At the end of quarter 3: 

¶ 34% of target values were achieved (6% increase from Q2)  
 

¶ 22% of target values were not achieved (1% decrease from Q2). When a target value was 
not achieved and the trend was in the opposite direction to the target trend, a comment 
has been provided in the progress report detailing why and/or what action is being taken 
to address performance. 

 

¶ 41% of indicators were still showing in progress/not yet achieved. Whilst it is anticipated 
that some of these targets will be achieved in Q4, some are progress indicators for 
projects that are unlikely to be completed this financial year. 

 
Over the quarter, each business unit reviewed their 2022-23 activities and identified any projects 
that will be carried over into 2023-24. The results from this review have been incorporated into the 
Draft 2023-24 Operational Plan. 
 
Progress in delivering the outcomes of the 2022-2032 Community Strategic Plan (Table A) 
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Key activities 
 
Some of the key achievements in delivering the outcomes of the Community Strategic Plan over 
the March quarter are highlighted below: 
 

¶ 4,163 native and indigenous plantings were undertaken.  

¶ 1,611 people participated in food waste avoidance and food growing initiatives. 

¶ An open day at the recycling centre was held on 25 March (during Earth Hour Day) and 
attracted 103 residents. 

¶ A new GPT was constructed in Grose St, Little Bay. 

¶ The exterior 'Shimmer' mural and the interior óMullet runô mural by Dennis Golding and 
Carmen Glynn-Braun were installed at the Heffron Centre of Excellence. 

¶ The Randwick Arts Listing was made live on Councilôs website. 

¶ Two new EV charging stations were installed in the Heffron Centre. 

¶ Two rock fishing safety signs were installed at Little Bay Beach. 

¶ 1,169 people participated in youth programs and activities provided in partnership with 
Council. 

¶ A range of new targeted activities were held to address the identified needs of isolated 
communities. These included: Culture on Country; Talking sport exhibition; All abilities 
Fun Fitness Day; Brain fit workshop, The Good, the Bad and the ugly: Clutter workshop; 
and Multi-cultural March. 

¶ Approximately 1,400 meals were provided to communities in need. 

¶ A business case for making the McKeon Street Plaza permanent was prepared in the 
quarter and subsequently endorsed by Council at the April Council meeting. 
 

Progress in delivering ongoing services and regulatory obligations (Table B) 
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Key activities 
 
Some of the key achievements in delivering ongoing services are highlighted below: 
 

¶ An average of 6,088 calls/month were received, with only 3% abandoned.  

¶ 792 planning certificates were issued, with 98% of urgent certificates issued in less than 
24 hours. 

¶ 129 Development Applications were determined with a net median assessment time of 59 
days. 

¶ 202 local approval applications (skip bins, hoardings, concrete pumps, cranes & A 
frames) were determined, with 98% within 5 calendar days. 

¶ 420 applications for activities on Council's beaches and parks were processed, with 95% 
within 15 working days. 

¶ 95% of resident parking permit applications were determined within 10 working days. 

¶ 1,283 visits were made to the community hub in Lexington Place. 

¶ 478 home maintenance and modifications jobs were completed. 

¶ The Spot Festival was held in Randwick drawing record crowds of approximately 20,000 
people. 

¶ There were 25 entrants in the March 2023 Urban Design Awards. 

¶ There were 5,344 visitors to the La Perouse Museum. 

¶ More than 1,000 people participated in the January Marine and Coastal Discovery 
Program.  

¶ There were approximately 42,000 visitors to the Randwick Sustainability Hub. 

¶ 314 programs, events and activities were provided through the library. 

¶ Des Renford Leisure Centre received an average of 17,052 visits/week. 

¶ 3,834 Tonnes of FOGO was collected. 

¶ A 54% recovery rate was achieved for waste collected through the residential bin service. 

¶ 8 community consultation programs were implemented. 

 
Strategic alignment 
 
The relationship with our 2022-26 Delivery Program is as follows:    
 

Delivering services and regulatory functions: 

Service area Change and Performance Service 

Function Performance Management 

Delivery program 
commitment 

Identify, measure and develop the performance of Council. 
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Resourcing Strategy implications 
 
There are no direct financial implications for this report. The 2022-23 annual budget has been 
developed to ensure that we maintain financial sustainability, adequate liquidity and sound asset 
performance. 
 
Policy and legislative requirements 
 
In accordance with Section 404(5) of the Local Government Act 1993, Council is required to make 
at least two progress reports with respect to the principal activities detailed in its delivery program 
each year. Randwick Council currently provides these reports on a quarterly basis.  

 
Conclusion 
 
The purpose of the attached Quarterly Progress Report is to inform and update Council and the 
community on the progress of all activities as set out in the adopted 2022-23 Operational Plan. 
 
 

 

 
Responsible officer: Emma Fitzroy, Business Strategist       
 
File Reference: F2022/03001 
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Executive Summary 
 

¶ This report provides an overview of additional information requested by the Department of 
Planning and Environment in relation to the final assessment of the Comprehensive 
Planning Proposal and details Councilôs options for responding to two of these matters, 
being the affordable housing contribution rates and the listing of three heritage items.  

 

¶ The Department has advised that they do not support the Council endorsed 10% affordable 

housing contribution rate. This report explains the rationale for recommending to Council 

that the Housing Investigation Area Affordable Housing Plan be amended to include the 

exhibited affordable housing contribution rates of 3% and 5%.  

 

¶ The Department has advised that they are considering reinstating the North Kensington and 
part of West Randwick Housing Investigation Areas. This report recommends amending the 
Housing Investigation Area Affordable Housing Plan to include these Housing Investigation 
Areas only in the event that the Department reinstates these areas into the Comprehensive 
Planning Proposal.  

 

¶ In relation to three heritage properties, the Department is concerned that insufficient 
evidence has been provided to demonstrate that the properties at 21 Baden Street, 
Coogee, 3 Bishops Avenue, Randwick and 41-43 Kyogle Street, Maroubra meet the 
threshold for heritage listing. This report recommends the removal of 3 Bishops Avenue, 
Randwick and 41-43 Kyogle Street, Maroubra from the Comprehensive Planning Proposal. 
The removal of these properties is supported by an independent peer review undertaken by 
external heritage consultants. Regarding 21 Baden Street, Coogee this report recommends 
the re-endorsement of the property as a heritage item, as supported by a further 
independent review.      

 

¶ Other matters addressed in this report are provided to Council for information. These have 
been identified by the Department as needing to be resolved prior to gazettal of the 
Comprehensive Planning Proposal are flooding analysis, removal of a site from the Key 
Sites Map, site contamination investigations on one rezoning site and verification/further 
information that the HIA built form modelling aligns with the proposed floor space ratio. 
Council staff are responding to the Department on these matters. 

 
¶ Councilôs resolution on this report (together with other requested information) will be 

forwarded to the Department of Planning and Environment to enable the assessment and 
finalisation of the Comprehensive Planning Proposal.  

 
 

Recommendation 
 
That Council: 
 
a) consider amending the Housing Investigation Area Affordable Housing Plan endorsed by 

Council in August 2022 to 3% and 5% as exhibited in the draft Planning Proposal given that 
the Department has advised that a 10% affordable housing contribution is not supported; 
 

b) consider whether to confirm its previous resolution to exclude part of the West Randwick and 
the North Kensington Housing Investigation Areas from the draft Comprehensive LEP; 

 
c) authorise the Director City Planning to amend the Housing Investigation Area Affordable 

Housing Plan to include the North Kensington and part of West Randwick HIAs only if the 

Director City Planning Report No. CP9/23 
 
Subject: Randwick Comprehensive Planning Proposal 
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Purpose 
 
The purpose of this report is inform Councillors of the response received from the Department of 
Planning and Environment in relation to the finalisation of the Comprehensive LEP in relation to: 
 

1. The affordable housing levy to be applied to the Housing Investigation Areas; 
2. The reinstatement of North Kensington and part West Randwick Housing Investigation 

Areas; 
3. A peer heritage review undertaken for three heritage items being: 21 Baden Street, 

Coogee, 3 Bishops Avenue, Randwick and 41-43 Kyogle Street, Maroubra. 
 

Other matters raised by the Department which Council officers are responding to are flood 
information, inclusion of the LAHC site on the key sites map, information on contamination for the 
Botany Rd Matraville site and clarification on the FSRs used in the 3D modelling. These matters 
were notified and outlined in a memo to Councillors in January 2023. The resolution of these 
issues will allow the progression of the Comprehensive Planning Proposal and associated LEP 
amendment.    
 

Discussion 
 

Background  
 
The Final Comprehensive Planning Proposal was submitted to the DPE in September 2022 
following a Council rescission motion to the 30 August 2022 resolution. Since this submission, 
Council officers have been regularly liaising with the Department and have responded to various 
requests for further information.  
 
On the 6 December 2022, Councilôs Acting GM, Acting Director City Planning and Manager 
Strategic Planning met with the DPE to discuss their position and Councilôs resolution on several 
matters within the Comprehensive Planning Proposal, some of which were subsequently raised in 
the Departmentôs formal response outlined below. Council staff questioned the Departmentôs 
position on some matters in the Planning Proposal on the basis that there is a statutory level of 
local decision making that comes with the adoption of a new LEP that should be respected. It was 
put to DPE that it should be open to a Council to determine local character and the areas within 
the city to be renewed as part of the LEP process having considered the planning advice of its 
officers, community preferences and the objectives of Councilôs LSPS & Housing Strategy. It was 
pointed out to the DPE that the draft LEP changes adequately address housing growth and 
diversity (identified in the Housing Strategy) and the expected growth in co-living development (i.e 
student housing) would exceed the housing targets and provide for continued growth in the 
medium & longer term. Furthermore, the removal areas of North Kensington & part of West 
Randwick could be considered in conjunction with Councilôs future review of wider medium density 
zones around existing town centres. It is understood that the Council in making the decision to 
remove these two HIAs was also trying to control the pace of change and the cumulative impact 
on local residents that significant urban renewal brings with it during the construction phase.  
 
On the 9 January 2023, Council received a formal response (Attachment 1) from the DPE 
regarding the Planning Proposal. The response is a summary of the Departmentôs position on key 
planning matters and request for further information.    
 
Key issues raised are as follows:  
 

a) Housing Investigation Areas (HIAs) - potential reinstatement of the North Kensington 
and part of West Randwick HIAs.  Councilôs resolution to remove the Kensington North 
HIA and part of the West Randwick HIA from the Planning Proposal is questioned by DPE 
given the suitability/accessibility of the locations for uplift; potentially contributing to 
around 120 dwellings to the LGA housing target; contribution to additional affordable 
housing supply and that there are no unresolved objections from agencies regarding the 
HIAs. 
 

b) Flooding - Further information is requested to assess the Planning Proposal against the 
Ministerial Direction 4.1 ï Flooding for areas subject to zoning changes, including all HIAs 
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as well as the proposed business clusters (which are to be rezoned from residential to 
neighbourhood centres and increase the proposed FSRs). 
 

c) Affordable housing contribution ï The Department advises that the proposed 10% is 
unviable and will not be supported.  
 

d) Heritage - insufficient evidence to demonstrate that the properties at 21 Baden Street, 
Coogee, 3 Bishops Avenue, Randwick and 41-43 Kyogle Street, Maroubra meet the 
threshold for heritage listing; 
 

e) 47-55 Bunnerong Road, Kingsford (LAHC site) - removal of the site from the Key Sites 
LEP Map. A site included on the Key Sites Map triggers the need for a site specific DCP 
to be prepared as part of any future proposal on a site. Councilôs resolution on this matter 
is to ensure key planning issues are comprehensively addressed in line with clause 6.12 
of the Randwick LEP 2012. The Department has advised that inclusion of the LAHC site 
on the Key Sites Map is unnecessary as no changes to the development standards are 
now proposed. Exhibited changes to height and FSR proposed for this site are not being 
progressed under the Comprehensive LEP, following a request from the site owner, the 
Land and Housing Corporation (LAHC). LAHC is further investigating future outcomes for 
this site. The Departmentôs view is that this matter should be considered as part of a 
future separate site specific planning proposal. Councilôs position is that the site should be 
included on the Key Sites Map to give more certainty to development outcomes. This 
position will be reiterated to the Department and no further Council resolution on this 
matter is therefore considered necessary.   

 
f) 1903R Botany Road, Matraville - additional information to address site contamination 

issues.  
 

g) Verification of 3D Modelling ï confirming that the urban design block modelling aligns 
with proposed floor space ratios within the HIAs to satisfy Gateway condition 2(a). 

 
Council officers have reviewed the information request and prepared responses, with further 
studies and documentation being undertaken as appropriate.  
 
This report deals with Councilôs response to the Departmentôs request for additional information 
for items c) Affordable housing contribution and d) Heritage. Following this Council meeting, the 
Department will be advised of Councilôs position on the affordable housing contribution and 
heritage matters, as per the Council resolution.   
 
Additional information in relation to a) HIAs, b) Flooding, e) 47-55 Bunnerong Road, f) 1903R 
Botany Road and g) Verification testing will be provided to the Department under separate cover.   
 

Plan making process  
 
Once Councilôs resolution has been provided, the Department will progress the assessment and 
finalisation of the LEP amendment. 
 
As the Department (as the Ministerôs delegate) is the Local Plan Making Authority (LPMA), 
Departmental officers are responsible for preparing a finalisation report which makes 
recommendations to the Minister or delegate to make the LEP amendment. Importantly, the DPE 
does not require Council endorsement to amend the Comprehensive Planning Proposal at the 
finalisation stage. Pursuant to section 3.36(2)-(4) of the Environmental Planning and Assessment 
Act, the LPMA may: 
 

¶ make the LEP with or without variation in the terms the LPMA considers appropriate  

¶ not make the LEP  

¶ defer the inclusion of a matter in the proposed LEP.  
 
When the LPMA decides not to make a proposed LEP or defers the inclusion of a matter in an 
LEP, the LPMA may specify procedures Council must comply with before the matter is 
reconsidered by the LPMA.  
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Affordable Housing contribution 
 
Issues raised by DPE   
The Department raises concerns that the proposed 10% affordable housing contribution is not 
supported by feasibility testing and is not adequately justified in the Planning Proposal. The 
Department advises that the proposed 10% is unviable and will not be supported.  
 
The Department requests that the Council adopted Affordable Housing Contributions Plan (30 
August 2022) be amended for re-endorsement by Council with the 3% and 5% contributions rates 
in line with feasibility testing undertaken prior to public exhibition of the Planning Proposal. The 
Department also requests that the Affordable Housing Contributions Plan be amended to include 
the North Kensington and part of West Randwick HIAs in the event the Department decides to 
reinsert these HIAs into the LEP. Table 2 shows the contributions rates for all 5 HIAs that were 
exhibited prior to the 30 August 2022 Council resolution.  
 
Table 2: Affordable Housing Contributions ï pre-30 August 2022 Council resolution 

Housing Investigation Area 

Percentage of total floor area used for residential 

purposes to which the development application 

relates 

West Randwick  Land zoned B1 Neighbourhood Centre: 3% 

Land zoned R3 Medium Density Residential: 5% 

Kensington North 5% 

Arthur Street (now High Street) 3% 

Magill Street 3% 

Kingsford South 3% 

 
Discussion  
The decision to increase the affordable housing contribution to 10% for residential development 
within the HIAs was endorsed by Council at the 30 August 2022 meeting. The rationale for the 
increase, as outlined in the debate is as follows:  

  

¶ The HIAs are generating significant uplift for property owners and/or developers. It isnôt 
possible for Council to tax or obtain any financial compensation from this uplift. One way 
of generating some public benefit around the uplift is to generate an affordable housing 
contribution.  

¶ Developers will still be able to make significant profits under a 10% contribution.  

¶ Based on a 3-5% contribution, only 20 affordable housing units are proposed to be 
dedicated to Council (in the 6-10 year period). This leaves approximately 554 proposed 
net new dwellings for the market, with direct windfalls because of the uplift going to 
existing property owners and/or developers. Estimates in the order of $250,000,000 of 
unearned, windfall profit would go to existing property owners/developers for simply 
getting a rezoning. If the contribution was to increase to 10% resulting in approximately 50 
affordable housing units (534 remaining for market), this windfall profit would still be in the 
order of $250,000,000.  

¶ Based on this, a reasonable amount (10%) should be allocated to affordable housing.  

¶ The Randwick Housing Strategy identifies around only 4.9% of the rental property market 
is appropriate for low income earners, which is a very low amount.  

¶ Negative gearing and capital gains tax provide no incentives to put downward pressure on 
prices of rentals, as investors can claim interest payments on tax.  

¶ It is the role of Council and of Government to provide for affordable housing for families 
who fall within the low income bracket, to allow low income families to remain as part of 
our community. 

¶ Covid lockdowns demonstrated how lack of access to affordable housing impacts key 
workers, who travel from more affordable part of Sydney. These key workers should be 
able to live where they work.  
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¶ The recent difficulties experienced by the construction industry are not due to affordable 
housing, but rather supply chain issues brought on by the pandemic and war.  

 
The above justification was submitted for consideration to the Department in late 2022, however 
the Department has stated that the 10% contribution will not be supported as part of the 
Comprehensive Planning Proposal.  
 
Implementation of an affordable housing contribution rate 
The Department, as the LPMA does not need an amended Council resolution to reduce the 
affordable housing contribution rate in the final LEP to 3% and 5%. However, the Department has 
requested that Council consider amending Councilôs previously endorsed Contribution Plan to 
align with the proposed LEP changes to 3% and 5%.   
 
There are two approaches put forward by the Department for the implementation of an affordable 
housing contribution. The options vary based on different ways that the contribution rate can be 
indexed.    
 

¶ First approach (Council and Department preferred option)- Rent and Sales Report 
indexation 
 
The proposed wording for the affordable housing clause within the LEP directly references 
the Council endorsed Housing Investigation Area Affordable Housing Plan (the 
Contributions Plan). The Plan specifies how to calculate the indexation rate for the 
monetary contribution.  
 
Direct reference to the Contributions Plan within the LEP clause allows the contribution 
rate to be indexed periodically in line with the Department of Family and Community 
Services quarterly Rent and Sales figures which averages the median apartment price in 
the Randwick LGA each quarter.  
 
Use of the NSW Rent and Sales data for indexing is best practice as it allows indexing of 
contributions using movements in the median sale price of apartments in the local area 
and is directly aligned to the actual changes in house sales at the local level.  
 
Indexing with the NSW Rent and Sales data is Council and Departmentôs preferred 
approach and is currently used to implement the affordable housing plan in the 
Kensington and Kingsford town centres. 

 

¶ Second approach (not preferred) ï CPI indexation 
 

The LEP clause contains all the detail of the mechanism for the affordable housing plan 
and the Council endorsed Contributions Plan is not referenced at all.    

 
The LEP clause cannot directly reference a periodical publication such as the Rent and 
Sales report for the purpose of indexing.  Instead, the Departmentôs legal advice is that 
the only option is for indexing to be tied to the Consumer Price Index (CPI). The use of 
CPI is not preferred as this represents an average change in price over time, Australia-
wide, for goods and services. Unlike the NSW Government housing Rent and Sales data, 
the CPI is not specific to housing, does not fluctuate in line with median sale prices and is 
not specific to the Randwick LGA.      

 
In determining whether to update the Contributions Plan in line with the Departmentôs request, it is 
important to consider the possible outcomes of updating the Contributions Plan vs retaining the 
Contributions Plan with the adopted 10% target.  
 

¶ Scenario 1 ï Council endorses an update to the adopted Contributions Plan with the 3% 
and 5% contribution rates  

 
While this is not in line with Councilôs aspirational target of 10%, the 3% and 5% rates 
have been supported by initial feasibility analysis and as such, have the support of the 
Department. Amending the Contributions Plan will also allow for the preferred 
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implementation approach, which links the LEP clause to the Contributions Plan allowing 
for indexing via the NSW Rent and Sales data.      

 

¶ Scenario 2 ï Council retains the previously endorsed Contributions Plan with the 10% 
contribution rates. The Department approves 3% and 5% and may reinstate North 
Kensington and West Randwick 

 
Under this scenario the Department will not include the endorsed Contributions Plan in the 
LEP clause and instead, the mechanism for levying the affordable housing contribution 
rates will be directly outlined in the LEP clause. A 3% and 5% contribution rate would be 
applied by the Department, and indexing would be undertaken via CPI changes.  

 
In view of the above, it is recommended that Council consider reducing the affordable housing 
rate in the previously endorsed Housing Investigation Area Affordable Housing Contribution Plan 
in accordance with Scenario 1. This is on the basis that 3% and 5% affordable housing 
contribution rates is supported by feasibility testing and can be implemented with the preferred 
indexing approach in line with the Rent and Sales figures. A copy of the updated Housing 
Investigation Area Affordable Housing Contribution Plan is included as Attachment 2 to this report.           
 
Reinstatement of North Kensington and part of West Randwick  
As the LPMA, the Department does not require a Council resolution to reinstate the North 
Kensington and part West Randwick HIAs. However, the Department has requested that the 
Affordable Housing Contributions Plan be amended to include the North Kensington and part of 
West Randwick HIAs. This is to ensure an affordable housing contribution can be levied for new 
development in these HIAs, in the event these areas are reinstated into the Comprehensive 
Planning Proposal.     
 
It is noted that unlike the 10% rate which the Department has clearly stated they will not support, 
the reinstatement of these HIAs has not been confirmed at this time.  
 
As Council did not support the inclusion of the North Kensington and part West Randwick HIAs, 
the attached Affordable Housing Contribution Plan has not been updated at this stage to include 
these HIAs. If the Department does reinstate the HIAs, the Affordable Housing Contribution Plan 
will need to be updated at a later date to include the reinstated HIAs. This is necessary to ensure 
that an affordable housing scheme applies to these two areas. This report seeks Councilôs 
endorsement to delegate this amendment to the Director, City Planning.  
 
The potential reinstatement of the North Kensington and part west Randwick HIAs has 
implications for the Comprehensive Development Control Plan (DCP) review. As these HIAs were 
removed from the Comprehensive Planning Proposal, development controls and design guidance 
were not prepared or exhibited for these HIAs as part of the Stage 1 DCP review. If the 
Department does reinstate these HIAs, a DCP for the North Kensington and part West Randwick 
HIAs will be prepared and exhibited as part of the Stage 2 DCP review. However, depending on 
the timing of the LEP gazettal and the Stage 2 DCP review, a separate exhibition process may be 
required to ensure draft controls are in place prior to any development applications being lodged 
and assessed for the North Kensington and part West Randwick HIAs.    
 
It is recommended that the Council consider its position in relation to the reinstatement of North 
Kensington and part West Randwick HIAs. 

 
Heritage 
 
Issues raised by DPE   
The Departmentôs response references insufficient evidence to demonstrate that the properties at 
21 Baden Street, Coogee, 3 Bishops Avenue, Randwick and 41-43 Kyogle Street, Maroubra meet 
the threshold for heritage listing. The Department refers to the propertyôs initial identification for 
investigation in the 2021 heritage study undertaken by Extent Heritage, and subsequent review 
undertaken by City Plan Heritage which found that the items do not satisfy the relevant criteria for 
heritage listing.  
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Discussion  
The decision to retain the three properties within the Planning Proposal was endorsed by Council 
at the 30 August 2022 meeting. The rationale for their retention, as discussed at the meeting is as 
follows:  
 

¶ These properties were included in the first list for nomination, which was based on a 
review by heritage consultants. This provides the evidence and support for the listing, and 
so they should remain as proposed items.  

¶ It is not uncommon for heritage specialists to provide conflicting opinions on what is 
considered valuable or worthy of listing. This point was made in response to Councilôs 
Heritage Specialist Peer Review recommending the proposed items be removed.  

¶ The properties at 21 Baden Street, Coogee and 3 Bishops Avenue, Coogee can be 
restored.   

¶ The properties at 41-43 Kyogle Street, Maroubra provide a good representation of 
working class homes that were prevalent in Maroubra. The working class history is one of 
the reasons why there are less heritage items listed for Maroubra. The simple character of 
these properties should be protected.  

 
Council has engaged the services of Hector Abrahams Architects (heritage consultant) to peer 
review both the Extent and City Plan heritage assessments to determine whether the significance 
of the three properties warrants heritage listing under Schedule 5 of the LEP. A copy of this peer 
review can be found at Attachment 3 to this report.   
 
The review found that heritage listing under Schedule 5 is not warranted for 3 Bishops Avenue, 
Randwick, and 41-43 Kyogle Street, Maroubra as neither of these properties met any of the 
significance criteria required for listing.    
 
However, based on the information available, the review found that 21 Baden Street, Coogee 
meets the criteria to be included on Schedule 5 of the Randwick LEP. Specifically, the property 
was found to meet three of the seven the criteria, as follows:  
 

¶ meets threshold for listing as a place of historical significance 

¶ meets the criterion for associational significance 

¶ meets the criterion for aesthetic significance. 
 
Hector Abrahams has included more detailed historical information in relation to the heritage 
significance of 21 Baden Street. The peer review advises that the place is associated with a 
prominent owner and prominent designer. The Inter war building was modified by a prominent 
Australian architect SH Buchanan and owned by a prominent hotelier, horserace and newspaper 
owner Sir James John Joynton Smith who commissioned the adaptation from a single residence 
to 4 flats in 1936.  In relation to aesthetic characteristics, the report states that : ñIn our view, whilst 
built out of an earlier building, it is none the less an integrated design distinctive of the 1920s 
apartment building mode, with conscious arrangement to its picturesque setting. It is 
demonstrated to have continuity of architectural authorship as well.ò 
 
The previous report by City Plan Heritage assessed the modifications made to the building when it 
was converted to 4 apartments, to have compromised the architectural design, form and character 
and that it was not the work of a prominent architect. The earlier recommendation by Extent 
concluded that 21 Baden was ófairlyô intact and representative of interwar residential flats however 
had limited amount of historical research.   
 
The three properties have now been the subject of three separate heritage investigations, being 
the initial assessment of significance carried out by Extent and two following peer reviews carried 
out by City Plan and Hector Abrahams Architects. The undertaking of three separate studies has 
allowed for consensus by two out of three heritage consultants regarding the heritage significance 
of these properties.  
 
Considering the above, it is recommended that Council endorse the removal of 3 Bishops Avenue, 
Randwick and 41-43 Kyogle Street, Maroubra from the Comprehensive Planning Proposal and 
associated LEP amendment as follows:  
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¶ 3 Bishops Avenue, Randwick ï not recommended for listing, as per City Plan and Hector 
Abrams peer reviews 

¶ 41-43 Kyogle Street, Maroubra ï not recommended for listing, as per City Plan and 
Hector Abrams peer reviews.  

 
It is also recommended that Council re-endorse the listing of 21 Baden Street, Coogee in line with 
the recommendations by Extent and Hector Abrahams Architects. Further, following a recent 
development application submitted for the site proposing demolition of the property.  
 
A copy of the Hector Abrahams peer review will be provided to the DPE to support Councilôs 
original endorsement to list the property at 21 Baden Street, Coogee under Schedule 5 of the 
LEP.   
 

Next steps   
 
Following submission of Councilôs resolution on the affordable housing and heritage matters 
discussed in this report, the Department will progress their assessment of the Planning Proposal. 
Council officers will continue to work with the Department and review Parliamentary Counselôs 
opinion on the draft the LEP instrument and respond to queries as they arise.  

 
Strategic alignment 
 
The relationship with our 2022-26 Delivery Program is as follows:  
 

Delivering the Outcomes of the Community Strategic Plan: 

Strategy Housing 

Outcome A city with diverse and affordable housing that responds to local needs 

Objective Increase the percentage of all households that are either social or dedicated 
affordable housing to a minimum of 10% by 2040 

Delivery program 
commitment 

Identify appropriate areas to apply an affordable housing contributions 
scheme requiring a proportion of all development to be dedicated as 
affordable housing and amend LEP 2012 to give effect to this by 2025. 

Outcome A city with sustainable housing growth 

Objective Provide 4,300 new dwellings in 2021-2026, with 40% located in and around 
town centres 

Delivery program 
commitment 

Review the LEP 2012 to provide for additional capacity to meet the target of 
providing 4,300 new dwellings between 2021 and 2026. 

 

  

Resourcing Strategy implications 
 
The costs associated with the development of this work is in accordance with the 2022/23 budget 
and allocations. Heritage consultants Hector Abrams Architects were engaged to provide expert 
advice in relation to the proposed heritage listings. Other work was completed in-house by 
Strategic Planning officers. 

 
Policy and legislative requirements 
 

¶ Environmental Planning and Assessment Act, 1979  

¶ Environmental Planning and Assessment Regulation 2000  

¶ Sydney Region Plan ï A Metropolis of Three Cities  

¶ Eastern City District Plan  

¶ Randwick Local Strategic Planning Statement  

¶ Randwick Housing Strategy. 
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Conclusion 
 
Council has received a request for additional information from the Department of Planning and 
Environment to progress the finalisation of the Comprehensive Planning Proposal. Council officers 
have, or are in the process of, preparing responses to these issues, with consultant input as 
required.  
 
Given advice from the Department of Planning and Environment, this report recommends that 
Council consider an amendment to the Housing Investigation Area Affordable Housing 
Contribution Plan to incorporate contribution rates of 3% and 5%. This will deliver affordable 
housing contributions that are supported by feasibility testing and can be implemented with the 
preferred indexing approach in line with the Rent and Sales figures. It should be noted that North 
Kensington and part west Randwick HIAs have not been inserted in the Contributions Plan at this 
stage given that the Department has yet to form a position as to whether these sites are to be 
included in the LEP amendment. Rather it is recommended that the plan be amended at a later 
date if these HIAs are reinstated in the LEP amendment by the Department.  
 
In relation to the Departmentôs advice that reinstatement of the two Housing Investigation Areas 
(North Kensington and the residential part of West Randwick) is being considered, it is 
recommended that Council also consider whether to confirm its previous resolution to exclude part 
of the West Randwick and the North Kensington Housing Investigation Areas from the draft 
Comprehensive LEP.  
 
It is also recommended that the properties at 3 Bishops Avenue, Randwick and 41-43 Kyogle 
Street, Maroubra be removed from heritage listing as a third independent heritage assessment 
has found that neither of these properties met any of the significance criteria required for listing. In 
relation to 21 Baden Street Coogee, independent heritage assessment has provided further 
information on the significance of this property as a heritage item and it is therefore recommended 
that Council re-endorse its previous resolution to include this property within the Comprehensive 
LEP amendment. 
 
Following Councilôs resolution on this report, additional information will be forwarded to the 
Department of Planning and Environment to enable the assessment and finalisation of the 
Comprehensive Planning Proposal to be progressed.  
 

 

 
Responsible officer: Natasha Ridler, Coordinator Strategic Planning       
 
File Reference: F2021/00188 

 



Ordinary Council meeting 23 May 2023 

Page 45 

C
P

1
0
/2

3
 

 
 

 

Executive Summary 
 

¶ This report seeks Councilôs consideration and endorsement to progress a draft Planning 
Proposal that has been prepared for the Randwick Junction Town Centre (RJTC) which is 
supported by several recently completed technical studies. 

 

¶ The report also provides a brief summary of the Randwick Junction Town Centre Planning 
Strategy (see Appendix 1 under separate cover) that preceded the draft Planning Proposal 
and was presented to Council at its meeting in April 2021 where Council resolved to 
defer progress of the Strategyôs directions and actions pending a report back to Council on 
the findings of further feasibility analysis and fine grain urban design investigations modeled 
against heritage significance.  

 

¶ Consistent with Councilôs resolution, this report outlines the findings of three key technical 
studies, namely, an economic feasibility analysis by SGS; heritage assessment by City Plan 
Heritage (Appendix 2 under separate cover) and an urban design report prepared inhouse 
(Appendix 3 under separate cover). This report describes how the findings of these key 
studies support and underpin the draft Planning Proposal. 

 

¶ The Planning Proposal seeks to amend the Randwick Local Environmental Plan 2012 (RLEP 
2012) by creating new provisions relating to zoning, heritage, height of buildings, floor space 
ratio, design excellence, affordable housing, and active street frontages. These amendments 
to the RLEP are informed by a detailed review of existing planning controls, built form and 
heritage considerations, opportunities, and constraints.  

 

¶ Following Councilôs consideration and endorsement of the planning directions and proposed 
amendments, the next step is to refer the draft Planning Proposal to the Randwick Local 
Planning Panel (RLPP) for advice as required by a Ministerial Direction.  Following this 
advice, a further report will be prepared for Councilôs consideration to seek a Gateway 
Determination from the Department of Planning and Environment to enable the Planning 
Proposal to be publicly exhibited.   

 
 

Recommendation 
 
That Council endorse the draft planning proposal for the Randwick Junction Town Centre 
(Appendix 4) for submission to the Randwick Local Planning Panel for advice. 
 
 

Attachment/s: 
 
1.  Randwick Junction Planning Strategy Included under separate 

cover 
2.  Heritage Assessment Randwick Junction - City Plan 

Heritage 
Included under separate 
cover 

3.  Urban Design Report - Randwick Junction Town Centre Included under separate 
cover 

4.  Randwick Junction Planning Proposal Included under separate 
cover 

  

Director City Planning Report No. CP10/23 
 
Subject: Randwick Junction Planning Proposal 
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Purpose 
 
This report seeks Councilôs consideration of the draft Randwick Junction Planning Proposal that 
describes the amendments to relevant planning controls under the RLEP 2012 and if supported to 
seek advice from the Local Planning Panel as required under the Ministerial Directions. 
 
The draft Planning Proposal sets out the changes to achieve a future town centre that will have a 
strong economically viable commercial component; high standard of design excellence and 
sustainability; greater heritage protection; new areas of public domain, footpath widening; and a 
range of improvements including landscaping treatments, and greening opportunities.   Changes 
proposed are: extension to the business zone; modest height increases on the majority of sites; 
changes to the maximum floor space ratio; new active street frontages; special heritage clause; 
affordable housing levy and minimum non-residential floor space. 
 
The proposed amendments are supported by the feasibility analysis undertaken by SGS; heritage 
review by City Plan Heritage; and inhouse urban design analysis to ensure that any changes to 
built form controls would support feasible redevelopment that is sympathetic to the heritage values 
and significance of the Randwick Junction Heritage Conservation Area. Other supplementary 
technical studies for traffic/transport and flooding have also informed and shaped the draft 
Planning Proposal. 
 

Discussion 
 
Location and context  
The Randwick Junction Town Centre (RJTC), is focused on three key streets, being Belmore Road, 
High Street and Avoca Street, and has evolved as a vibrant, fine grain mixed use centre with a 
range of convenience retail, local services, community, and business uses. The centre also has a 
significant number of health/medical related uses due to its strong relationship with the adjacent 
Randwick Hospitals Campus.  
 
The commercial strip has a predominant fine-grain built form with 2-3 storey buildings which are 
mostly shop top housing developments. The town centre also contains two large commercial 
anchors being the Royal Randwick Shopping Centre and Randwick Plaza alongside smaller 
businesses.  
 

 
Figure 1: Randwick Junction Town Centre and locational context 
 
The RJTC forms part of the wider Randwick Education and Health Strategic Centre (outlined in 
the Eastern City District Plan) which contains the cluster of the UNSW Kensington and the 
Randwick Hospital Campuses as the three main areas of projected employment growth in the 
Randwick City LGA through to 2056. The town centre is well serviced by public transport, with the 
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High Street Light Rail stop and frequent bus routes to the CBD, Bondi Junction, Maroubra and 
Mascot, with connections to other parts of Sydney.  
 
Background  
The planning review process for the RJTC commenced in 2016 (see time-line in Figure 2 below) 
with background investigations and baseline information gathering. This review process 
culminated in the preparation of an Issues Paper which was endorsed by Council in June 2016. 
The Issues Paper provided a detailed review of existing conditions and identified a range of 
planning, urban design and public domain challenges affecting the town centre.  
 

 
Figure 2: Randwick Junction Town Centre Review Time-line 
 
 
Randwick Junction Planning Strategy 2020  
 
Based on the analysis in the Issues Paper, a Planning Strategy was prepared in 2020 which was 
publicly exhibited from 11 November to 8 December 2020. This included consultation with 
residential and business community groups, including the Randwick precinct committee; 
landowners; State government agencies and Waverley Council. 
 
The draft Strategy sets the vision, actions, and strategies to guide balanced growth in the town 
centre and recommends planning changes to height and FSR. It aims to balance the significant 
heritage qualities and its local character with the need to plan for economically viable commercial 
floorspace to meet future expected demand for employment and economic activity whilst also 
providing for residential development including affordable housing.   
 
In preparing the Strategy, discussions were held with property owners and stakeholders to inform 
them of the planning review process including research and analysis of the future role of RJTC in 
meeting and supporting the land use and employment demands of the surrounding health and 
education precinct and how the future role of the town centre will be shaped by this demand. 
Landowners were informed that planning controls under the Randwick Junction Strategy and its 
ensuing Planning Proposal, are primarily focussed on retail and commercial growth, with supporting 
residential development as well as public domain improvements and public benefits.  
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The key drivers of the Strategy remain relevant and valid for the Planning Proposal which are to:  
 

¶ Develop appropriate planning controls for moderate increases in height and floor space 
that will enable the centre to support commercial activity, jobs growth, residential and 
affordable housing in line with regional and metropolitan strategies; 

¶ Address affordable housing needs for key workers; 

¶ Encourage development that is compatible with and sensitive to the heritage significance 
and character of the town centre and the Randwick Junction Heritage Conservation Area; 

¶ Recognise and carefully manage larger consolidated sites where additional heights and 
floor space may be achievable subject to the delivery of public outcomes including 
affordable housing and design excellence;  

¶ Recognise and outline improvements to public spaces, including footpath widening and 
new public gathering places, and encouraging interaction between people and activated 
spaces. 

¶ Encourage streetscape renewal, laneway activation and night-time economy initiatives. 

¶ Ensure a coordinated strategic approach to future development rather than ad hoc site-
specific planning proposals. 

 
A key component of the Strategy that has been adapted into the draft Planning Proposal is the 
delineation of the future built form of the town centre into three key typologies namely as follows:  
 

¶ Strategic sites ï these are sites that contain larger, consolidated floorplates and are less 
constrained by heritage considerations for mid-rise development envelopes; and/or are 
close to transport stops.  

 

¶ Infill sites ï sites that can be amalgamated for medium scale redevelopment that includes 
detracting, low sensitive heritage, and contributory properties. 

 

¶ Heritage sensitive sites ï sites that have valuable heritage items or contributory buildings 
that can only accommodate minor incremental development such that minimal increases 
or no change to the current height and FSR controls are proposed.   

 
.  The Strategy recommended the following essential urban design principles:  
 

¶ A street wall height limit of up to 3 storeys especially along the main thoroughfares of 
Belmore Road, Alison Road, and Avoca Street;  

¶ Additional fourth storey to be setback by 4m  

¶ Potential for additional floorspace to the rear extensions and along laneways where 
applicable so that these are not visible from front streets where heritage streetscapes 
need to be preserved.  

 
Council resolution ï Draft Planning Strategy 
At the Council Meeting on 27 April 2021, Council considered the draft Randwick Junction Strategy 
and resolved as follows:  
  

a) Defer the Randwick Junction Strategy and report back to Council on the findings of 
further feasibility analysis and fine grain urban design modelling against heritage values;  

  
b) Agree to incorporate the following heritage items in the draft Randwick Comprehensive 

Planning Proposal: 
 
i. 1 Belmore Road,167-171 Alison Road and 179-181 Alison Road, Randwick  
ii. extend the curtilage of the heritage item at No 60 Belmore Road to include the 

adjoining address known as 25 Waratah Avenue Randwick 
 
In line with Councilôs resolution, Council engaged SGS Economics and Planning (SGS) to undertake 
detailed feasibility analysis of the building envelopes proposed for key opportunity and infill sites 
within the town centre as originally outlined in the Planning Strategy and further refined in the draft 
Planning Proposal. Additionally, Council engaged City Plan Heritage to provide a heritage 
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assessment of the proposed building envelopes which has further guided the proposed built form 
outcomes contained in the draft planning proposal. An Urban Design study has also been prepared 
inhouse that sets out the built form strategy for the town centre based on detailed 3D modelling to 
test and refine building envelopes across key strategic as well as fine grained sites as informed by 
the economic feasibility and heritage studies.  The findings and recommendations of these studies 
are discussed in detail in relevant sections below. 
 
The heritage items identified in Councilôs resolution (i.e., 1 Belmore Road,167-171 Alison Road, 
179-181 Alison Road, and 25 Waratah Avenue) have now been incorporated in the finalised 
Randwick Comprehensive Planning Proposal and will be listed in Schedule 5 of the Randwick 
LEP as heritage items in the near future pending Councilôs response to issues raised by the 
Department of Planning and Environment (see separate Agenda item updating Council on this 
matter). 
 
Feasibility, heritage assessment and urban design studies 
 
As mentioned above, to address Councilôs resolution from its meeting of 27 April 2021 for 
further feasibility analysis and fine grain urban design modelling against heritage values, the 
following additional studies/assessments have been undertaken: 
 

¶ Feasibility analysis (SGS)  
 
Council commissioned SGS Economics and Planning (SGS) to provide expert advice and 
feasibility analysis to inform the planning of the RJTC. Estimated yields for a range of Strategic 
and Infill test sites were provided to SGS in the form of 3D modelled building envelopes with 
associated Gross Floor Areas (GFA) and the resulting Floor Space Ratios (FSR). The sites tested 
are shown in Figure 3 below: 
 

 
 
Figure 3: Strategic and Infill feasibility test sites  
 
The modelling applied by SGS employed the concept of Residual Land Value (RLV) to show the 
viability of each of the sites provided to SGS. RLV is a term that characterises the monetary 
remainder (residual) from the gross return of a siteôs redevelopment, after accounting for all 
development costs (construction, soft costs, developer fees, etc.). The RLV is a gauge for a 
developerôs maximum willingness to pay for land (site) acquisition. In SGSôs study, RLVs are 
assessed for: 
 
1) the ñAs-isò use and  
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2) the redevelopment uplift scenarios.  
 
The ñAs-isò value is the investment value of a site based on its existing uses, i.e., its investment 
value. It functions as a minimum threshold which the redevelopment RLV must exceed for a 
redevelopment to be viable. These ñAs-isò values are determined by applying sales or lease rates 
to saleable/leasable floor area of non-residential components (using existing floor space 
information provided by Council) and accounting for yield factors (sourced from the Valuer 
General of NSW, Real commercial and Commercial Real Estate recent local sales and rentals 
data). The threshold for redevelopment viability could be materially lower than the ñas-isò values if 
an owner has a lower ñbasisò in the land (e.g purchased long ago) or if its condition warrants 
financial reinvestment. 
 
Using the RLVs for ñRedevelopment Scenarios and ñAs-isò use, viability is then measured for each 
site whereby viability refers to a condition in which sufficient financial feasibility exists when 
measured by the difference between the Redevelopment Scenario RLV and the óAs-Isô Existing 
Use RLV. The greater the positive difference between these two measures, the more likely a 
landowner may be willing to sell or redevelop. SGSôs viability assumption includes a 15% 
premium for amalgamation of sites where there is multiple ownership. 
 
FSRs and affordable housing rates for each of the test sites assessed by SGS in Figure 3, are 
shown below and are compared to the draft planning proposal: 
 
Strategic Sites 
 

o Site 1 (Randwick Club site and two residential properties at 119 and 121 Alison Rd 

Randwick) ï redevelopment at FSR of 3:1 is viable at 7% residential floor as affordable 
housing levy.   
Draft Planning Proposal: 
The proposed FSR on this site following design modelling is 2.5:1 with 3% affordable 
housing levy (for the western section); and 3:1 (see Figure 23) with 7% (Figure 25) 
proposed affordable housing for the remainder. A reduced FSR on the western part of the 
site is proposed to accommodate a stepping down of the building envelope to ensure 
appropriate scale transition. 
 

o Site 5a (Gateway sites: 160-162 Belmore Rd, 164 Belmore Rd and 166-168 Belmore 

Rd)ï redevelopment at FSR of 3.8:1 is viable, as is the inclusion 9% of residential floor 
area as affordable housing 
Draft Planning Proposal: 
The proposed FSR on this site following design modelling is 4:1(see Figure 23) with 9% 
(Figure 25) proposed affordable housing. A minor increased FSR is proposed to account 
for two through site links from High Street and Belmore Rd and a new shared urban plaza 
at the rear. 
 

o Site 5b (Randwick Plaza site) ï redevelopment at FSR of 2.4:1 is viable, as is the 

inclusion of approximately 3% of residential floor area as affordable housing 
Draft Planning Proposal: 
The proposed FSR on this site following design modelling is 2.75:1(see Figure 23) with 
3% (Figure 25) proposed affordable housing. A minor increased FSR is proposed to 
account for two through site links from High Street and Clara and a new shared urban 
plaza at the rear. 
 
 

o Site 8 (Royal Randwick Shopping Centre site) ï redevelopment at FSR of 2.75:1 is not 

viable. A significant additional increase in FSR of 1.25:1 is required to reach viability. An 
affordable housing rate of 3% was modelled. 
Draft Planning Proposal: 
The proposed FSR on this site following design modelling is 2.75:1(see Figure 23) with 
3% (Figure 25) proposed affordable housing.  
 

o Site 2 (Former CBA site: 4 Elizabeth St, 16 to 22-24 Belmore Rd) ï with full commercial 

use, redevelopment FSR of 3.5:1 is not viable. 
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ï  with a combined residential and commercial use, 
redevelopment FSR of 3:1 is viable, as is the inclusion of 
approximately 7% of residential floor area as affordable housing 

Draft Planning Proposal: 
The proposed FSR on this site following design modelling is 3:1(see Figure 23) with 7% 
(Figure 25) proposed affordable housing.  

 
 
Infill Sites 

 
o Site 6 (Alison Road sites ï 1 to 11-15 Belmore Rd and 167 to 183-185 Alison Rd) ï 

redevelopment at FSR of 2.7:1 may be viable without affordable housing. An additional 
0.25 FSR would be required to be viable with 2% affordable housing  
Draft Planning Proposal: 
The proposed FSR on this site following design modelling is 2.5:1(see Figure 23) with 2% 
(Figure 25) proposed affordable housing. A slight reduction in FSR on the site is proposed 
to accommodate a street setback for outdoor dining/street activation and stepping down of 
the building envelope to ensure appropriate scale transition to Bell Lane. 
 
 

o Site 7 (Belmore Road West Facing sites: 21 to 35-43 Belmore Rd) ï redevelopment FSR 

of 2.5:1 is viable, as is the inclusion of 3% of residential floor area as affordable housing  
Draft Planning Proposal: 
The proposed FSR on this site following design modelling is 2.25:1(see Figure 23) with 
2% (Figure 25) proposed affordable housing. A slight reduction in FSR on the site is 
proposed to accommodate through site links. 

 
In a number of test sites, the proposed FSRs have been varied from that recommended by SGS 
i.e Sites 1 (western part), 6, 7 and 8.  SGS has noted in their report that lease rates and sales 
prices apply to consolidated sites and not on a site by site basis. Therefore, lease rates and sale 
process can vary and differ from those modelled, hence the viability threshold could be lower e.g if 
a site has been in ownership for a long time. Property owners may still redevelop because the rate 
of return over time provides financial benefits to warrant reinvestment.  
 
Employment analysis 
 
The SGS study highlighted the significance of the Randwick Junction Town Centre, along with the 
UNSW Kensington and the Randwick Hospital Campuses as the three main areas of projected 
employment growth in the Randwick City LGA through to 2056. The Study also indicated that 
retail floor space and employment in RJTC is projected to grow at a slower rate in the short-
medium term, and to return to pre-Covid growth rates within the next 8-10 years. 
 
Considering employment in Randwick LGA as a whole, Covid adjusted growth projections are for 
an increase of 28,555 new jobs in the Randwick LGA in the period 2016-2041 (SGS, 2021). 
Transport for NSW data shows that the University of NSW will have employment growth of 5,000 
ï 10,000 jobs between 2016 ï 2041, noting that the proposed UNSW Health Translation Hub will 
deliver 495 jobs (Ethos Urban, 2022). A similar range of 5,000-10,000 jobs has been projected for 
the Randwick Health Campus between 2016 ï 2056, noting that the Stage 1 expansion of the 
Prince of Wales Hospital comprising the new 13 storey Acute Services Building will be delivering 
260 new operational jobs from 2023 onwards (DPE, 2019). For the RJTC, Council desktop 
modelling based on the proposed uplift of floor space indicates approximately 450 new jobs in the 
town centre under the draft planning proposal.   
 
The RJTC is identified, along with the UNSW Kensington and the Randwick Hospital Campuses 
as the three main areas of projected employment growth in the Randwick City LGA through to 
2056 (South East Sydney Transport Strategy, Aug 2020). This is consistent with the collective role 
of the university campus; the hospital complex and the RJTC as the major employment generator 
of the Randwick LGA.  However, employment in the RJTC is projected to grow at a slower rate in 
the short-medium term but return to pre-Covid growth rates within the next 8-10 years (SGS, 
2021).  
 



Ordinary Council meeting 23 May 2023 

Page 52 

 

C
P

1
0
/2

3
 

The future development and growth of this precinct will generate a demand for more floor space 
for retail/commercial/medical uses. RJTCôs role in this context, given its location as the terminus 
of the CBD and South East Light Rail route, and interface with the Randwick Education and 
Health Strategic Centre, is as a mixed-use precinct that will support the Hospital and University 
Campusô growth and liveability for workers, residents and students. Data from UNSW (2022) 
indicates that around 7,000 students are projected to return from overseas to UNSW every year 
over the next few years to undertake face-to-face learning.  
 
The draft Planning Proposal has been primarily driven by the need for employment floorspace in 
the town centre to support expected growth expected across the Health and Education precinct. It 
is recognised that residential and mixed-use developments have shaped and historically 
contributed to the town centreôs character and will continue to play an important role in supporting 
future vitality and economic growth.  Therefore, whilst the urban design and feasibility modelling 
for each block attempts to optimise commercial floor space, it has also allowed for residential 
uplift.  This potential demand, as highlighted in the SGS report, will be in education and health 
related activities within the town centre including medi-hotels, medical suites, day hospital, 
diagnostic and imaging centres, digital health and co-working spaces. 
 
A desk top analysis by Council officers of the town centreôs existing employment floor space has 
identified that the centre currently has a lower quantity of floor space than that required to service 
future health and education floor space requirements of the major institutions. Furthermore, under 
the current planning controls, it is unlikely that additional employment floorspace can be 
generated to meet the supply deficit. 
 
To ensure employment floor space is provided within the RJTC to address future needs, the SGS 
study outlined the non-residential FSR that can be provided in the Strategic Sites to ensure that 
an overall viable redevelopment of these sites is possible. These non-residential FSR have been 
applied to the Strategic Sites as detailed in Section 4.9 of the draft Planning Proposal.  
 
Affordable housing analysis 
 
As indicated above, the SGS study tested the viability of requiring affordable housing in each of 
the test case scenarios and generally found that a range of affordable housing rates can be 
feasibly applied commensurate with the overall viability of the FSR uplift in each of the test sites. 
This critical finding has informed and supported the proposed affordable housing strategy 
contained in the draft Planning Proposal as detailed in the relevant section below.  
 
It is proposed that affordable housing rates for the RJTC take a nuanced approach by applying 
different rates for different sites according to their respective feasibility levels. Accordingly, the 
affordable housing rates have been established in the Planning Proposal based on the following 
principles: 
 

o An affordable housing rate will only apply to those properties where an increase in Floor 

Space Ratio (FSR) is proposed under the RJTC Planning Proposal. For highly valued 
heritage sites, no changes to the planning controls are proposed in the draft planning 
proposal. 

o The levy will only apply to residential floorspace (not commercial/retail uses) ï this will 

incentivise the development of commercial land uses and employment in the town centre 
that will not be subject to a levy 

o A higher affordable housing levy is applied to all Strategic Sites (as tested by SGS for 

Sites 1, 2, 5a/5b and 8) recognising greater proposed uplift 
o The remaining properties (being the fine grain infill sites) in the town centre will have 

affordable housing levies based on a sliding scale percentage levy tied to the amount of 
uplift in FSR for each property as detailed in section 4.3 of the draft planning proposal.  
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¶ Heritage assessment (City Plan Heritage) 
 
Expert heritage advice was provided to Council by City Plan Heritage, and this has informed the 
RJTC Strategy, and the preparation of an Urban Design Report for the town centre. City Plan 
Heritage was provided with the proposed building envelopes and height and density (FSR) 
scenarios based on 3D modelling (as informed by the feasibility analysis). City Plan Heritage has 
provided advice on development approaches that preserve the integrity of the heritage fabric of 
individual buildings and of the town centre as a heritage conservation area, whilst allowing a 
moderate level of redevelopment to occur.  In some cases building heights and FSRs have been 
modified in response to the heritage advice. 
 
Extracts of the main findings and recommendations of the heritage assessment as these apply to 
the Strategic sites and some key infill sites are provided below (for more details, please refer to 
the Heritage Assessment by City Plan Heritage attached under separate cover):  
 

¶ Strategic Sites ï the proposed maximum heights proposed for the Strategic Sites are 
acceptable subject to the following basic built form principles: 

 
o Retain and strengthen the existing two-to-three storey predominant street wall height and 

then setback at the upper level behind the street wall parapet 
 

o Avoid bulky and continuous block development and retain the narrow subdivision pattern 

and rhythm of traditional shopfronts  
 

o Apply design excellence, innovation and creative architecture to new development guided 

by a comprehensive Heritage Assessment and Conservation Management Strategy or 
Plan that considers the heritage significance of nearby heritage items, contributory 
buildings and the Randwick Junction Heritage Conservation Area. 

 
 

o In the case of the Randwick Club Strategic Site, the terraces located on Alison Road 

(heritage items I255 and I256 - circled in yellow) should not be developed to 12 metres, 
and the proposed 25m height for this strategic site should be in the form of a 
setback/podium with tower or two-tower configuration to reduce the impact on the 
streetscape when viewed from Alison Road or Belmore Road. 

 
o In the case of the Randwick Plaza Strategic Site, the development should be setback at 

the upper levels (above the podium) from both High Street and Belmore Road, 
considering the impact on low-to-medium density development including heritage and 
contributing items. The proposed mid-rise tower development should be well setback 
(indicated in yellow) and align with the multi-storey structure (1970s brick and glass 
structure ï indicated in red arrow) at 66 High Street. The property at 60 High Street has 
significant characteristics and detailing, including decorative front gables, front facing 
veranda with timber posts supported on painted brick knee walls, and timber windows with 
coloured glazing. Given the significant heritage features, the height and floor space ratio 
are not proposed to be changed and this building should be retained.   

 

¶ Infill Sites ï the proposed maximum building heights for the Infill Sites are acceptable 
subject to the following built form principles: 
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Infill Site between the southern side of Alison Road and north side of Bell Lane (No.183-185 
and 187 Alison Road)  
 

 
Figure 4 : No.183-185 and 187 Alison Road 

 

¶ Removal of detracting additions on Alison Road and original Victorian Houses at 183-185 
and 187 Alison Road to be assessed for Contributory Building Significance and 
restoration of the original two storey grand (Victorian) houses. The restored houses could 
accommodate residential foyer and café/restaurant uses with an apartment above. 

 

¶ Additional height to be concentrated at the rear of the properties (towards Bell Lane) to 
compensate for the front setback and restoration of the Victorian houses. Provision of 
pedestrian level sightline to confirm that  the proposed taller rear building, would not be 
readily visible from the southern footpath of Alison Road. 

 

¶ Provision of a street setback along Alison Road (commensurate with former front 
gardens) to create a Boulevarde environment along Alison Road including outdoor dining 
opportunities overlooking Alison Park. 

 

¶ No additional height to the corner heritage item at the eastern corner of Alison Road and 
Belmore Road being the proposed heritage items at 1 Belmore Road and 167-171 Alison 
Road).    
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Infill Site bounded by Belmore Road, Waratah Avenue, Arthur Lane and Silver Street  
 

 
Figure 5: Infill Site bounded by Belmore Road, Waratah Avenue, Arthur Lane and Silver Street  
 

¶ The heritage items located north of Waratah Avenue, at the corner of Belmore Road and 
Waratah Avenue should not be over developed as it only has the potential to have 
maximum one-storey behind the parapet. The heritage items have rich, Inter-War façade 
detailing that should be retained as a part of the development. 

¶ The proposed 15m maximum height along Arthur Lane and Waratah Avenue is 
acceptable from heritage perspective as the allotments comprise contemporary 
development with no significance. 

¶ The contributory and heritage items (with flat roofs or terraces) along west of Belmore 
Road and adjacent to Silver Street proposed for 18m maximum height is acceptable from 
a heritage perspective, however, any new development should be well setback (minimum 
4m) from the existing building line. 

¶ A detracting item is located west of Belmore Road (44-46 Belmore Rd), and immediately 
adjoining the northern boundaries of the existing heritage item at 48-60 Belmore Road 
and proposed heritage item at 25 Waratah Avenue. Any redevelopment of this should not 
have external facade material, finishes and tones that are incompatible with the existing 
heritage character of the streetscape (there is a general interwar/art deco heritage 
presentation in Belmore Road especially the adjoining interwar residential/commercial 
heritage item at 4 8-60 Belmore Road).   New development should have at least neutral 
characteristics and detailing and should not detract from the street presentation. 

¶ The existing building alignment should be maintained, and the proposed new 
development should be well setback from the existing building line. 

¶ The proposed development should avoid bulky and continuous block development to 
retain the existing subdivision pattern and rhythm of the traditional shopfronts. 

¶ The 'Specific Policies and Recommendations' (Section 3.4) associated with the heritage 
items in this infill block sub area (if applicable) should be taken into consideration as a 
part of the proposed development. 
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Triangular Infill Site containing the Captain Cook Statue and Star and Garter Inn  
 

 
Figure 6: Triangular Infill Site containing the Captain Cook Statue and Star and Garter Inn  
 

¶ No new development should be undertaken over the heritage item (especially with sloped 
roofing ï pitched or gable), being óThe Star and Garter Innô (item no. I302). Proposed new 
development for the remainder of the triangular block should be setback at the upper level 
(behind the parapet of the street wall) from the existing building line, preferably to follow 
the alignment of Belmore Road, Avoca Street and Short Street. 
 

¶ Any new development should be well setback from the existing building line, preferably to 
follow the alignment of the tower width as well as Belmore Road and Avoca Street 
(indicated in dash blue line)  
 

¶ Any new development should be well setback (minimum 4m) from the building front with 
existing parapets intact. The existing, original parapet detailing should be retained.  
 

¶ Any new development above the existing retail, double-storey buildings should have 
similar shopfront patterns and detailing on their facades and should be complementary to 
the existing significant characteristics.  
 

¶ Any new development should be progressively stepped-up in overall height from south to 
north; from the existing 12m (3 storeys) in the south to 15m (4 storeys) mid-block to 18m 
(5 storeys) in the north. 
 

¶ Encourage reinstatement of original façade detailing such as balconies/windows, where 
applicable and remove later additions from the facades, including metal framed, 
rectangular windows. This will assist in enhancing the heritage significance within 
Randwick Junction. 
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¶ Avoid continuous block development to retain narrow subdivision pattern and rhythm of 
the traditional shopfronts and develop a signage strategy for Belmore Road and other 
significant streetscapes within the town centre. 

 
Overall, City Plan Heritage made the following recommendations to ensure adequate 
protection and careful management of the RJTCôs heritage values and these principles have 
been applied to the proposed building envelopes in the draft planning proposal: 
 

¶ While maximum 4m podium setback along Belmore Road, Avoca Street and Alison Road 
should be retained for infill developments, podium heights should be based on the 
adjoining heritage item(s)ô or contributory buildings' dominant parapet height to ensure the 
item(s)ô dominance is maintained along the streetscape for continuation of the current 
people's experience at a human scale. 

¶ Maintain a consistent setback alignment along most of the Randwick Junction Town 
Centre study area to protect its unique heritage streetscape. 

¶ All tower developments should be guided by a comprehensive heritage assessment or a 
Conservation Management Strategy (now known as Heritage Asset Action Plans - HAAP) 
or Plan (CMS or CMP) in order to guide the management of established and assessed 
heritage significance of each item as well as the contributory buildings. 

¶ Conservation should be the paramount consideration together with the heritage 
interpretation to become an integral part of the development ensuring the unique history, 
fine historic urban grain, narrow subdivision pattern, rhythm of traditional suburban 
shopping/commercial strip is maintained, respected and reflected in the future 
development. 

¶ The aim of future developments should be to celebrate, enhance and integrate exposure 
of historic built heritage fabric, while at the same time focusing on the respective site(s) 
historical development. 

¶ Where additional FSR is gained for a particular site through amalgamations and design 
excellence or other planning pathways, the preparation of a conservation management 
document becomes crucial in order to ensure the heritage aspects of the respective 
heritage item(s) and surrounding historic context is not detrimentally affected. Council 
should have strict rules on the preparation of such independent conservation studies and 
should endorse them preferably at the preliminary stages of planning proposals, feasibility 
studies and development applications. 

¶ Design of the new developments should strive for design excellence, innovation and 
creativity and somehow relate to each other. 

¶ Podiums should be designed in consideration to the narrow subdivision pattern and 
rhythm of the traditional shopfronts. 

¶ Preserve the integrity of the heritage fabric of individual buildings and of the town centre 
as a conservation area, whilst allowing a moderate level of redevelopment to occur.  
 

In summary, the expert heritage planning advice has guided the detailed planning of sites within 
the town centre where heritage considerations apply. A nuanced and creative urban design 
approach is required to complement, protect and enhance the cultural heritage of the town centre, 
including the identified significant built fabric, for future generations to enjoy.  City Plan Heritage 
has provided advice and has reviewed various increased height and density (FSR) scenarios and 
development approaches. Creative planning controls that incentivise the restoration and adaptive 
reuse of heritage fabric and other significant buildings within the town centre have been explored 
with City Plan Heritage in workshop sessions and these have been incorporated into the heritage 
provisions in the planning proposal.  
 
 

¶ Randwick Junction Town Centre Urban Design Report (Appendix 3)  
 
Based on the feasibility analysis and heritage assessment, an Urban Design study has been 
prepared inhouse. The study outlines a strategic planning and urban design approach for the town 
centre for the next 15-20 years.  
 
Specifically, the Urban Design Report provides: 
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o Guidance for the preparation of the Planning Proposal, through built form analysis and 

recommendations on principal planning standards. 
o The rationale for the design expectations and massing of future development which is 

essentially to respond to the valued heritage significance and ófine grainô scale of the town 
centre and to respond to the changing context of new public transport infrastructure, new 
health infrastructure currently under construction, expected population and employment 
growth - in particular the hospital and university employment hubs. 

o The basis for a future centre-specific Development Control Plan using extensive 3D 

modelling of the town centre was undertaken to test various scale and setback scenarios. 
The modelling assisted in visualising and establishing the optimum overall built form and 
public domain for the town centre. 

 
The Urban Design study begins by identifying the key challenges currently facing the town centre 
as well as the opportunities that can be realised to strengthen the role of the town centre in the 
future. These challenges and opportunities are outlined below. This is followed by the broad 
structure plan and built form strategy underlying the Planning Proposal that seeks to address the 
challenges and maximise the opportunities in the town centre.  
 

¶ Challenges  
 
Lack of retail activity 
The Urban Design study identified that there is diminishing quantity and quality of commercial 
activity along the Belmore Road retail óspineô particularly in the northern end. While the south part 
of Belmore Road benefits from the two large shopping centres, proximity to the Randwick Hospital 
employment hub and the Randwick stop of the Light Rail, the northern part of Belmore Road 
currently lacks a diversity of land uses and public spaces to draw activity and often has vacant 
shops or leases for low value retail uses. 
 
Run down appearance 
The study has identified that a significant section of commercial activity in the town centre is run-
down in appearance including along the east side of Avoca Street, particularly north of Alison 
Road. Consequently, there is often only vacant shops or low value retail tenancies in these areas. 
Historically the Avoca Street city block has accommodated the Coach and Horses Hotel, a óvalue 
for moneyô caf®/restaurant strip, dry cleaner, vehicular repair businesses and gymnasium. 
 

 
Figure 7: Avoca Street rundown appearance 

 
Deterioration of heritage fabric 
The urban design analysis has identified that many heritage listed and contributory buildings in 
RJTC are in a dilapidated state, have inappropriate paint colour schemes, infill windows of 
inappropriate design and detailing, and often retain disused signs or incorporate inappropriate 
new building signage. 
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Figure 8: Dilapidated shopfronts and heritage facades on Avoca Street 

 
Poor pedestrian experience and lack of quality public places 
Many of the urban places within RJTC are poorly designed and unwelcoming for pedestrians to 
visit and to use. There is a lack of street tree planting, inappropriate street tree selection, 
excessive road space/carriageway widths (certain locations), and a lack of pedestrian 
prioritisation. Further, in many locations the footpaths are in poor condition, and the power supply 
is by overhead wires with timber poles and cross arms. The street furniture could provide a more 
coherent identity for the town centre and there is a lack of public artwork to enliven the pedestrian 
experience. 
 

 
Figure 9: Poor interface between shopping centre and June Moore Place 

 
Poor Night time economy 
The night time economy is poorly catered for in RJTC. The traditional after hours zone is in the 
northeast of the town centre, along Avoca Street, with the Coach and Horses Hotel the main hub 
of activity. 
 

 
Figure 10: Dilapidated state of the traditional night-time zone 

 
Lack of spatial cohesion  
The RJTC has developed along three primary street arteries ï Belmore Road, Alison Road and 
Avoca Street. The main retail shopping street is Belmore Road that attracts the largest numbers of 
pedestrian traffic and activity. The Urban Design Study finds that the town centreôs business 
activity tends to be divided into two parts, namely, the main cluster along the Belmore Road ómain 
streetô spine, and a second cluster of businesses around the busy Alison Road and Avoca Street 
intersection. Currently the two larger parcels in the middle of the town centre - Royal Randwick 
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Shopping Centre and the Marcellin College campus - present limited potential for east-west 
pedestrian connections and for the continuity of street level activity between the two parts of the 
centre. 
 
Fragmented subdivision pattern  
Much of the town centre is characterised by a fine-grained subdivision pattern. Exceptions include 
the shopping centre properties and other consolidated land parcels, such as the Strategic Sites. 
The multiple ownership pattern may constrain and delay the potential for redevelopment.  

 
Figure 11: Narrow allotments along Belmore Road 

 

¶ Opportunities 
 
Renewal and restoration of heritage and contributory buildings  
Whilst the conservation of heritage and contributory building fabric may limit some redevelopment 
opportunities, the benefits gained by retaining and restoring heritage buildings comes through the 
unique character they embody and contribution to the public domain and streetscape. As outlined 
in this Council report, the Urban Design study seeks to strengthen the heritage character and 
values of the town centre and adopt a fine grain approach to the growth and development of the 
town centre.  
 

 
Figure 12: Heritage and contributory items in the RJTC 

 
Further, there are opportunities to restore heritage and contributory buildings in the town centre 
and thereby progressively enhance quality and character of the streetscapes. A specific 
opportunity is the restoration of a row of two storey Victorian houses along Alison Road that form 
part of the original Brisbane Estate and the proposed listing of the new heritage item, óMontroseô, 
at 179-181 Alison Road. The houses remain hidden behind 1960s and 1970s commercial 
additions and modifications that detract from the Alison Road streetscape and the Randwick 
Junction Heritage Conservation Area (see Figure 13). The street setback (former front gardens), if 
reinstated, could be an outdoor dining opportunity overlooking Alison Park. The restored houses 
could accommodate residential foyer and café/restaurant uses on both levels or incorporate an 
apartment above. 
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Figure 13: Victorian houses (orange) behind detracting facades create restoration opportunity to 
match existing houses (green) 
 
Mid-block pedestrian connections 
The study identified opportunities for additional through site and mid-block links to enhance east-
west connectivity and general overall permeability within the town centre. The larger Strategic 
Sites, such as the two shopping centres, provide opportunities for additional pedestrian links, as 
open air or as arcades/malls.  
 

 

Figure 14: Opportunities for east-west through-site links 
 
Encourage health and innovative spaces along High Street  
New height and density controls along High Street provide an opportunity to leverage the 
proximity to the Randwick Education and Health Precinct (Randwick Hospital and the UNSW) and 
the Randwick Light Rail stop. Ground Floor and podium level health, medical and innovative start-
up businesses should be encouraged. Increased employment and health and innovation spaces 
and a focus on retail, local services, medical and community uses, contributes to the role of 
Randwick Junction Town Centre in supporting the growth and liveability of the overall Randwick 
Collaboration Area.  
 
Renewal and revitalisation of the public domain 
The Planning Proposal provides an opportunity for the renewal of the public realm, and the 
upgrade of the network of places within the town centre. The current state of streetscapes and 
plazas in the town centre is often dilapidated and uninviting, lacking a clear program of use, 
resulting in them being underutilised. There is an opportunity to provide new 
shared/pedestrianised zones, widened footpaths, new/upgraded public places, (see Figures 15 
and 16 below) street tree planting, landscaping, outdoor alfresco and dining areas, upgraded 
street furniture and public artwork. 
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Figure 15: Concept perspective of June Moore Place 
 

 
Figure 16: Concept perspective of East House Corner 

 

¶ Laneway activation  
There is an opportunity to re-envision Arthur Lane and Bell Lane as important pedestrian 
thoroughfares and places, destinations within RJTC. The Planning Proposal includes zoning and 
active frontage controls to facilitate the delivery of commercial and active uses at ground level.  
Laneway activation, and a second retail frontage, provides additional opportunities for commercial 
and retail use within the town centre. Further, this adds another type of space to the public domain 
of high quality and interest. New seating, creative lighting and planting will further facilitate 
pedestrian use and revitalise existing underutilised spaces in the town centre. Such matters 
should be considered as part of the review of the RDCP.  
 

 
Figure 17: Concept perspective of Arthur Lane 

 

¶ Night-time activities  
 
The night-time activities within RJTC are currently focused around the Coach and Horses Hotel 
and the adjoining restaurant strip. There is the opportunity to augment the night-time offering 
through the creative adaptation of existing buildings and associated public domain. The potential 
for adaptation of old buildings such as the former post office can be realised through planning 
provisions to allow for utilisation of building setback, areas for outdoor seating and adjoining right-
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of-way thoroughfares for temporary street closures to host special events. Similarly, the activation 
of Arthur Lane and Bell Lane as important pedestrian thoroughfares and places, destinations 
within RJTC through the Planning Proposal can provide opportunities for night-time activities. 
There is the potential for workers, students, customers and visitors especially in the adjoining 
education and medical campuses to provide a critical mass of patrons for a future robust night-
time food and beverage destination along activated laneways.  
 

 
Figure 18: Concept perspective of Arthur Lane at night 

 

¶ Built form strategy 
 
To address the challenges facing the town centre described above and to help realise its 
opportunities, the Urban Design report sets out a Built Form Strategy that utilises a building 
envelope approach to guide and articulate the air space above potential development sites where 
it is deemed suitable to build upon. The distribution of the proposed building envelopes will be 
structured holistically with consideration for future planning and growth parameters, heritage and 
flooding constraints, pedestrian links, individual site context, environmental constraints, the 
relationship with surrounding development and opportunities to enhance the public realm as 
captured in the Structure Plan in Figure 18. 
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Figure 18: Randwick Junction Town Centre Structure Plan 

 
The built form strategy is based on the proposed overall building height categories shown in the 
Height of Building (HOB) plan in Figure 19 below: 

¶ High value Heritage Properties - no change to the current controls is proposed ï these 

sites retain their current zoning, FSR and HOB ï generally 12m maximum height and 2:1 

FSR 

¶ Heritage and Contributory Properties ï a modest uplift in height is proposed for 

development sites that include these items. Any uplift, of up to two storeys above the 

existing height limit, is subject to a heritage assessment to determine the extent of 

significant building fabric to be retained ï generally five storeys or 18m maximum height 

¶ Strategic Sites ï these sites are larger and less constrained by heritage considerations. A 

modest uplift in height is proposed to permit mid-rise residential buildings ï generally 6 to 

8 storeys or 21.5m to 28.5m 

¶ Gateway Strategic Site ï immediately adjoining the Randwick Light Rail station and 

marking the south gateway of the RJTC ï the proposed mid-rise building would be 34.5m 

(equivalent in height to the recently completed Bright Alliance hospital building on the 

south side of High Street that is eight storeys in height). The 34.5m height limit would 
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allow a 10 storeys mixed use building or an 8 storey commercial/office building (due to the 

larger floor-to-floor height required). 

 
Buildings generally increase in height as they get closer to the Randwick Light Rail station in High 
Street. The proposed eight-storey buildings in the south of the town centre match the height of the 
eight storey shop top development proposed in the High Street HIA situated to the west. The 
proposed eight storey residential development on the Royal Randwick Shopping Centre site 
matches the height of the existing eight storey Veriu Hotel and Apartments on Belmore Road, 
adjoining to the north of the shopping centre. Based on the above height categories, a future site 
specific DCP will further refine and develop specific block-by-block building envelope development 
control plans that incorporate detailed street, podium and upper-level setbacks.  
 

 
Figure 19: Randwick Junction Building Height Strategy 

  
Draft Randwick Junction Planning Proposal   
 
Informed by the feasibility, heritage and urban design studies outlined above, and supported by 
traffic and flooding analysis, a draft Planning Proposal has been prepared (see Appendix 4 under 
separate cover). It sets out the actions and recommendations to achieve the vision for sustainable 
commercial and residential growth to support the adjoining medical and education precinct while 
respecting the heritage significance of RJTC. 
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Amendments to Randwick Local Environmental Plan 2012 (RLEP 2012) 
The following amendments are proposed: 

 

i.  Zoning  
It is proposed to generally retain the existing RLEP 2012 B2 Local Centre zoning which will be 
translated into a E2 Commercial Centre zone under the NSW Employment Reforms. The E2 zone 
is deemed to be the most suitable under the reforms to reflect the strategic intent of RJTC and its 
future role in the Randwick Health and Education Strategic Centre. 
 
Five sites have been identified in the planning proposal as providing a logical extension to the RJTC. 
The sites are identified in red outline in Figure 16 and are summarised in the following table:   
 

 Site   Current Zone   Proposed Zone   Proposed Height   Proposed FSR   
Nos. 119, 121, 123, 
125 and 127-129 
Alison Road  

R3 Medium Density 
Residential  

E2 Commercial 
Centre   

18m  
(119-121 Alison Road) 
24.5m 
(123-129 Alison Road) 

2.5:1 
 
3:1   

1-5 Botany Street & 
1-9 Silver Street   

R3 Medium Density 
Residential   

No Change 
(1-5 Botany Street 
and 1-5 Silver Street) 
 
E2 Commercial 
Centre 
(7 and 9 Silver Street)  

18m  1-5 Botany Street 
and 1-5 Silver 
Street: 1.5:1  
  
7-9 Silver Street: 
2:1  

144 Avoca Street  R3 Medium Density 
Residential  

E2 Commercial 
Centre  

18m  2:1    

Nos. 42  44 
Waratah Avenue, 
63-69 Arthur Street 
& 9 Arthur Lane   

R3 Medium Density 
Residential  

E2 Commercial 
Centre  

15m   42-44 Waratah 
Avenue:1.25:1  
 
Remaining 
sites:   1.5:1 

62 High Street   R3 Medium Density 
Residential  

E2 Commercial 
Centre  

27.5m   2.75:1   

Table 1: Proposed Zone Boundary Extension Sites  
 
 
It is evident from Table 1 that the boundary extension at 1-5 Botany Street and 1-9 Silver Street will 
involve an uplift in FSR and Height of Building. This is proposed to enable the redevelopment of 
these sites at a scale that acknowledges the interface role this area plays, being positioned between 
residential and commercial uses. In addition to FSR and height uplifts, it is proposed to rezone two 
parcels on the corner of Silver and Elizabeth Streets to E2 Zone to deliver non-residential uses at 
ground floor, encouraging increased commercial activity in the north western area of the centre. 
This rezoning also seeks to activate Elizabeth Street as a potential shared street. The remaining 
parcels along Silver Street are proposed to retain their R3 Medium Density Residential Zoning.  
 
Based on heritage and urban design advice the following properties within the boundary of the 
study area are not proposed to be rezoned to E2 Commercial Centre (therefore will retain the R3 
medium Density Residential zone: 
 

¶ 66-68 Arthur St (proposed contributory) 

¶ 17-19 Clara St (Heritage item) 

¶ 56-58 and 60 High St (proposed contributory) 

¶ 146-162 Avoca St 

¶ 201-209 Avoca St 

¶ 211-215 Avoca St 
 

All the above properties are either heritage listed (in the Randwick LEP) or proposed to be 
included as contributory items.  Following built form modelling and analysis, additional FSR is 
proposed for 66-68 Arthur St (refer to Figure 23 Floor Space ratio Map).  
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Figure 20: Proposed zone boundary sites 

 
The sites to be rezoned are generally located on the edge of the town centre and rezoning of these 
sites would achieve a contiguous and consistent zoning by:  
 

¶ Reflecting the existing pattern of retail/commercial uses  

¶ Providing a defined edge to the business zoned land 

¶ Strengthening RJTC by increasing opportunities for additional business uses/mixed uses 
to support future growth. 

 
New built form controls for these sites to be incorporated in the draft DCP will provide a suitable 
height transition to surrounding residential areas. 
 
 
Proposed Public Open Space Zoning ï Waratah Plaza   
 
Council is currently undertaking preparation works to create a new urban plaza in the heart of RJTC 
on Waratah Avenue which is part of the road reserve owned by Randwick City. The plaza will 
become an important civic space with the closure of Waratah Avenue to vehicles between Belmore 
Road and Arthur Lane. It will comprise 800m2 of landscaped space and provide improved pedestrian 
and cycle access to Belmore Road and opportunities for public art and activations.  
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While overall Randwick City has a high provision of open space, highly urbanised centres such as 
RJTC have a lower provision of open space and recreational infrastructure, higher densities, and 
limited land available to provide new parks to support new residents. As such, it is proposed to 
rezone Waratah Plaza from B2 to RE1 Public Recreation to formalise this civic space as public open 
space.  
 

 
Figure 21: Existing and proposed RE1 Zone: Waratah Plaza 

 

ii.  Height  

 
The RJTC currently has a maximum height of 12m under the RLEP 2012, with the exception of 
Marcellin College. 
 
The proposed changes to maximum building height have been based on results from independent 
feasibility studies; architectural heritage reviews; urban design analysis; extensive 3D modelling 
and key view analysis to ensure that increased building heights and built form massing is viable and 
appropriate for the heritage context of RJTC. It is proposed that the following new maximum height 
of buildings height strategy be adopted based on the Built Form Framework as follows: 
 
Highly valued heritage properties 

No changes are proposed to the RLEP 2012 maximum height limit for sites that are listed on the 

State Heritage Register or locally listed heritage items that are of high sensitivity and/or that can be 

viewed from multiple streetscape perspectives and are therefore difficult to extend for alterations 

and additions (as distinct from properties with a single primary retail street façade). The following 

are designated highly valued heritage properties in the town centre: 

¶ 143 and 145 Alison Road 

¶ 11 Silver Street 

¶ 1, 48-60, 128 and 141-143 Belmore Road 

¶ 25 Waratah Avenue 

¶ 17 and 19 Clara Street 

¶ 110-116, 124, 146-162 and 147 Avoca Street 

 

Heritage and contributory buildings  

It is proposed to make changes to the RLEP 2012 maximum height limit for certain heritage items 

and contributory buildings, to accommodate a moderate increase in height of up to two storeys 

above the existing height limit (equivalent to five storeys, 18m), subject to a heritage assessment 

as to the extent of the existing significant building fabric to be retained and the suitability of the 
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proposed redevelopment regarding heritage considerations and design excellence. The proposed 

changes to the RLEP 2012 maximum height for these sites would generate additional 

residential/commercial capacity and offer incentives for landowners to preserve the valued heritage 

character of the ageing buildings.  

Infill sites 

It is proposed that infill sites adopt a new RLEP 2012 maximum height limit of approximately 18m 

(equivalent to 5 storeys) along the main thoroughfares of Belmore Road, Alison Road and Avoca 

Street with upper-level building setbacks of 4m above the predominant street wall (parapet) height 

that varies from block to block of between two and three storeys.  

Strategic Sites  

As outlined earlier, the identified strategic sites have larger floor plates, and relatively limited 

constraints to redevelopment. Accordingly, this planning proposal identifies new maximum building 

heights of between 6 and 10 storeys, as the larger site areas enable taller built forms to be achieved 

without substantial offsite impacts. The larger site areas allow for setbacks and transitioning in 

height to public streets, while still meeting internal, building-to-building setback requirements of the 

Apartment Design Guidelines (ADG). 

It is proposed that the RLEP 2012 maximum height provisions be amended for the key sites as 

follows: 

¶ The Randwick Club: 7 storeys (approximately 24.5m) in the middle of the block, stepping 

down to 5 storeys (approximately 18m) to the east and west of the city block. A 3 storey 

(approximately 12m) maximum height is maintained for the two heritage items within The 

Randwick Club site. 

¶ Royal Randwick Shopping Centre: 7 storeys (approximately 28.5m - assuming larger 

floor to ceiling heights for ground and first retail uses) with relevant setbacks on higher 

levels. 

¶ Randwick Plaza and Gateway: 10 storeys (approximately 34m) in a limited area at the 

corner of High Street and Belmore Road stepping down to 7-8 storeys (approximately 

28.5m - assuming larger floor to ceiling heights for ground and first retail uses) across the 

remainder of the block.   

¶ Former Commonwealth Bank Site: Maximum 6 storeys (approximately 21.5m) with 

setbacks on both the east and west street frontages. 
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Figure 22: Proposed maximum height of buildings 

 

iii.  Floor Space Ratio  

 
The RJTC currently has a maximum Floor Space Ratio (FSR) of 2:1 for the B2 Local Centre zoned 
areas and 0.9:1 for boundary extension sites currently zoned R3 Medium Density Residential zone 
under the RLEP 2012.  
 
It is proposed to amend the RLEP 2012 Floor Space Ratio Maps to include changes to FSR across 
the RJTC to provide capacity for new jobs and housing. The proposed changes to the FSR maps 
have been informed by development feasibility and viability testing and urban design modelling to 
account for setbacks, likely future amalgamation patterns and solar access.  
 
The Randwick Junction Town Centre Urban Design Report investigated a range of appropriate 
FSRôs that would work in conjunction with the proposed revised building heights and achieve a good 
urban design outcome. Extensive 3D modelling, key view analysis and expert independent 
architectural heritage reviews have been undertaken to ensure the proposed building massing is 
appropriate for the heritage context of RJTC. 
 
The proposed FSRs are derived from the total floorplate area that was tested as part of the extensive 
3D modelling process. The Gross Floor Area component of the FSRs was calculated using a 70% 
floorplate efficiency for all levels and uses. While higher efficiencies might be expected for 
commercial uses and in some residential uses, the more conservative 70% figure was utilised in 
the calculations for the following reasons: 
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¶ Heritage Considerations: As the majority of the town centre is within a Heritage 
Conservation Area and there are numerous heritage items and Contributory Buildings, the 
ability to achieve high floorplate efficiencies could potentially be limited by the need to retain 
and protect built form heritage 

 

¶ Site proportions: Numerous sites within RJTC are of narrow or obtuse dimensions, limiting 
floorplate areas and potential design efficiencies 

 

¶ Further design controls: While the 3D model does take into consideration building 
separation provisions under the NSW Apartment Design Guide and expert heritage input 
from City Plan Heritage consultants, the modelling only represents a preferred maximum 
built form mass for each site. The proposed FSRs for sites are maximums only, with final 
building envelopes determined through the application of additional DCP controls such as 
articulation, through site link requirements and landscape provisions which are likely to 
reduce the overall Gross Floor Area. 

 
It is proposed that the new maximum Floor Space Ratios be adopted based on the Built Form 
Framework as follows: 
 

Highly Valued Heritage Properties - No changes are proposed to the RLEP 2012 FSR for sites that 

are listed on the State Heritage Register or locally listed heritage items that are of high sensitivity 

and/or that can be viewed from multiple streetscape perspectives and are therefore difficult to 

extend for alterations and additions (as distinct from properties that have a primary retail street 

façade where additions could potentially be accommodated, setback behind the main street 

frontage). Generally, an FSR of 2:1 applies to these properties. Refer to Figure 3 ï Planning 

Proposal Site Categories map for the location of the following designated highly valued heritage 

properties in the town centre: 

¶ 143 and 145 Alison Road 

¶ 11 Silver Street 

¶ 1, 48-60, 128 and 141-143 Belmore Road 

¶ 25 Waratah Avenue 

¶ 17 and 19 Clara Street 

¶ 110-116, 124, 146-162 and 147 Avoca Street 

 

Heritage and Contributory Properties/Infill Sites ï a modest uplift in density is proposed for 
development sites that include heritage items or contributory buildings and are not identified as 
highly valued heritage properties. Any uplift, above the existing FSR of 2:1, is subject to a heritage 
assessment to determine the extent of significant building fabric that is required to be retained ï 
these sites are generally between FSR 2:1 to FSR 2.75:1.  
 
Strategic Sites ï these sites are larger and less constrained by heritage considerations, and this 
enables taller built form to be achieved without substantial offsite impacts. A modest uplift in density 
is proposed to permit mid-rise residential buildings ï these sites are generally between FSR 2.75 
and FSR 3.0:1, and are subject to higher proposed affordable housing contribution rates (see Table 
1: Affordable Housing Contribution Rates) and to design excellence requirements. 
 
Gateway Strategic Site ï immediately adjoining the Randwick Light Rail station and marking the 
south gateway of the RJTC ï the proposed mid-rise building would be between 8 and 10 storeys 
(depending on whether the redevelopment is a fully commercial building or mixed use ï this site is 
proposed to have an FSR of 4:1, and is subject to the highest affordable housing contribution rate 
(see Table 1: Affordable Housing Contribution Rates) and to design excellence requirements. 
 
Sites located to the west of Arthur Lane and along the north side of Silver Street (currently have an 
FSR of 0.9:1) and are proposed to have FSRs between 1.25:1 and 1.5:1. This increase in density 
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would enable the redevelopment of these sites, while acknowledging the interface role between 
residential and commercial land uses that these sites play.  
 
The proposed FSRs are maximums and are intended to work with envelope provisions in the 
forthcoming RJTC section of Randwick DCP 2013. Further detail on the proposed FSRs is 
contained in Section 5.6.2 of the Urban Design Report. The following map (Figure 23) shows the 
proposed FSRs for the town centre.  
 

 
Figure 23: Proposed floor space ratio 

 
Non-Residential Floor Space Ratio 
 
Based on Councilôs desktop analysis of the existing commercial floorspace within the RJTC, 
employment is projected to grow from 3,977 jobs to 4,430 jobs. The figure for projected employment 
growth is based on the scenario of the town centre being fully developed under the new planning 
proposal controls and for a typical site, assuming at least one level of commercial floorspace is 
provided and for Strategic Sites, between one and three levels of commercial floor space.   
 
Retail floorspace analysis undertaken in 2021 suggests COVID 19 has reduced the demand for 
retail floorspace across the LGA. By 2031, it is expected that retail floorspace will return to balance 
(with a small deficiency of 565 sqm), which is significantly less than pre-covid projections which 
indicated a deficiency (gap) of 7,193 sqm of retail floorspace.  
 
Reduced demand for retail floorspace is largely due to an increased uptake of online retailing that 
has increased in popularity during the pandemic. Therefore, at least in the short-medium term there 
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may be less demand for retail floorspace in the town centre, before it rebounds over the next 8-10 
years, returning to pre-Covid levels of growth. 
 
In addition to retail floorspace, SGS data indicates that demand for other commercial floor space 
and uses such as health, medical and support services is expected to continue to remain strong 
over the next decade as a result of the town centreôs role in supporting the Randwick Health and 
Education Strategic Centre/ Collaboration Area.  
 
A desk top analysis of RJTCôs existing employment floor space has identified that the centre 
currently has a lower quantity of floor space than is required to service future health and education 
floor space requirements of the major institutions. Furthermore, under the current planning controls 
it is unlikely that additional employment floorspace can be generated to meet the supply deficit. To 
ensure a sufficient amount of employment floor space is provided for within RJTC to meet future 
needs, it is proposed to introduce a minimum non-residential FSR to the Strategic Sites identified 
in Figure 24.  
 
The non-residential FSR has been informed by the Randwick Junction Economic and Feasibility 
Analysis (SGS, April 2023) and aligns with the recommended FSR therein. The non-residential FSR 
has generally been established based on a 70% floorplate efficiency, such that the non-residential 
floor space will be delivered over one, two or three floors depending on the particular location and 
urban role played by the particular development in the town centre. 
 

 
Figure 24: Proposed non-residential FSR. 
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iv. Design Excellence  
Strengthening design excellence provisions in Councilôs RLEP and RDCP and introducing new 
controls for future development will require best practice high quality architectural design within 
the town centre. This will contribute to an enriched experience for those using the town centre.   
 
The consideration of ódesign excellenceô is currently a requirement under RLEP 2012 (clause 
6.11) for proposals involving buildings over 15m in height, or for sites that are over 10,000m2 in 
size or for land where a site-specific development control plan is required. 
 
All new development will be expected to deliver a high standard of architectural design to 
contribute to an enriched experience of the RJTC. It is proposed to introduce a supplementary 
design excellence provision for the Royal Randwick and Randwick Plaza shopping centre 
Strategic Sites to require a design competition process be undertaken prior to DA lodgement, to 
ensure a performance benchmark in design innovation and sustainability is achieved for these 
important sites in the town centre. These sites require the resolution of multiple and complex 
design issues to ensure the desired public domain and public benefits are achieved.  
 
The proposed provision would require Development Applications (DA) to be informed by an 
óarchitectural competition processô undertaken by the proponent with independent expert input, 
prior to the lodgement of a formal DA.  
 
A similar approach has been adopted for the Kensington and Kingsford Town Centres which has 
resulted in successful high caliber design outcomes. These Guidelines are proposed to be 
updated to have more general application to strategic sites within the town centre and will assist 
owners and proponents who are conducting competitions.  
 
The proposed design excellence provision for an architectural design competition is not intended 
to apply to The Randwick Club and Former CBA strategic sites as these sites are smaller, less 
visually prominent, and less complex in their planning. Full details of the design excellence 
process can be found in the Architectural Competition Guidelines (prepared for the Kensington 
and Kingsford Town Centres). An example of a proposed design excellence clause is provided 
below: 
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v.

 Heritage protection  

 
To protect the heritage character and fabric of buildings that reflect the historical development of 
the RJTC and the Randwick Junction heritage conservation area, a new heritage provision in the 
RLEP 2012 is proposed to apply to development proposals on all sites within the Centre. A new 
heritage provision is justified as it will provide statutory surety that: 
 

¶ Development proposals on all sites align with the findings and recommendations of the 
Heritage Assessment prepared by a City Plan Heritage. 

   Design excellence at Randwic k Junction  Town Centre  
 

(1) The objective of this clause is to ensure that development exhibits design excellence 
that contributes to the cultural, heritage, visual and built character values of 
Randwick Junction Town Centre.  

 

(2) This clause applies to development involving the erection of a new building or 

Randwick Junction Strategic Sites Map.  

 

(3) Development consent must not be granted to deve lopment to which this clause 
applies unless the consent authority considers that the development exhibits design 
excellence. 

 

(4) In considering whether the development exhibits design excellence, the consent 
authority must have regard to the following mat ters  

(a)  whether a high standard of architectural design, materials and detailing 
appropriate to the building type and location will be achieved,  
(b)  whether the form and external appearance of the development will improve the 
quality and amenity of the public domain,  
(c)  whether the development detrimentally impacts on view corridors and 
landmarks, 
(d)  how the development addresses the following matters  

(i)  the suitability of the land for development,  
(ii)  existing and proposed uses and use mix,  
(iii) streetscape constraints, 
(iv)  heritage considerations including the heritage significance of the site, 
and the relationship of the development to nearby heritage items, 
contributory buildings, and the broader Randwick Junction Heritage 
Conservation Area; 
(v)  the relationship of the development with other development (existing or 
proposed) on the same site or on neighbouring sites in terms of separation, 
setbacks, amenity, and urban form,  
(vi)  bulk, massing, and modulation of buildings,  
(vii)  street frontage heights,  
(viii)  environmental impacts such as sustainable design, overshadowing, 
wind, and reflectivity,  
(ix)  the achievement of the principles of ecologically sustainable 
development,  
(x)  pedestrian, cycle, vehicular and service access, and  circulation 
requirements, 
(xi)  the impact on, and any proposed improvements to, the public domain,  
(xii)  whether the building meets sustainable design principles in terms of 
sunlight, natural ventilation, wind, reflectivity and resource, energy, and water 
efficiency, 
(xiii)  visual and acoustic privacy and safety and security of the building.  
 

(5) Development consent must not be granted to the development to which this clause 
applies unless a competitive design process has been held in relation to the  
proposed development.  

 

(6) (A competitive design process is not required under subclause (5) if the consent 
authority is satisfied that such a process would be unreasonable or unnecessary in 
the circumstances of that development.  

 

In this clause  

 

competitive design process  means an architectural design competition carried out 

in accordance with procedures approved by the Planning Secretary.  
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¶ Any development that seeks to build to the new envelopes proposed in the Planning 
Proposal do so to a standard that respects the heritage significance of heritage items 
located either on or adjoining heritage items;   
 

¶ Development proposals on all sites demonstrate that they respect and conserve the 
heritage significance of Randwick Junction heritage conservation area including associated 
fabric, settings and views. 

 
The new LEP heritage clause provision will not only be consistent with the existing heritage 
provisions in Clause 5.10 Heritage conservation of the Randwick LEP but will also strengthen 
heritage provisions that will be specific to the heritage needs and significance the RJTC.    
 
Accordingly, the new LEP heritage clause will include the following provisions specific to Randwick 
Junction: 
 

¶ Engage heritage conservation as a guiding and integral principle of change and a 
paramount consideration in new developments in the town centre 
 

¶ Create opportunities for the restoration and renewal of historic buildings and heritage items  
 

¶ Design heritage interpretation including interpretation of fabric relevant to Randwick 
Junctions history as a commercial and suburban area which in turn creates a positive 
impact on visual amenity  
 

¶ Shape the continuation of the town centreôs cultural identity that in turn becomes a key 
element in the consolidation of Randwick historical identity and improvements to the wider 
economic value of the town centre. 
 

¶ Rectify intrusive physical changes to Randwick Junctionôs heritage fabric to improve the 
appreciation of its significance and the aesthetics of its streetscapes   
 

¶ Create opportunity to celebrate the rich Aboriginal cultural heritage of the Gadigal Nation 
and to integrate this into the design of the public domain and public art. 

 
When applied to the development application process, future development proposals will need to 
demonstrate that the following criteria are satisfied:   
 

¶ The overall design and conservation enhances the heritage attributes of the item or 
contributory building  

¶ Any proposed works will contribute to the character of the Heritage Conservation Area 

¶ The proposal achieves improvements to the public domain and enhances the streetscape 
 
In summary, the draft Planning Proposal will provide a new heritage provision in the RLEP 2012 to 
ensure that all development within the RJTC achieves a high standard of conservation appropriate 
to the centreôs history and cultural heritage both European and Aboriginal. This will guide 
opportunities for restoration, rectification and renewal of the unique heritage fabric of the RJTC.  
 

vi.  Affordable housing infrastructure in the RJTC  
 
The draft planning proposal seeks to include an affordable housing provision in the RLEP 2012 for 
RJTC. The intended provision is pursuant to section 7.32 (1) of the EP&A Act, which allows a 
consent authority to impose an affordable housing contribution where a SEPP identifies there is a 
need for affordable housing.  
 
The proposed affordable housing levy applicable for the properties in the RJTC is based on the 
advice provided in the Randwick Junction Economic and Feasibility Analysis (SGS Economics 
and Planning, Final Report, April 2023). The affordable housing levy that has been applied is not 
based on a standard percentage applied across RJTC. Rather, the affordable housing rates that 
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are proposed are applied dependent on the amount of uplift that has been afforded to the 
individual sites within RJTC. 
 
The planning proposal seeks to include a new map to identify the sites by which the affordable 
housing contribution would apply. The intent of the draft provision is that development for 
residential purposes on identified sites identified within the Randwick Junction Affordable Housing 
Contributions Area must contribute towards affordable housing. The proposed affordable housing 
rates are guided by the feasibility analysis undertaken by SGS in terms of the building envelopes 
proposed for these sites. The affordable housing rates are shown in Figure 25.  
 

 
Figure 25: Randwick Junction Affordable Housing Contributions Area 

 
The affordable housing levy is to be introduced at the applicable rates for relevant sites for DAs 
lodged, from the date of commencement of the LEP amendments. The contribution rate is to 
apply to the total floor area intended to be used for residential purposes in all DAs on identified 
sites within RJTC, including adaptive reuse of existing floorspace and new floorspace.  
 
To assist in determining total floor area that will be subject to the levy, it is intended that a 
definition be included in the clause and in the Affordable Housing Plan. An example of defining 
total floor area is provided below which has been taken from the Sydney Local Environmental 
Plan 2012 Clause 7.13: 

óto mean the total of the areas of each floor of a building within the outer face of the 
external enclosing walls and including balconies, but excluding the following: 
 (a) columns, fins, sun control devices, awnings and other elements, projections or works 
outside the general lines of the outer face of the external walls, 
 (b) any area of a balcony that is more than the minimum area required by the consent 
authority in respect of the balcony, 
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 (c) the maximum ancillary car parking permitted by the consent authority and any 
associated internal vehicular and pedestrian access to that car parking, 
 (d) space for the loading and unloading of goods.ô 

 
The types of development to be excluded from a contribution for affordable housing would be 
listed in the clause and include: development for the purposes of public housing, affordable 
housing, community facilities and development for the purposes of residential accommodation that 
will result in the creation of a residential total floor area of less than 100 square metres. 
  
In relation to the contribution for affordable housing, Councilôs preferred approach is by way of an 
in-kind dedication of completed units with any remainder being paid as a monetary contribution to 
the Council as per rates shown in Table 2.  Affordable housing percentage equivalent monetary 
contribution: 
 
 

Area Affordable 

housing rate 

Equivalent monetary 

value per m2 of 

residential floor 

space 

Area 1  2% $ 265.00 

Area 2 3% $ 397.50 

Area 3 4% $ 530.00 

Area 4 7% $ 927.50 

Area 5 9% $ 1,192.50 

Table 2. Affordable housing percentage equivalent monetary contribution rate 
 

 
The rates shown in Table 2 are for the September Quarter 2022 median strata sale(as published 
in the latest Rent and Sales Report No. 141).  Council will index the contribution rate twice a year 
(being first days of January and July) using the median strata sale price in the Randwick City LGA 
as published in the most recent Rent and Sales Report.  
 
The proposed affordable housing levy will deliver approximately 31 affordable housing units 
(Council Officer estimate) over the next 20 years within RJTC, allowing low-middle income key 
workers to live in the area close to the hospital and education institutions which are major 
employment hubs. 
 

vii.  Active Frontages  
 
To ensure future employment needs can be accommodated within RJTC, and to promote vibrancy 
and safety, it is important to ensure the town centre has active building frontages on the ground 
Floor level along its streets. The active frontage control will protect existing Ground Floor 
commercial uses and ensure that the town centre has active street frontages that will facilitate 
greater vibrancy and safety within the town centreôs streets, laneways, and plazas. The proposed 
minimum non-residential FSR applicable to Strategic Sites will assist in accommodating additional 
non-residential floor space within the town centre. 
 
 An LEP active frontage provision is proposed for all sites within RJTC. This requirement is to be 
applied as per the proposed Active Street Frontages map (Figure 26) and would require that the 
ground floor of streets, laneways and plazas in the town centre accommodate retail or commercial 
floor space, while ensuring there is active visual engagement between the public domain and the 
ground floor of the building to facilitate vibrancy and passive surveillance.  
 
A DCP control will supplement the proposed LEP active street frontage provision, to encourage 
developments to provide active frontages to mid-block links, secondary streets, and laneways 
where active frontages are preferred.  
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Figure 26:  Proposed RJTC Active Frontages 

 
Randwick Development Control 2013 (RDCP) 
A new DCP to be prepared for the RJTC will provide guidance on the implementation of the 
planning proposal. The draft DCP will be provided to Councilors in a subsequent report, following 
the outcome of RLPP meeting and is intended to be placed on public exhibition with the planning 
proposal. In summary, the following provisions are to be included in the site specific DCP for 
RJTC which will become a new section in the Randwick DCP 2013: 

¶ Existing and desired character  

¶ Affordable Housing  

¶ Built Form and building envelopes 

¶  Design excellence 

¶ Street walls 

¶ Building setbacks 

¶ Building depth and bulk 

¶ Building exteriors 

¶ Heritage and contributory buildings 

¶ Awnings 

¶ Public domain and access 

¶ Active street frontages 

¶ Site specific controls as required 

¶ Parking. 

 
Environmental initiatives to be included in the DCP, will result in a range of benefits, including: 
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¶ Reduced greenhouse gas emissions 

¶ Reduced pollution arising from car usage and congestion 

¶ Improved town centre aesthetics and pedestrian experience  

¶ Health benefits from active transport  

¶ Improved localised flooding impacts and reduced mains water use 
 
The draft RJTC Planning Proposal supports a new planning framework for the town centre to 
guide growth and change over the next 15-20 years. This new planning framework will be 
implemented via proposed amendments to the Randwick LEP 2012 and supported by new DCP 
provisions which will allow for a higher intensity of development at appropriate locations and scale 
whilst also providing for community benefits including providing for the delivery of affordable 
housing dwellings for essential key workers.  
It aims for best practice architectural, heritage and environmentally sustainable design. It also 
includes principles of travel demand management, reducing the reliance on private vehicles and 
providing for enhanced public transport, pedestrian and cycle networks and car share, to facilitate 
sustainable access to/from the town centre. 
 

Strategic alignment 

The relationship with the City Plan is as follows:  

Outcome/Direction  Delivery Program actions  
Outcome  4. Excellence in urban design and development.  

Direction  4b. New and existing development is managed by a robust framework.  

  

Outcome/Direction  Delivery Program actions  
Outcome  6. A liveable city.  

Direction  6d. A strategic land use framework provides for our lifestyle changes and 
for a continuing, yet steady rate of growth across our City.  

    

Outcome/Direction  Delivery Program actions  
Outcome  7. Heritage that is protected and celebrated.  

Direction  7a. Our heritage is recognised, protected and celebrated.  

  

Resourcing strategy implications 
 
The costs associated with the development of this work is in accordance with the 2019/2020 and 
2022/2023 budget allocations.   
 

Policy and legislative requirements 
 
Preparation of the Planning Strategy and Planning Proposal for RJTC has been informed by the 
strategies and plans prepared under the Environmental Planning and Assessment Act 1979, Act, 
including the Greater Sydney Commissionôs Greater Sydney Region Plan (A Metropolis of Three 
Cities), the Eastern City District Plan and the Randwick Local Strategic Planning Statement.   
 

Conclusion 
 
The draft Planning Proposal for the RJTC proposes changes to land use zones; modest height 
increases on nominated sites; setbacks (for envelope controls); active street frontages; affordable 
housing levy to achieve a future town centre that will have a strong and economically viable 
commercial component; a well-protected and enhanced heritage character, high standard of 
design excellence and sustainability, new areas of public domain, footpath widening and a range 
of improvements including landscaping treatments, and greening opportunities; and improved 
housing affordability.   
 
The draft planning proposal seeks to implement the Planning Strategy vision for the RJTC which 
aims to achieve sustainable growth by balancing jobs and population growth forecasts with the 
need to protect its significant heritage value, streetscape, and local character.  
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The planning proposal has been based on the findings of a high-level economic feasibility analysis 
undertaken by SGS in 2022/2023. The study indicates that the proposed heights and building 
envelopes are feasible for most of the Strategic and Infill sites as proposed in the Built Form 
Strategy (s.4.2 of the draft Planning Proposal), noting that the Built Form Strategy has been 
developed in response to the heritage and local character qualities of the town centre. The study 
also tested the viability of requiring affordable housing in the Strategic and Infill sites and generally 
found that a range of affordable housing rates can be feasibly applied commensurate with the 
overall viability of the FSR uplift in each of the sites. The economic feasibility underlying the 
proposed building envelopes is based on the primary aim of strengthening the economic role of 
the town centre with long term provision of employment generating commercial floor space.  
 
A heritage analysis has also been undertaken by City Plan Heritage of the various increased 
height and density (FSR) scenarios, proposed under the Built Form Strategy of the draft Planning 
Proposal. The City Plan Heritage assessment supports the proposed building envelopes and 
provides key recommendations to ensure that the proposed envelopes preserve the integrity of 
the heritage fabric of individual buildings and of the town centre as a heritage conservation area, 
whilst allowing a moderate level of redevelopment to occur. Accordingly, to ensure that future 
ddevelopment proposals within the RJTC align with the findings and recommendations of the 
Heritage Assessment, a new heritage provision in the RLEP 2012 will be introduced. The new 
provision will provide statutory assurance that all future development proposals achieve a high 
standard of conservation appropriate to the town centreôs qualities and context; a desired future 
heritage character; and an enhanced town centre streetscape.  
 
An Urban Design Study has been prepared to provide guidance for the Planning Proposal, 
through built form analysis and recommendations on principal planning standards. In particular, 
the study outlines the rationale for the design expectations and massing of future development in 
the town centre. The Study highlights existing and future challenges facing the town centre and 
seeks to respond to these by visualising and establishing the optimum overall built form and public 
domain for the town centre that will assist in addressing these challenges.  
 
The recommended built form also responds to the valued heritage significance and ófine grainô 
scale of the town centre and to the changing context of new public transport infrastructure (light 
rail) to the CBD; new health infrastructure currently under construction; and expected population 
and employment growth - in particular, the hospital and university employment hubs. The Urban 
Design Study has incorporated the findings of the economic feasibility study and heritage 
assessment and applied these to an extensive 3D modelling of the future town centre to test 
various scale and setback scenarios. The Urban Design Study has used this modelling to assist in 
visualising and establishing the optimum overall built form and public domain for the town centre 
as expressed in the draft Planning Proposal. 
 
Given the feasibility, heritage and urban design guidance underpinning the draft Planning 
Proposal, this report recommends Councilôs endorsement of the draft planning proposal for 
submission to the Randwick Local Planning Panel (as required by the Ministerial Direction) for 
advice. The Panelôs advice will be reported back to a future Council meeting, and subject to 
Councilôs endorsement, the draft Planning Proposal will be forwarded to the Department seeking a 
Gateway Determination to enable its public exhibition. 
 
 

 

 
Responsible officer: David Ongkili, Coordinator Strategic Planning       
 
File Reference: F2015/00431 
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Executive Summary 
 

¶ The Department of Planning and Environment (DPE) released a Planning Circular in 2020 
advising of the procedural and reporting requirements that must be followed when 
development standards are being varied.    

 

¶ This report provides Council with details of Development Applications (DA) that were 
determined within the period from 28 March through to 26 April 2023 in which a variation to 
a development standard under Clause 4.6 of the Randwick Local Environmental Plan 2012 
was approved. 

 
 

Recommendation 
 
That the report be received and noted. 
 
 

Attachment/s: 
 

1.ᶓ  Clause 4.6 Register - April 2023  

  

  

Director City Planning Report No. CP11/23 
 
Subject: Variation to Development Standards under Clause 4.6 - 28 

March to 26 April 2023 

OC_23052023_AGN_3489_AT_files/OC_23052023_AGN_3489_AT_Attachment_25353_1.PDF
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Purpose 
 
The Department of Planning and Environment (DPE) released a Planning Circular on 5 May 2020 
advising Councils of the following procedural and reporting requirements in relation to the 
administration of variations to development standards: 
 

1. Proposed variations to development standards cannot be considered without a written 
application objecting to the development standard and dealing with the matters required to 
be addressed by the relevant instrument. 
 

2. A publicly available online register of all variations to development standards approved by 
the consent authority or its delegates is to be established and maintained. This register 
must include the development application number and description, the property address, 
the standard to be varied and the extent of the variation. 

 
3. A report of all variations approved (including under delegation) must be submitted through 

the NSW Planning Portal at https://www.planningportal.nsw.gov.au/reporting/online-
submission-planning-data within four weeks of the end of each quarter (i.e. March, June, 
September and December) in the form provided by the Department. 

 
4. A report of all variations approved under delegation from a Council must be provided to a 

meeting of the Council meeting at least once each quarter. 
 

Notwithstanding point 4 above, Council has resolved to provide monthly reporting on all variations. 
 

Discussion 
 
Clause 4.6 ï Exceptions to Development Standards  
 
Clause 4.6 is required to be addressed if a development application seeks to vary a development 
standard in the Local Environmental Plan. The consent authority (i.e. Council, Randwick Local 
Planning Panel, Sydney Eastern Planning Panel or NSW Land and Environment Court) must not 
grant consent for development that contravenes a development standard unless, a written request 
has been provided by the applicant addressing Clause 4.6 of the LEP. If Council (or the relevant 
consent authority) is satisfied that the Clause 4.6 request is adequately justified, it may grant 
consent to the development even though the proposal does not comply with the relevant standard. 
 
Details of Variations  
 
A table is attached to the report detailing all Clause 4.6 exceptions approved in the period between 
28 March to 26 April 2023. Further analysis of the largest numerical variation for the relevant period 
is detailed below. It should be noted that a detailed assessment report is prepared for each DA with 
a Clause 4.6 exception and is publicly available through Councilôs website.  
 
April 2023 
Five Clause 4.6 variations were approved in the April period (being 28 March through to 26 April 
2023), with three applications determined under delegation (less than 10%) and two applications 
determined by Randwick Local Planning Panel (RLPP) due to variations greater than 10%. 
 
Of the variations approved, the greatest extent of variation related to a development application for 
DA/795/2021 at Units 2 & 3, 8 Cliffbrook Parade, Clovelly in which a variation of 43.98% to the Floor 
Space Ratio development standard was approved. The RLPP supported the variation to the FSR 
for the following reasons: 
 

¶ The application relates to an existing Residential Flat Building (RFB) within a R2 low density 
zone and was subject to existing use rights, noting that RFBs are not permitted within the 
R2 zone pursuant to the Land Use Table in RLEP 2012. As such, the site is subject to a 
FSR of 0.5:1, consistent with the R2 zoning. 

¶ The existing building on site had a FSR of 0.657:1 and already contravenes the maximum 
FSR application to the site. 

https://www.planningportal.nsw.gov.au/reporting/
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¶ The proposed works result in an increase to the Gross Floor Area (GFA) of 32m², resulting 
in an increase to the existing FSR of 12.6%. The proposed FSR under the application was 
0.72:1. 

¶ The proposal complies with the majority of controls within RLEP 2012 and RDCP 2013 with 
the exception of the FSR standard, and as such was considered to be compatible with the 
desired future character of the locality. 

¶ Furthermore, the proposed development is located within close proximity to the R3 zone 
with a permissible FSR of 0.9:1 and the context of the surrounding built form within the R2 
zone includes historical examples of existing RFBs with a FSR of 0.91:1-1.5:1. As such, the 
proposal shall not be out of context with the surrounding development or existing character 
of the area. 

¶ The improvement in the soft landscaping elements including the removal of much of the 
paved courtyard and timber decking in the rear of the property and retention of some of the 
existing vegetation will improve the environmental and energy credentials of the site and 
enable compliance with the RDCP 2013 deep soil coverage control. 

¶ The detailed assessment demonstrated that the resultant development would not result in 
any unreasonable impacts upon the amenity of adjoining and surrounding properties with 
regards to visual bulk, privacy, view loss and overshadowing. 

 
As outlined above, the subject site benefits from existing use rights, being a RFB in the R2 low 
density zone. However, within the R2 urban block of the subject site between Oak Street and Tower 
Street there are three additional historic RBFs adjoining the site which contribute to the character 
of the R2 zone. As such the context of the surrounding built form and existing bulk and scale within 
the vicinity of the site exceeds that which would generally be anticipated in the R2 zone. The 
surrounding RFB developments immediately to the north and east vary from three to five storeys in 
height and have existing FSRs of between 0.91:1-1.5:1. Furthermore, the low density developments 
adjoining the site to the west are primarily up to three storeys in response to the topography of the 
area and view corridors available. The existing context of the surrounding bulk and scale can be 
seen in Figures 1-4 below: 
 

 
Figure 1: Subject site identified by blue arrow, R2 zone boundary outlined in red. (Nearmap) 
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Figure 2: No. 10-12 Cliffbrook Parade (located within the R2 zone) which adjoins the subject site 

to the east. (Google Streetview) 
 

 
Figure 3: No. 7 Melrose Parade (located within the R2 zone) which adjoins the subject site to the 

north. (Google Streetview) 
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Figure 4: No. 9 Melrose Parade (located within the R2 zone) which is located to the north-east of 

the subject site. (Google Streetview) 
 
The proposed development involved alterations and additions to the existing RFB resulting in a part 
two, part three storey development. In view of the existing bulk and scale within the vicinity of the 
site, the proposed development being two-three storeys was considered to be compatible in scale 
to the surrounding developments despite the FSR exceedance, and would not adversely impact 
upon the existing character of the R2 low density area.  
 

Strategic alignment 
 
The relationship with our 2022-26 Delivery Program is as follows:    
 

Delivering services and regulatory functions: 

Service area Development Assessment 

Function Assessment of Development Applications 

Delivery program 
commitment 

Assess and determine Development Applications, Modification Applications 
and Review Applications under the Environmental Planning and Assessment 
Act 1979 

 

  

Resourcing Strategy implications 
 
There is no direct financial impact for this matter. 

 
Conclusion 
 
This report provides details of the relevant applications subject to a variation to a development 
standard pursuant to Clause 4.6 of RLEP 2012 for the period specified in accordance with the 
reporting direction from the Department of Planning and Environment and Councils internal 
reporting requirements. 
 

 

 
Responsible officer: Angela Manahan, Executive Planner       
 
File Reference: F2008/00122 
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Executive Summary 
 

¶ The purpose of this report is to provide an update on the sub-regional approach to 
affordable housing delivery being progressed with Waverley and Woollahra Councils.  
 

¶ Taking a sub-regional approach provides an opportunity to pool monetary contributions, 
expertise and other resources between councils to deliver more affordable housing within 
the LGA.  
 

¶ This report informs Councillors of a joint discussion paper to be prepared with Waverley 
and Woollahra Councils that will establish the sub-regional context and identify options to 
facilitate affordable housing.  

 

¶ The joint discussion paper will explore available government grants and funding 
opportunities, identify potential funding each Council can contribute, identify and further 
investigate any Council or other government owned land for redevelopment and explore 
CHP partnership models for delivery, ownership and management of affordable housing 
projects.     

 

¶ A separate confidential site selection report is being prepared for a future Council meeting. 
This report will identify appropriate site or sites for the delivery of an affordable housing 
project in partnership with a community housing provider and Waverley and Woollahra 
Councilôs and will include an analysis of the site selection criteria and assessment 
approach.  

 
 

Recommendation 
 
That Council: 
 
a) note this report on the sub-regional approach to affordable housing delivery with Waverley 

and Woollahra councils. 
 
b) supports the preparation of a joint discussion paper, to be reported back to Council, to 

facilitate affordable housing on a sub-regional basis.   
 
 

Attachment/s: 
 
Nil 

  

Director City Planning Report No. CP12/23 
 
Subject: Sub-regional Approach to Affordable Housing 
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Purpose 
 
On the 22 November 2022 Randwick Council resolved to:  
 
a) endorse the General Manager to review Council landholdings to identify a site where Council 

can partner with a community housing provider for the delivery of affordable housing;  
 

b) bring a report back to Council that investigates a regional approach to affordable housing 
delivery with Waverley and Woollahra councils, that combines funding, land allocations and 
state and Commonwealth grants; and  
 

c) work with Resilient Sydney to jointly advocate to the Federal and State Governments to 
establish effective evidence based policies and programs for the delivery of affordable 
housing. 

 
The purpose of this report is to provide an update on items a) and b) of the above Council 
resolution.  
 
In relation to item a) Council officers are reviewing Council landholdings to identify potential sites 
for partnership with a community housing provider for the delivery of an affordable housing 
project. Sites are also being considered for a project in partnership with Waverley and Woollahra 
Councilôs in line with the sub-regional approach to affordable housing delivery.  
 
This report provides an overview of stage one of the review process, which is to recommend sites 
for further investigation based on land use planning and site suitability analysis. A separate 
confidential report is being prepared for Councilôs consideration and will be reported to Council for 
endorsement at a later date. Subject to Council consideration and endorsement, the site(s) 
recommended for further review will be put forward for stage two of the assessment, which 
focuses on financial viability and feasibility.  
 
In relation to item b), Randwick is working with Waverley and Woollahra Councilôs on a discussion 
paper that will outline how a sub-regional approach to the delivery of affordable housing might be 
achieved in the three LGAs. This report provides an update on this process.  
 
In relation to item c) Randwick Staff have participated in a working group which aims to assist 
councils to prepare affordable housing contribution schemes in their areas. The consultant 
appointed to undertake the work, Urbanista, has produced useful guidance tools and templates 
which promote consistency in approaches and processes, minimises resource demand on 
councils and fast tracks the preparation of affordable housing schemes. The Randwick City 
Scheme (adopted by Council in 2019) which was introduced when the Kingsford and Kensington 
Town Centre planning proposal was made and the Housing Investigation Areas Affordable 
Housing Plan (2022) are both generally consistent with the template. A draft Plan is currently 
being prepared for Randwick Junction Town centre. 

 
Discussion 
 
Background  
 
Affordable housing is housing that is appropriate for the needs of a range of very low, low and 
moderate income households and priced so that these households are also able to meet other 
basic living costs such as food, clothing, transport, medical care and education.  
 
As a rule of thumb, rental housing is usually considered affordable if it costs less than 30% of 
gross household income. The household income category definitions are: 

¶ Very low-income household ï earning <50% of gross median household income for 

Sydney ($1,038 or less) 

¶ Low-income household ï earning 50-80% of gross median household income for 

Sydney (between $1,038 and $1,661) 

¶ Moderate-income household ï earning 80-120% of gross median household income for 

Sydney (between $1,661 and $2,492). 
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Note: The above incomes are based on a median weekly income of $2,077 for Greater 
Sydney (ABS 2021).   

 
Key workers who provide essential services to a cityôs functioning often fall into the low and 
moderate incomes. According to the Australian Housing and Urban Research Institute (AHURI), 
occupation groups considered as key workers include teachers, nurses, social workers, child 
carers, ambulance officers, police, cleaners, train/bus drivers and fire/emergency workers. There 
is a considerably lower proportion of key workers living in Inner Sydney areas, with the majority 
commuting from elsewhere.   
 
Rents for affordable housing are determined by either discounting market rent or a percentage of 
income, whichever is the lowest: 
 

1. a discount to the current market rent - between 20% and 25% below the market rent. 
Where rent is set this way, the amount payable will depend on the market rent for a 
similar property in the same area; or 
 

2. a proportion of a householdôs before tax income. Where rent is set this way, households 
may be charged between 25% and 30% of their before tax income for rent. 

 
Affordable housing dwellings currently owned by Randwick Council are managed by St George 
Community Housing (SGCH), a Tier 1 community housing provider (CHP). Councilôs affordable 
housing stock is head-leased to SGCH at a nominal rent and SGCH assumes the responsibility of 
landlord, property and tenancy manager. SGCH is paid a management fee and income generated 
from the rental properties is used to cover the cost of maintaining the properties and program 
administration. A memorandum of agreement between Council and SGCH sets out the rights and 
responsibilities of both parties and provides for both tenant management and property 
management procedures. It also sets out entitlements for costs and management fees, financial 
reporting requirements and allocation of funds, performance review processes, dispute resolution 
and other such detailed contractual matters. Affordable housing managed by SGCH is generally 
for households in low or moderate income categories. 

 
Randwick Cityôs high land values, coupled with significant numbers of students, low income 
workers and an aging population makes the delivery of affordable rental housing a priority for our 
area. Despite a steady increase in building approvals across the City, Randwick City has 
continued to lose housing stock that is considered affordable for moderate, low and very low-
income households, meaning that adequate housing arrangements are becoming harder to 
secure for a larger proportion of the population. Data from Housing.id (December 2022) shows 
that for the Randwick LGA:  
 

¶ Housing rental affordability is poor for very low and low income households. Households 

in these income brackets can afford to spend around $327 and $524 of their income on 
rent respectively, which is below the $638 median market rental price for a unit per 
week. Furthermore the data shows that a moderate income lone person would only be 
able to afford $336 per week on rent without falling into housing stress.  

¶ The proportion of rental housing stock that is available is limited, with only 1.2% of rental 

stock available to very low income households and 18.6% available to low income 
households.  

¶ Approximately 22.4% of renting households in the Randwick LGA are in rental stress 

(or 4,649 households)(ABS Census 2021). This is down from approximately 39.3% 
based on 2016 census data. This reduction can be primarily attributed to the decrease 
in demand for rental housing during COVID as there were fewer students living within 
the LGA (resulting in a decrease in overall housing demand) and the increased number 
of medium and higher income households in Randwick City between 2016 and 2021. 
Households in rental stress may also be eligible for social housing which is owned or 
managed by the Department of Communities and Justice (DCJ). Whilst affordable 
housing caters mainly to low or moderate income households who find it difficult to 
access private rental housing, eligibility for social housing is based on need and 
circumstances of households, mainly those on very low incomes who are very unlikely 
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to afford private rental market rents or who have difficulty accessing private rental due 
to medical, age-related or other forms of support.   
 

An increase in affordable housing over time would see substantial social and economic benefits 
for Randwick City, such as retaining key workers in the LGA, allowing people to age in place in 
the communities that they know and fostering more community diversity, inclusivity and resilience.  
 
The need for social and affordable housing in Randwick City is well established. Council has 
recognised this need in its Community Strategic Plan, Local Strategic Planning Statement (LSPS) 
and Housing Strategy (2021) through a specific objective to increase the percentage of all 
dwellings that are either social or dedicated affordable housing to a minimum of 10% by 2036. 
This equates to approximately 3,680 dwellings (2.5% or 1,765 affordable and 7.5% or 3,497 social 
housing). 
 
To date Councils Affordable Rental Housing Program has delivered approximately 30 affordable 
housing dwellings dedicated to Council via voluntary planning agreements on large 
redevelopment sites. The Kensington to Kingsford Corridor which now has a 5% affordable 
housing contribution has the potential to deliver around 200 affordable housing dwellings (or 
equivalent monetary contributions) over the next 15 years through the Kensington and Kingsford 
Town Centre Affordable Housing Plan. The Housing Investigation Area Affordable Housing Plan 
will deliver between 60 and 100 affordable housing dwellings over a 15 year period (depending on 
the final contribution percentage rate, noting that this may be adjusted by the Department of 
Planning prior to gazettal).   
 
Despite the above initiatives, the 2021 Census estimates that 22.4% of households are in rental 
stress across the Randwick LGA, with some suburbs including Kensington, Kingsford, West 
Maroubra and Matraville having higher rental stress levels. The existing planning mechanisms 
being implemented by Council whilst being progressive, necessary and in line with best practice, 
will not be effective alone in delivering enough affordable housing for our LGA. Additional 
initiatives are required to supplement affordable housing stock in the Randwick LGA, including 
state and federal government programs and grants. 
 
Partnership with a Community Housing Provider 
 
According to community housing providers (CHPs) one of the biggest costs of the delivery of 
affordable housing in Sydney is purchasing land. These costs are acutely felt in the Eastern 
Suburbs of Sydney. By utilising a Council owned property, this may enable the delivery of an 
affordable housing project in an area where the high cost of land typically makes this type of 
development financially prohibitive. 
 
There are examples of local governments across NSW utilising council owned land for affordable 
housing projects. In partnership with CHPs, some councils have gifted a piece of unused land, 
sold land below cost or leased land to deliver the type of affordable housing they need in their 
communities. For instance, in 2009 Randwick Council partnered with CHP Community Housing 
Limited to deliver 8 units on Council owned land. Council was able to offer an unused site for the 
redevelopment project, with the value of land being returned to Council via the dedication of 4 
affordable housing units to Council. These units are part of Councilôs Affordable Housing Rental 
Program and remain as Council assets.  
 
Partnerships with CHPs are almost always required for these projects to access grants and 
funding opportunities. The affordable housing joint discussion paper being prepared with 
Waverley and Woollahra Councilôs will investigate these funding opportunities, as well as Council 
and CHP partnership models, ownership arrangements and use of Council funding to finance an 
affordable housing project (or part thereof).     
 
Sub-regional affordable housing approach  
 
Working group and Council endorsements  
In 2022, officers from Randwick, Waverley and Woollahra Councilôs formed a working group to 
investigate a sub-regional approach to improve the delivery of affordable rental housing, 
consistent with Action 4.1 of the endorsed Randwick Local Housing Strategy 2021.    
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Officers across all three councils agree that there are many benefits to taking a sub-regional 
approach to affordable housing as it: 
 

¶ provides an opportunity to pool monetary contributions, expertise and other resources 
between councils.  

¶ by utilising a Council owned property, would enable the delivery of an affordable housing 
project in an area where the high cost of land typically makes this type of development 
financially prohibitive  

¶ will enable greater financial leverage and access to finance when partnering with a 
community housing provider.  

 
Both Woollahra and Waverley Councils have resolved to support a sub-regional approach to 
delivering affordable rental housing as follows:  
 
On 4 April 2023, Waverley Council resolved that Council:  
 

1. Investigates a sub-regional approach to affordable housing delivery with Randwick and 
Woollahra Councils that combines funding, land allocations and State and Commonwealth 
grants.  

2. Officers prepare a further report to Council, presenting a joint discussion paper to facilitate 
affordable housing on a sub-regional basis. 

 
On 11 April 2023, Woollahra Council resolved that:  
 

A. Council notes its commitment to the delivery of affordable housing and its endorsed target 
of 10 percent of affordable housing in all new developments as per the Woollahra 
Affordable Housing Strategy. 

B. Council supports collaborating with Randwick Council and Waverley Council to take a 
sub-regional approach to facilitating the delivery of affordable housing. 

C. Council supports the preparation of a joint discussion paper which will include 
consideration of the following matters: 

i. Grants and funding opportunities - There are several State and 
Commonwealth programs to support the increase of affordable housing supply, 
these include the NSW Community Housing Innovation Fund managed by NSW 
Communities and Justice, and Commonwealth programs such as the Affordable 
Housing Bond Aggregator and the Housing Australia Future Fund; 

ii. Council funding - Identifying potential funds each council can contribute. For 
example, Woollahra Council could use the monetary contributions acquired from 
DAs approved under State Environmental Planning Policy (Affordable Rental 
Housing) 2009 (which is valued at $1,261,275), and/or identify other funding 
sources; 

iii. Dedication of public land - Identifying Council or other Government owned land 
that could potentially be dedicated to affordable housing development; 

iv. Council and Community Housing Partnerships (CHP) models ï Exploring 
partnership models for delivery, ownership and management of affordable 
housing, and engaging with CHPs who have the capacity to bring financial 
investments and attract grant funding for projects; 
to be reported back to Council, which will identify opportunities and options to 
facilitate affordable housing on a sub-regional basis.  

D. Council approaches the new State Government as to funding that may be provided to 
incorporate social housing in Councilôs own developments.  

E. Council consider and revisit the definition of affordable housing across the three Councils 
including working out a metric for the measurement including delivery and cost, and 
prepare a further commentary in the joint discussion paper.  

F. Council also consider the methodology for establishing an affordable housing register, 
and mechanisms to ensure the delivery of affordable housing.  

G. The discussion paper include consideration of the current operation of Housing SEPPS 
and their effectiveness in achieving affordable housing targets.  
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Investigating a sub-regional approach to improve the delivery of affordable rental housing is also 
included as an action within all three Council Local Housing Strategies. 
 
Joint sub-regional discussion paper 
A joint discussion paper between the three councils is currently underway. The discussion paper 
establishes the sub-regional context and identifies opportunities and options to facilitate the 
delivery of affordable housing. This paper will be reported to Council once complete and will 
include consideration of: 
 

¶ Grants and funding opportunities - There are several State and Commonwealth programs 

to support the increase of affordable housing supply. These include the NSW Community 
Housing Innovation Fund managed by NSW Communities and Justice, and Commonwealth 
programs such as the Affordable Housing Bond Aggregator and the Housing Australia 
Future Fund. 

 

¶ Council funding - Identifying potential funds each council can contribute. For example, 

Randwick Council could use monetary contributions acquired from DAs approved under 
State Environmental Planning Policy (Affordable Rental Housing) 2009, the adopted 
Kensington and Kingsford Town Centres Affordable Housing Plan and Housing Investigation 
Areas Affordable Housing Plan (subject to imminent gazettal) or identify other funding 
sources. 

 

¶ Public land holdings - Identifying Council or other Government owned land that could 

potentially be dedicated to affordable housing development.  
 

¶ Council and CHP partnership models - Exploring partnership models for delivery, 

ownership and management of affordable housing, and engaging with community housing 
providers (CHPs) who have the capacity to bring financial investments and attract grant 
funding for projects. 

 

¶ Governance structure - Recommend a governance structure and memorandum of 

agreement for the three councils to guide any future joint affordable housing project.   
 
Review of Council land holdings  
 
In response to item a) of Councilôs November 2022 resolution, Council officers are reviewing 
Council landholdings to identify potential sites for partnership with a community housing provider 
for the delivery of an affordable housing project. Sites are also being considered for a project in 
partnership with Waverley and Woollahra Councilôs inline with the sub-regional approach to 
affordable housing delivery.  
 
This report provides an overview of stage one of the review process, which is to recommend a site 
or sites for further investigation based on land use planning and site suitability analysis. A 
separate confidential report is being prepared for Councilôs consideration and will be reported to 
Council for endorsement at a later stage. Subject to Council consideration and endorsement, the 
site(s) recommended for further review will be put forward for stage two of the assessment, which 
focuses on financial viability and feasibility. An overview of the two investigation stages is outlined 
in Figure 1.  
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Figure 1: Stage one and stage two investigations 

 
Stage one overview  
 
An explanation of the steps undertaken for the stage one process is outlined in the following 
sections.  
 
Step one - identification of suitable land  
To identify sites that could potentially accommodate an affordable housing development, Councilôs 
land holdings are being reviewed and refined based on the following general criteria:   
 

1. Site use or purpose ï sites that serve a functional purpose are generally removed from 
consideration. These sites include road reserves, drainage reserves, public reserves, 
public parks, road closures, walkways, driveways, infrastructure and certain community 
and Council facilities. 
   

2. Heritage ï any site that is listed as a heritage item is removed from consideration, 
however those within heritage conservation areas have been retained.  

   
3. Housing SEPP requirements ï sites that do not meet the basic permissibility requirements 

for in-fill affordable housing under the State Environmental Planning Policy (Housing) 
2021 are not being considered. This includes the removal of any property that doesnôt 
meet the requirements for zoning and accessibility.  
 

Step two - preliminary site analysis 
Preliminary site analysis is being undertaken for each of the sites to understand site constraints 
and development opportunities. Site analysis includes: 
  

¶ Initial desktop review to confirm site areas, site classification, compliance with the 
Housing SEPP requirements for in-fill affordable housing, existing uses and buildings on 
site (based of aerial photographs and past approvals) and other constraints such as flood 
affectation.  
 

¶ Site visits to confirm existing uses and buildings, identify significant vegetation on site and 
understand the streetscape character and other relevant site features.  

 

¶ Identify key planning controls within Randwick Local Environmental Plan (RLEP) 2012 
including zoning, maximum building height, maximum floor space ratio and other relevant 
clauses.  

Land use planning and site suitability  

Å Identification of suitable land 

Å Preliminary site analysis  

Å Assessment of sites using decision-making matrix 

Å Stage one recommendations   

Financial viability and feasibility  

Å Confirmation of estimated land values  

Å Assessment of potential Council revenue 
loss/generation due to site redevelopment  

Å Current market rents and the resultant affordability 
of subsidised affordable housing rents  

Å Overall financial feasibility of the project 

Stage one 

(now) 

Stage two 

(subject to 
May Council 
resolution) 
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¶ Reviewing the Randwick City Development Control Plan (RDCP) 2013 to understand site 
specific development requirements such as building envelope controls and particular uses 
that would need to be accommodated on site.  

 

¶ Consultation with internal Council units including:  
 

o General Managerôs Leadership Team to ensure a consistent approach to the 

implementation of Councilôs Community Strategic Plan, Informing Strategies and 
to identify any key issues or constraints 

o Property Section of the Customer and Compliance Department to understand the 

extent of Council owned properties and estimated land values (where available)  
o Integrated Transport Unit specifically regarding Council owned sites that are 

currently being used as public car parks, and what the current and future parking 
requirements and expectations are for each of these sites.  

 

¶ Consultation with community housing provider St George Community Housing and the 
Community Housing Industry Association. Key findings of these discussions are:  

 
o CHPs favour sites that are well located to rail, light rail, health and education 

precinct and employment opportunities 
o In areas that are well connected to services and public transport, CHPs generally 

do not provide carparking to residents within their developments  
o CHPs are unlikely to select sites that require basement parking due to the high 

cost associated with excavation and construction  
o Sites that are contaminated are unlikely to be selected due to the high cost of 

remediation 
o Sites that trigger the Floor Space Ratio (FSR) bonus under the Housing SEPP 

are desirable, however being able to realise the bonus FSR is often difficult within 
existing height controls. Support from local councils for minor departures to height 
controls to accommodate the FSR bonus is often the key to successful projects    

o Financial considerations including current market rents and the resultant 

affordability of subsidised affordable housing rents, and the overall financial 
feasibility of the project are primary site selection criteria. 

 
Step three - assessment of sites using decision-making matrix 
Following the detailed site analysis, further consideration of shortlisted sites is necessary to 
understand which sites are appropriate for additional assessment and feasibility. To facilitate this 
process, a decision-making matrix is being developed which utilises a set of criteria based on land 
use planning and site selection principles.  
 
The decision-making matrix:  
 

¶ Establishes criteria based on land use planning principles e.g location, site conditions etc 

¶ Allocates a weighting to each criteria   

¶ Each site is scored against each criteria   

¶ Matrix determines the top-ranking sites based on criteria.  
 
A site selection criteria is being finalised and will include: 
 

¶ Strategic location 

¶ Access to public transport 

¶ Existing site conditions 

¶ Consideration of delivery timeframe.  
 

Timeline and next steps 
 
Key dates and next steps of the sub-regional affordable housing project and review of 
landholdings are outlined in Figure 2 below.   

 



Ordinary Council meeting 23 May 2023 

Page 97 

C
P

1
2
/2

3
 

 
 
Figure 2: Project timeline and next steps  

 
Strategic alignment 
 
The relationship with our 2022-26 Delivery Program is as follows:  
 

Delivering the Outcomes of the Community Strategic Plan: 

Strategy Housing 

Outcome A city with diverse and affordable housing that responds to local needs 

Objective Increase the percentage of all households that are either social or dedicated 
affordable housing to a minimum of 10% by 2040 

Delivery program 
commitment 

Provide additional housing opportunities for low income and key workers to 
support the Randwick Collaboration Area by 2031. 

Delivery program 
commitment 

Work with Waverley and Woollahra Councils to prepare a regional approach 
to affordable housing by 2031. 

Objective Increase the proportion of medium density housing supply by 3% by 2028  
from a 2016 baseline of 27.9% 

Delivery program 
commitment 

Investigate opportunities to increase provision of affordable rental 
accommodation by 2031. 

 

  

Joint sub-regional approach and review of land holdings endorsed 
by Randwick 

Joint sub-regional approach and review of landholdings endorsed 
by Waverley and Woollahra 

Update on sub-regional approach and landholdings review 
process to Randwick Council 

Council officers prepare draft Discussion Paper, draft MOU and 
commence Stage 2 landholdings investigation (all councils) 

Nov 
2022 

April 
2023 

May 
2023 

Report draft Discussion Paper and draft MOU to all councils  

Report Stage 2 landholdings review to all council's (confidential) 

Mid-late 
2023 

Late 
2023 

Sub-regional Approach & Review of Council Landholdings 

(Randwick, Waverley & Woollahra) 

Mid-
2023 

Report Stage 1 landholdings review (all councils - confidential) 
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Resourcing Strategy implications 
 
Council officers would be involved in preparing the draft discussion paper which is anticipated to 
be reported to Council mid this year. This will predominantly involve input from Strategic Planning 
and Community Development teams.  

 
Policy and legislative requirements 
 
The recommendation of this report is consistent with the intent of provisions in the following 
documents: 
 

¶ Randwick Local Strategic Planning Strategy 

¶ Randwick Local Housing Strategy 

¶ Randwick Affordable Housing Policy  

¶ Randwick Affordable Housing Strategy and Action Plan.    
 

Conclusion 
 
The proposed joint approach with Waverley and Woollahra provides Council with greater scope 
and resources to facilitate delivery of affordable housing in the sub-region. A joint discussion 
paper identifying opportunities to facilitate affordable housing on a sub-regional basis will be 
prepared and reported to Council at a later date.  
 
Council officers are separately progressing a confidential report that reviews suitable Council 
landholdings to identify an appropriate site or sites for potential partnership with a community 
housing provider and Waverley and Woollahra for the delivery of an affordable housing project. 
This confidential report will utilise the process outlined within this report and will be reported to 
Council at a later date.    
 

 
Responsible officer: Natasha Ridler, Coordinator Strategic Planning       
 
File Reference: F2022/00598 
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Executive Summary 
 

¶ The City of Sydney has prepared a draft planning proposal, draft development control plan 
and draft planning agreement in response to the proponentôs (Meriton) request to amend 
planning controls at the old Holden Suttons site at 118-130 Epsom Road and 905 South 
Dowling Street, Zetland.  

 

¶ The draft proposal seeks to increase the current maximum building height control over parts 
of the site to up to 90m, require a minimum proportion of floor space be provided as non-
residential floor space and apply higher BASIX and sustainability standards for all affected 
development. No increase to the current floor space ratio (FSR) is proposed.   

 

¶ The draft planning proposal and supporting documents were on public exhibition for 6 
weeks from 24 April to 8 May 2023. Approximately 1,000 letters were sent to addresses 
within the Randwick City Council LGA.    

 

¶ Condition 3 of the Gateway determination required formal consultation be undertaken with 
public authorities including Randwick City Council. A briefing was provided by City of 
Sydney officers to Randwick Council officers on the 12 April 2023.  

 

¶ Council officers have reviewed the draft proposal and raise a number of concerns for the 
City of Sydney to consider. Key issues raised include traffic and transport, height and built 
form, visual impact, alignment of height and FSR controls, overshadowing, sustainability 
and strategic justification.  In line with the Council resolution and assessment of the 
proposal, Councilôs submission requests that the planning proposal not proceed until the 
various issues have been addressed. 

 

¶ This report seeks Councilôs endorsement of the attached draft submission for the draft 
planning proposal to forward to the City of Sydney for its consideration in the assessment of 
the proposal.  

 

Recommendation 
 
That Council:  
 
a) endorse the submission to the City of Sydney on the draft planning proposal, draft 

development control plan and draft planning agreements at 118-130 Epsom Road and 905 
South Dowling Street, Zetland; and  

 
b) authorise the Director City Planning to make minor editing and formatting changes to the 

submission prior to its finalisation. 
 
 

Attachment/s: 
 
1.  Draft Randwick Submission to draft planning proposal, draft DCP and 

draft planning agreement at 118-130 Epsom Road and 905 South 
Dowling Street, Zetland 

Included under 
separate cover 

2.  Review of Traffic Impact Assessment - Bitzios Consulting, May 2023 Included under 
separate cover 

  

  

Director City Planning Report No. CP13/23 
 
Subject: Council Submission: Draft Planning Proposal, Draft DCP and 

Draft Planning Agreement - 118-130 Epsom Road and 905 
South Dowling Street, Zetland 



Ordinary Council meeting 23 May 2023 

Page 100 

 

C
P

1
3
/2

3
 

Purpose 
 
This report provides an overview and assessment of the draft planning proposal, draft 
Development Control Plan (DCP) and draft planning agreement at 118-130 Epsom Road and 905 
South Dowling Street, Zetland, and seeks Councilôs endorsement of the attached draft submission 
to the draft planning proposal.  
 

Discussion 
 
Background  
 
The City of Sydney (CoS) has prepared a draft planning proposal, draft DCP and draft planning 
agreement in response to the proponents request to amend planning controls at the old Holden 
Suttons site at 118-130 Epsom Road and 905 South Dowling Street, Zetland (Figure 1).  
 

 

Figure 1: Site location (Source: CoS draft planning proposal 2023) 

  
On Monday 5 December, the draft planning proposal and draft DCP was considered at the CoS 
Transport, Heritage, Environment and Planning Committee for submission to the Department of 
Planning and Environment for Gateway Determination and public exhibition. Several West 
Kensington residents spoke at the meeting, raising concerns about privacy, overshadowing, 
visual, and cumulative traffic impacts (amongst other things).  
 
The draft planning proposal and draft DCP were subsequently considered at the Central Sydney 
Planning Committee on the 8 December and the CoS Council meeting on the 12 December 2022, 
where it was endorsed for submission to the Department for Gateway Determination and public 
exhibition.  
 
At its meeting of 13 December 2022, Randwick City Council resolved: 
 
RESOLUTION: (Luxford/Veitch) 

 
ñthat Council seek legal advice from Senior Counsel with the view to taking urgent action to 
restrain the City of Sydney and / or the New South Wales Government from making any 
further determinations on the draft Planning Proposal for the site formerly known as 
Suttons, 118-130 Epsom Road and 905 South Dowling Street Zetland, and if determination 
has been made have it set aside until a complete and thorough traffic study has been done 
to include the Randwick LGA. 
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Council officers have actioned the Council resolution in relation to obtaining legal advice and have 
written to the former Minister for Planning raising significant concerns about the proposal. A 
response on behalf of the Minister noted the concerns raised by the community and Council and 
advised that Council should raise these concerns during the public exhibition stage.  
 
In late 2022 the CoS submitted the draft planning proposal and supporting information to the 
Department and received Gateway Determination on the 2 March 2023.   
 
Consultation 
 
In late March 2023 Council received notification that the draft planning proposal, draft DCP and 
draft planning agreement had been placed on public exhibition.  
 
The exhibition period ran for 6 weeks, commencing on 27 March and concluded on 8 May 2023.   
 
The exhibition documents including the draft planning proposal, draft DCP and all supporting 
documents were made available on the CoS and Randwick Council websites.   
 
CoS advised that notification letters were sent to approximately 1,000 addresses in the Randwick 
LGA, in the street blocks adjacent to Southern Cross Drive. 
 
An online community information session was held on Tuesday 4 April from 6pm to 7pm. CoS 
officers advised Council that several Randwick residents attended the session.  
 
Condition 3 of the Gateway determination required formal consultation be undertaken with a 
number of public authorities including Randwick City Council. A briefing was provided by CoS 
officers to Randwick Council officers on the 12 April.  
 
Proposal 
 
The draft planning proposal seeks to amend Sydney LEP 2012 to enable the redevelopment of 
the site under 'alternative controls' for a mixed-use development comprising residential, 
commercial and retail uses. Key elements of the draft proposal include:  
 

¶ Height - increase the current maximum building height control over parts of the site under 
Alternative Height of Building controls from a maximum of 45m (approximately 14 storeys) 
to a maximum of 90m (approximately 25 storeys).   

 

¶ Land use - require no less than 4% of the gross floor area of the development for non-
residential floor space.  

 

¶ Sustainability - apply higher sustainability standards for all affected development via a 
planning agreement and LEP provisions:  

 
o achieve an energy and water BASIX score of at least five points above the 

required targets for all BASIX-affected development on the site 
o design and construct all future buildings on the site to be capable of providing a 

dual reticulation water system for water consumption and 
o ensure all private residential parking spaces are capable of being fitted with an 

electric vehicle charger. 
 

There are no proposed changes to the current floor space ratio (FSR) over the site as part of the 
draft planning proposal.  
 
As the planning proposal puts forward alternative controls, the current controls will also continue 
to apply to the site should the proponent prefer to develop under those controls. If the alternative 
heights are utilised however, the entirety of the site must be developed under those controls. The 
proposed alternative height controls compared with the current Sydney LEP Height of Buildings 
Map are shown in Figure 2.  
 

https://www.cityofsydney.nsw.gov.au/policy-planning-changes/proposed-changes-planning-controls-118-130-epsom-road-905-south-dowling-st-zetland
https://www.randwick.nsw.gov.au/community/community-consultation/external-major-proposals/suttons-site-zetland-draft-planning-proposal-and-dcp
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Current Building Height Map Proposed Alternative Building Height Map  

  

  
 
Figure 2: Current and proposed alternative building height maps in Sydney LEP 2012 (Source: CoS draft 
planning proposal 2023) 

 
In addition to the planning agreement to obtain higher sustainability requirements, the planning 
proposal is supported by planning controls in a draft amendment to Sydney Development Control 
Plan 2012. The draft DCP provides the framework for the changes to the public domain on the site 
and underpins the alternative height controls with provisions to guide the bulk and scale of 
development and how the buildings interface with the street. 
 
Reference scheme  
 
The proponent has prepared an indicative reference scheme for the site with the purpose being to 
demonstrate, at the concept level, a development that can achieve the proposed maximum 
permissible FSR whilst also addressing other DCP matters and achieving the requirements of the 
Apartment Design Guideline (ADG).  
 
It must be noted that the reference scheme is only one iteration of the built form that may be 
facilitated by the proposed planning controls and the draft planning proposal does not imply 
approval of the indicative reference scheme. The development of the site is to be subject to a 
Stage 1 development application, a competitive design process and detailed Stage 2 development 
applications. 
  
The reference scheme tests a maximum FSR of 2.2:1 (which includes all potential floor space 
bonuses available to the site under Sydney LEP 2012), indicating an ability to achieve an 
approximate total Gross Floor Area (GFA) of 89,924 sqm on the site, including: 
 

¶ 86,228 sqm of residential, with a housing mix of: 
o 30 townhouses 

o 784 apartments 

- 130 x 1 bedroom 
- 399 x 2 bedroom 
- 184 x 3 bedroom 
- 71 x 4 bedroom 

 

¶ 3,696 sqm of non-residential (just over 4% of total GFA), broken down into: 
o 1,117 sqm childcare facility (130 children) 

o 2,579 sqm retail 

- 1,054 sqm supermarket 
- 1,526 sqm general retail 
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The reference scheme indicates approximately 860 parking spaces being provided in conjunction 
with the development, being the maximum levels currently permitted under Sydney LEP 2012.  
 

 

Figure 3: Reference scheme indicative ground floor plan (Source: CoS draft planning proposal 2023) 

 

 

Figure 4: Reference scheme perspective, aerial from south east (Source: CoS draft planning proposal 2023) 

 
Council officers have reviewed the draft planning proposal, draft DCP and supporting 
documentation. Key strategic planning issues are discussed below.  
 
Transport and traffic  
 
The impact of the draft planning proposal and the development of the wider Green Square Epsom 
Park precinct on transport and traffic in the road network within the Randwick LGA is a primary 
concern for Council. A study by GTK (2009) for Randwick Council showed that even in 2009 these 
roads were carrying traffic volumes well in excess of their environmental capacities and that the 
signalised intersection of Lenthall Street and Todman Avenue was approaching capacity in peak 
hours. 
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The Transport Management and Accessibility Plan (TMAP) created for Green Square (Parsons 
Brinckerhoff, 2008) to support the master plan and subsequent rezoning and development of 
height and FSR controls (contained in the Sydney LEP 2012) was based on a premise of óno car 
growthô for the area based on expected public transport improvements, walking and cycling 
infrastructure and limitations on development parking supply. GTK calculated that if the TMAP 
expectation was not realised, then Lenthall Street would increase by approximately 1,000 vehicles 
per hour in the AM peak and 1,000 vehicles per hour in the PM peak and that the intersection of 
Lenthall Street / Todman Avenue would operate at capacity in peak hours. 
 
The South East Sydney Transport Study (SESTS) 2020, recognises Green Square as an area of 
significant residential growth, however notes that road congestion reduces the reliability and 
speed of bus services which are struggling to keep up with passenger demand. The 
predominance of heavily trafficked north-south roads frustrates east-west bus services, as well as 
walking and cycling routes. Rail services are crowded and there is limited capacity, particularly on 
morning peak services at Green Square. The SESTS notes Green Square is an attractive 
residential location, close to jobs, education and services that is supported by transport 
infrastructure and services, including Green Square Station (existing) and Waterloo Station (2024 
completion). However, the Strategy also identifies the delivery of additional Metro lines connecting 
the Harbour CBD to Randwick and extending to the north, south and south west, and to include a 
station at Zetland, serving the eastern side of the precinct in which the site is located. To 
complement the Metro and provide increased capacity in the interim, the Strategy proposes rapid 
bus lines connecting to the north, south, east and west.  
 
The SESTS clearly states the intention and need for the Zetland Metro and Bus Rapid route, 
however, there has been no firm commitment to these projects from the State Government, 
despite continued and expected growth in the precinct. This raises questions over the success of 
the Green Square TMAP premise of óno car growthô if expected public transport improvements 
have not been delivered.     
 
Randwick Council has engaged Bitzios Consulting to prepare an independent review of the traffic 
and transport impacts of the draft planning proposal on transport networks within the Randwick 
LGA and consider the cumulative impacts of the redevelopment of the Epsom Park precinct 
generally. The draft planning proposal is supported by a Traffic Impact Assessment (TIA) 
prepared by Traffix (August 2022). The Bitzios independent review is attached to this report (see 
Attachment 2) and summarised below.  
 
Transport and development context 
 
The resident population of Green Square has grown from 25,000 in 2016 to 33,800 in 2021 and is 
forecast to reach 61,000 residents and 21,000 jobs when fully developed. The Epsom Park 
precinct (shown outlined in orange in Figure 5) is forecast to contain around 6,000 residents. 
Based on an average of 2 persons per dwelling and the indicative reference scheme, around 
1,600 of these residents could be expected to occupy the subject site when fully developed.    
 
The site is located approximately 15 minute walk to Green Square Train Station and a 17 minute 
walk to Kensington Light Rail Station. There is one bus stop on either side of Epson Road fronting 
the site which provides access to bus route 370 (Coogee Beach to Glebe Point) with an 
approximate 10 minute frequency all day. There are no regional cycleways that are located near 
the site. Key transport features of the development site are shown in Figure 5.  
 
Travel between Green Square and the Randwick Council LGA to the east is primarily via: 

¶ Lenthall Street (spatially about 40% of the Green Square catchment) 

¶ Todman Avenue (spatially about 40% of the Green Square catchment) 

¶ Dacey Street (spatially about 20% of the Green Square catchment). 
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Figure 5: Key transport features near the site (Source: Bitzios 2023) 

 
Review of traffic generation rates and traffic distribution  
 
Traffic generation rates  
 
The site is situated in part of Green Square that has the lowest levels of accessibility to public 
transport, walking and cycling. The CoS uses maximum parking rates as the primary influence on 
modal share away from private car, on the basis that reducing the availability of private car 
parking will influence decisions of those who choose to buy or rent in any given development and 
hence act to limit the volume of traffic that would otherwise be generated by it. 
 
Traffix includes traffic generation rates, based on proposed land use components within the 
indicative scheme. Bitzios has reviewed these rates and applied alternative traffic generation 
rates, with the alternative traffic generation of the development being substantially higher than 
those used by Traffix in the TIA. A comparison of traffic rates is outlined in Table 1 below. 
Justification for the alternative estimates put forward by Bitzios is as follows:  
 

¶ Retail ï Traffix utilises a traffic generation rate of 4.6 trips per 100sqm of gross lettable 
floor area (GLFA) based on shopping centres with less than 30,000 sqm of GLFA. The 
size of the retail area being considered for the proposal is more closely aligned to a rate of 
12.3 trips per 100sqm of GLFA, as outlined in the TfNSW Guide to Traffic Generating 
Developments (GTTGD).  

¶ Supermarket ï Smaller suburban shopping areas as per the proposal involve shorter and 
more frequent trips than larger centres and attract slightly higher traffic generation rates in 
the PM peak and much higher traffic generation rates in the AM peak than used by Traffix. 

¶ Residential ï The rates used by Traffix are based on High Density Residential 
Developments that are within walking distance (800m, 10 minute walk) to a train station. 
The subject development site is well outside the typical walking catchment to a train or 
light rail station.  

¶ Child care centre - Data from the 2015 surveys of child care centres for TfNSW for sites 
within inner Sydney suggest peak road period traffic generation rates of 0.65 per 
enrolment, which aligns with the PM peak rate of 0.7 trips per enrolment in the GTGD. A 
rate of 0.65 per enrolment is more appropriate to apply than the 0.2 rate used by Traffix. 

 
The calculations presented in Table 1 below show almost 300 more vehicles per hour in both 
peaks that are likely to be generated by the development compared to what was published in the 
Traffix Report. 
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Table 1: Traffic Generation Estimate Comparisons Source: Bitzios 2023) 

 
 
Traffic distribution 
 
Traffix calculations show no traffic originating from the south to access the development in the AM 
peak apart from 1 vehicle (out of 63) that arrives via the Eastern Distributor, and only 6% of 
arrivals are shown to originate from Lenthall Street. Future retail and supermarket uses envisaged 
for the site in close proximity to the residential catchment in Kensington, combined with the 
increases in traffic generation calculated by Bitzios when compared to Traffix, leads Bitzios to 
expect the traffic associated with the development using Lenthall Street to be much higher than 
estimated by Traffix. Further, Traffix estimates none of the AM peak departing traffic from the 
development (i.e. trips to work) would be distributed to the south. Bitzios considers it reasonable 
to expect that at least 20% of AM peak departures from the development would be to the south, 
and most likely using the Eastern Distributor which would be accessed via Lenthall Street and 
Todman Avenue. 
 
In the PM peak, a primary route for access to the site from the north is via the Eastern Distributor, 
Todman Avenue and Lenthall Street. Using the AM peak assumptions in reverse sees about 67% 
of arrivals using this path and the same departure assumptions for the AM peak.  

 
Implications of the revised assumptions  
 
Bitzios has summarised the implications of the alternative assumptions associated with the 
developments traffic generation and distribution as follows:  
 

¶ Additional traffic on Lenthall Street that will have further impacts on residential amenity 
along that street and peak period impacts on side street accessibility turning into or onto 
it, particularly with heavier southbound traffic in the afternoon peak driving towards Green 
Square 

¶ Additional traffic at the Lenthall Street / Todman Avenue intersection impacting that 
intersectionôs performance with additional delays, particularly in the PM peak where the 
already-congested right turn from Todman Avenue into Lenthall Street will see a 
substantial increase in movements  

¶ Increasing traffic órat runningô to avoid the Lenthall Street / Todman Avenue via local 
streets in Kensington  

¶ Additional traffic at the proposed Lenthall Street / Link Road / Bunmarra Street 
intersection impacting the intersectionôs performance, although noting the Traffix 
intersection analysis identified sufficient óspare capacityô at the intersection. This spare 
capacity would be expected to be sufficient to accommodate the additional turn 
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movements calculated when applying the alterative traffic generation and distribution 
assumptions. 

 
Review of cumulative impacts  
 
Between 2016 and 2022, Green Squareôs population increased by 42%. A review of the impact of 
this increase on the local road network shows the below daily traffic counts, based on available 
traffic data for Lenthall Street east of Epsom Road: 

 
¶ 2008: 16,640 vehicles per day (two-way)  

¶ 2013: 13,584 vehicles per day (two-way) 

¶ 2022: 15,000 vehicles per day (two-way). 
 
The above traffic volumes on Lenthall Street demonstrate little fluctuation in the past 10-15 years. 
Bitziosô reasons that this could be in part to the increasing travel times on congested routes which 
Lenthall Street is part of, and the subsequent dispersion of through traffic to alternative routes 
because of this. Regardless, it is apparent that Lenthall Street has been operating at its capacity 
for many years.   
 
Even if the development of the site and Green Square in general results in increasing traffic 
demand, this demand does not appear to be resulting in increased traffic flow on Lenthall Street, 
again, likely due to the network currently being at capacity. However, Bitzios concludes that as 
other competing routes begin to reach capacity, it is likely that the remaining growth in Green 
Square (include that from the site) will result in increased traffic across the day in Lenthall Street, 
but with limited potential for growth in peak hours. The consequence of this will likely be increased 
usage of the streets in West Kensington north of Lenthall Street and west of Todman Avenue.   
 
Impact of draft planning proposal  
 
Given that the draft planning proposal is not modifying the maximum FSR and in turn, the overall 
available development yields, there is essentially no change to its traffic impacts compared to the 
impacts that have previously been assessed for the site at the master planning and rezoning 
stage for Green Square. On this basis and considering the traffic analysis undertaken by Traffix 
and re-run with modified assumptions, Bitzios concludes that there is limited nexus between the 
proposalôs traffic and new/unforeseen impacts in the Randwick LGA. Further, the urban renewal of 
Green Square that has been occurring for over 10 years and other changes to the road network 
including the Eastern Distributor access configuration are likely to have influenced traffic through 
the Kensington locality. However, the nexus between Green Squareôs incremental growth and 
additional traffic in Kensington is difficult to establish without comprehensive historic data, and 
there should be a comprehensive study to fully assess the traffic impacts from the future 
development of the site and cumulative impacts resulting from the development of the Epsom 
Park precinct. It is considered that even though this draft planning proposal is not increasing 
density (floor space), it is contributing to an already unsatisfactory situation regarding traffic 
impacts in the Randwick LGA. 
 
Recommended mitigation measures  
 
Management of existing traffic  
 
A full assessment of traffic impacts from the future redevelopment of the site as well as the 
cumulative impacts of the development of the Epsom Park precinct over the last decade should 
be undertaken. This study should investigate the intentions of the TMAP (i.e. no car growth) as 
well as the planned infrastructure within the SESTS of which no commitments have been made. 
This comprehensive traffic and transport study should be undertaken by the proponent to support 
the planning proposal request. In line with Councilôs 13 December resolution, the planning 
proposal should not proceed until a complete and thorough traffic study has been undertaken.  
 
Further investigations should be undertaken to better manage the existing traffic and future traffic 
growth in/through Kensington. A local area traffic study considering intersection capacity, 
minimising rat running in local streets and better managing the interfaces between traffic, 
pedestrians and cyclists may assist in improving the traffic situation in the Randwick LGA. This 
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study should be undertaken as part of the draft Planning Proposal. Any infrastructure upgrades 
within the Randwick LGA recommended by the study should be fully funded by the proponent by 
way of an agreement with CoS and Randwick Council. 
 
Public and active transport measures  
 
The 306 bus service along Epsom Road and Lenthall Street falls well short of what the South East 
Sydney Transport Strategy identified as a Rapid Bus Route for servicing the Green Square-
Waterloo Precinct. This is particularly relevant for the parts of the precinct that the draft planning 
proposal site is in, especially as no bus priority measures are being planned. CoS should work 
closely with TfNSW to obtain a commitment to the extension of the Metro including the Zetland 
station and expansion of Rapid Bus Route as a matter of urgency.  
 
It is also recommended that CoS work with TfNSW and Randwick City Council to identify potential 
bus coverage, frequency and priority infrastructure improvements to better service further 
development of Green Square and to investigate the provision of continuous cycling facilities to 
better connect Green Square to the broader cycling network.  
 
Height and built form 
 
The planning proposal allows for a redistribution of height on the site, with additional height 
proposed in some locations, and reduction of height in others. The redistribution would allow for 
development ranging in height from 3m to 90m or 1 storey to 25 storeys.  
 
The proposed distribution of heights concentrates taller towers at the corners of the site, with 
medium density around the periphery and lower density surrounding the central public open space 
of Mulga Park. The redistribution in heights is demonstrated in Figure 6.  
 

Indicative built form under current controls   Indicative built form under proposed controls   

 
 

Figure 6: Redistribution in height and built form (blue areas denote key areas of change) (Source: CoS draft 
planning proposal 2023) 

 
The planning proposal maintains that the redistribution in height: 
  

¶ will facilitate a wider range of housing typologies, including low rise town houses for 
families and large households, and for medium to high-density mixed-use apartment 
buildings 
 

¶ responds appropriately to other towers already constructed in the South Dowling Street 
corridor and their floorplate is controlled to maximise visual amenity 

 

¶ will improve amenity in the public domain, relocating building mass from the ground plane 
allows for the provision of new publicly accessible open spaces throughout the site, linking 
various streets and key open spaces in the neighbourhood and an increase in solar 
access to Mulga Park 
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¶ demonstrates an acceptable impact on solar access to neighbouring developments, 
compared with current DCP envelopes. 

 
The rationale behind the redistribution of heights is centrally focused on improving the benefits 
and amenity of the development site itself, with little to no regard to the impacts of the height 
redistribution on properties within the Randwick LGA. Considering this, concerns are raised over 
the following:  
 
Visual impact 
  
Concerns are raised over the potential visual impacts that could result from the draft planning 
proposal, particularly in relation to the West Kensington Heritage Conservation Area (HCA) and 
heritage items within. The West Kensington HCA comprises a large area of land located 
immediately to the east of the site and is bounded by Samuel Terry Avenue to the west, Todman 
Avenue to the north, and the Australian Golf Course to the south (Figure 7). The draft planning 
proposal with its inward focus fails to address the heritage items and HCA in its immediate vicinity 
that are located within the Randwick LGA. 
 

 

Figure 7: West Kensington Heritage Conservation Area (blue = HCA, red = site) (Source: Randwick Council 
2023)  

 
The West Randwick HCA is locally significant for its aesthetic, social and historic heritage values, 
representing highly consistent early twentieth century streetscapes. The unusual triangular street 
layout has produced a unique subdivision pattern featuring interesting street junctions, many of 
which are T-junctions, and streets which range in length. This results in a great variety of internal 
vistas, long and short.  
 
The visual impact of the proposed redistribution in heights on the West Kensington HCA and 
heritage items within has not been assessed as part of the draft planning proposal. The draft 
planning proposal would result in an additional tower that would be clearly visible from many 
vantage points within the HCA. Unlike the current controls that allow a more consistent height of 
25m (8 storeys) and up to 45m (14 storeys) along the Link Road frontage, the proposed 90m 
height control would result in a 26 storey tower being clearly viewed from significant internal vistas 
within the HCA. 
 
In light of the above, it is Councilôs view that the draft planning proposal not proceed until the 
potential visual impact of the tower on the HCA has been assessed and suitably resolved.  
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           site 

           view point 

           5 Bindon Place  

           142 Epsom Road  

Figure 8: View from the intersection of Myrtle Street and Virginia Street looking southwest towards the site 
(Source: Randwick Council 2023)   

 

 
           site 

           view point 

           5 Bindon Place  

           142 Epsom Road 

           1 Link Road 

Figure 9: View from Ingram Street near Dowling Lane looking west towards the site (Source: Randwick 
Council 2023)   

      
Alignment of maximum height and FSR controls  
 
The indicative reference scheme tests a maximum FSR of 2.2:1. It is noted that the planning 
proposal does not seek to amend the current FSR control, which is a consistent 1.5:1 across the 
entire site (Figure 10). As the site is located within the Green Square Urban Renewal Area, an 
additional 0.5:1 is available subject to the delivery of community infrastructure in the form of 
recreation areas, indoor and outdoor recreation facilities, public roads, drainage or flood mitigation 
works. A further 10% additional FSR is subject to demonstration of design excellence in line with 
the CoS competitive design process. The tested 2.2:1 FSR includes all potential floor space 
bonuses available to the site under Sydney LEP 2012.    
 

5 Bindon Place 
(22 storeys) 

142 Epsom Road 
(13 storeys)  

142 Epsom Road  
(13 storeys) 

5 Bindon Place 
(22 storeys) 

1 Link Road 
(8 storeys) 
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Figure 10: Existing FSR map, Sydney LEP 2012 

 
The draft DCP builds on the reference scheme and underpins the proposed alternative height of 
buildings map with height in storeys controls and primary and upper level setbacks to guide the 
bulk and scale of the development (Figure 11). 
 

 

Figure 11: Extract from draft DCP ï maximum number of above ground storeys (Source CoS draft DCP 
2023) 

 
The details included in the draft DCP will assist in guiding the development outcomes on the site, 
however concerns are raised over the potential for future development applications to redistribute 
the massing of the built form via departures to the DCP controls. Greater certainty of development 
outcomes on the site would be gained by determining alternative FSR controls specific to each 
development block within the site and that correspond to the alternative building heights, 
indicative height in storeys and setbacks.     
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Overshadowing  
 
The planning proposal states that the revised building heights demonstrates an acceptable impact 
on solar access to neighbouring developments, compared with current DCP envelopes, however 
there are no supporting documents of shadow studies to demonstrate this.  
 
The Relevant Information for Memo reported to the 8 December 2022 Central Sydney Planning 
Committee includes an assessment of the impacts of overshadowing on the Randwick LGA. This 
assessment states that four to six properties at the western end of Lenthall Street may experience 
some additional overshadowing between 2.30pm and 3pm in days in midwinter.  
 
The draft DCP highlights the need for the proposed towers to address solar impact on 
neighbouring dwellings with respect to relevant existing Sydney DCP 2012 controls and the NSW 
Governmentôs ADG standards. Concerns are raised that the Stage 1 and 2 development 
application assessment process will neglect to consider potential overshadowing impacts of the 
proposal on properties within the Randwick LGA.   
 
The shadow diagrams have only been submitted for mid-winter. Additional shadow diagrams are 
needed to understand the overall solar access net benefit to the park and potential impacts of the 
proposed tower at all seasons of the year.   
 
Sustainability  
 
In support of the planning proposal request, the proponent has made a public benefit offer to enter 
into a Voluntary Planning Agreement (VPA) for the delivery of the following environmental benefits 
being delivered alongside the redevelopment of the site: 
 

¶ achieving an energy and water BASIX score of at least five points above the required 
commitments for all BASIX-affected development on the site 

¶ a commitment to design and construct all future buildings on the site so as to be capable 
of providing a dual reticulation water system for water consumption, and 

¶ a commitment that all private residential parking spaces are capable of being fitted (by a 
future owner/occupier) with an electric vehicle charger.  

 
The public benefits being provided from the planning proposal in the areas of sustainability are 
positive, however the following comments are made.   
 
The requirement for futureproofing for electric vehicle chargers is considered best practice for new 
large scale residential development. While the initiative is supported, it is not considered a 
significant public benefit, rather an expected infrastructure component of new buildings to meet 
recent and expected future market trends in EV car ownership.  
 
The requirement for dual reticulation may be positive, however given the absence of a recycled 
stormwater facility to service the site, the true benefit of this offer is diminished as the delivery is 
uncertain.  
    
The increased BASIX requirements for all applicable development on the site is commended 
however BASIX requirements are minimum standards and developers can choose to exceed 
these to demonstrate sustainability excellence on their sites.  The LEP drafting instructions 
contained in the planning proposal outline a site-specific local provision for the site that links the 
alternative building heights to the reach BASIX standard. Although this gives more weight to the 
requirements than the DCP provision, there is uncertainty that this can be legally achieved and 
therefore clarification is sought regarding:  
 

¶ the relationship between the local provision and the minimum standards outlined in State 
Environmental Planning Policy (Sustainable Buildings) 2022, noting that the SEPP 
prevails over the LEP. It is unclear whether the Department will support the proposed 
LEP drafting, given the inconsistency of the proposed targets with the SEPP targets;      

¶ the potential for this provision to be varied via a clause 4.6 raises considerable doubt as 
to its application. It is noted that clause 4.6(8)(b) does not allow development that 
contravenes the Sustainable Buildings SEPP, however as these reach BASIX 

https://www.randwick.nsw.gov.au/__data/assets/pdf_file/0004/366592/Information-Relevant-To-Officers-Report.pdf
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requirements are proposed to be laid out in the LEP, CoS should ensure that they are 
also protected from clause 4.6 variations.    

 
Strategic justification  
 
Need for the proposal  
 
The planning proposal is not a result of an endorsed LSPS, strategic study or report, rather, it is 
applicant-initiated and site-specific, resulting directly from difficulties that the proponent found 
when trying to accommodate the current maximum permissible FSR within the current maximum 
building height.  
 
The draft planning proposal notes that approved development on adjoining sites has put pressure 
on building envelopes within the site due to the required building separation requirements under 
the ADG. The proponent has demonstrated that the current height and footprint arrangement 
leads to potentially unacceptable levels of overshadowing of future public open space, Mulgu 
Park, which is also to be delivered on the site.  
 
The draft planning proposal notes that the redistribution of heights allows for: 
 

¶ greater than required solar access to Mulgu Park and additional public domain, including 
a plaza, a pocket park and a through-site link 

¶ greater variety of building typologies and homes, leading to housing diversity ranging from 
low density townhouses to medium and high density apartment buildings with a mix of 
bedrooms.  

¶ greater visual amenity for (the sites) public domain resulting from the variety of building 
forms and scales.  

 
While internal site benefits have been identified by the proponent in the planning proposal as a 
result of the redistribution of heights, the need for the proposal is primarily driven by the 
proponentôs desire to maximise existing densities, rather than a clear strategic justification. The 
maximum FSR for a site may not always be achieved and is dependent on a suite of 
environmental and built form controls that apply to a site. 
 
Strategic merit 
 
The draft planning proposal states that the site is well serviced by public transport, however as 
demonstrated in the transport and traffic section above, questions are raised over the success of 
the Green Square TMAP premise of óno car growthô, particularly if expected public transport 
improvements have not been delivered. The South East Sydney Transports Strategy clearly 
states the intention and need for the Zetland Metro and Bus Rapid route to supplement the Green 
Square Station which is already at capacity in peak period. Currently, the draft planning proposal 
has not demonstrated sufficient strategic merit given the transport shortcomings of the precinct 
and the lack of commitment for transport measures outlined in the SESTS.   
 
Site specific merit 
 
Councilôs submission outlines a number of concerns relating to the redistribution of height across 
the site that has not given adequate consideration to the adjoining low density residential area of 
Kensington. Currently, the draft planning proposal has not demonstrated sufficient site specific 
merit as required in the Local Environmental Plan Making Guideline (DPE September 2022) as it 
does not adequately consider the broader impacts on the adjoining residential area. Rather, the 
proposal is internally focused, with the resultant benefit being concentrated on maximising the 
amenity of future apartments, sun access to Mugul Park and sustainability improvements.  
 
Affordable housing  
 
The site is located within Green Square and will be subject to an affordable housing levy 
contribution of 3% and 1% depending on residential and non-residential floor area. While it is 
noted that the draft planning proposal does not propose any increase in density, the proposed 
increase in height will afford the proponent significant value in the form of high profit dwellings with 
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city and district views. The CoS is encouraged to seek additional affordable housing contributions, 
beyond the 1-3% levy to strengthen the overall public benefit of the proposal, in line with regional 
strategic objectives.  
 
Randwick City Council Submission 
 
Considering the above issues, a draft submission has been prepared and is attached to this 
report. Key points from Councilôs draft submission are summarised below:  
 

¶ Traffic and transport   
o A full assessment of traffic impacts from the future redevelopment of the site as 

well as the cumulative impacts of the development of the Epsom Park precinct 
over the last decade should be undertaken. This study should investigate the 
intentions of the TMAP (i.e. no car growth) as well as the planned infrastructure 
with the SESTS of which no commitments have been made. This comprehensive 
traffic and transport study should be undertaken by the proponent to support the 
planning proposal request. In line with Councilôs 13 December resolution, the 
planning proposal should not proceed until a complete and thorough traffic study 
has been undertaken.  

o A local area traffic study should be undertaken with the aim of better managing 

the existing traffic and future traffic growth in/through Kensington. The scope of 
the local area traffic study should consider intersection capacity, minimising rat 
running in local streets and better managing the interfaces between traffic, 
pedestrians and cyclists to improve the traffic situation in the Randwick LGA. Any 
infrastructure upgrades within the Randwick LGA recommended by the study 
should be fully funded by the proponent by way of an agreement with CoS and 
Randwick Council.   

o CoS should work with TfNSW and Randwick Council to identify potential bus 

coverage, frequency and priority infrastructure improvements to better service 
further development of Green Square and to investigate the provision of 
continuous cycling facilities to better connect Green Square to the broader cycling 
network. 

o CoS should work closely with TfNSW to obtain a commitment to the SESTS 

recommendations including the extension of the Metro including the Zetland 
station and expansion of Rapid Bus Route as a matter of urgency. 
 

¶ Visual impact ï a Heritage Impact Assessment should be undertaken to determine the 
impact of the draft planning proposal on the West Kensington HCA and heritage items 
which are in the immediate vicinity of the proposal. The draft planning proposal and 
supporting documents should be amended to minimise identified heritage impacts on 
these items. It is Councilôs view that the draft planning proposal does not proceed until the 
potential visual impact of the tower on the HCA has been assessed and suitably resolved.  
 

¶ Alternative FSR controls and clause 4.6 ï alternative FSR controls that support the 
DCP height in storey and setback controls should be developed to provide more certainty 
to the development outcomes for the site.  

 

¶ Overshadowing ï DCP provisions should be amended to ensure overshadowing is 
assessed for sites within the Randwick LGA. 

 

¶ Sustainability commitments ï clarification should be provided as to how the reach 
BASIX targets will be achieved in light of the Sustainable Buildings SEPP prevailing over 
the LEP and the potential to vary the reach BASIX targets via clause 4.6.      
 

¶ Strategic justification for the changes ï the proposal results in a number of concerns 
relating to the redistribution of height across the site that has not given adequate 
consideration to the impacts on the adjoining low density residential area of Kensington. 
At this stage it has not been demonstrated that the proposed changes offer an overall 
better planning outcome compared to the existing planning controls.  
 















OC_23052023_AGN_3489_AT_files/OC_23052023_AGN_3489_AT_Attachment_25200_1.PDF




























































OC_23052023_AGN_3489_AT_files/OC_23052023_AGN_3489_AT_Attachment_25691_1.PDF




























OC_23052023_AGN_3489_AT_files/OC_23052023_AGN_3489_AT_Attachment_25751_1.PDF




























OC_23052023_AGN_3489_AT_files/OC_23052023_AGN_3489_AT_Attachment_25655_1.PDF
OC_23052023_AGN_3489_AT_files/OC_23052023_AGN_3489_AT_Attachment_25655_2.PDF
OC_23052023_AGN_3489_AT_files/OC_23052023_AGN_3489_AT_Attachment_25655_3.PDF
















OC_23052023_AGN_3489_AT_files/OC_23052023_AGN_3489_AT_Attachment_25729_1.PDF
OC_23052023_AGN_3489_AT_files/OC_23052023_AGN_3489_AT_Attachment_25729_2.PDF
OC_23052023_AGN_3489_AT_files/OC_23052023_AGN_3489_AT_Attachment_25729_3.PDF
















OC_23052023_AGN_3489_AT_files/OC_23052023_AGN_3489_AT_Attachment_25737_1.PDF














































https://www.marketforces.org.au/info/compare-bank-table/










https://housing.id.com.au/randwick/stress-and-need#rental-stress


https://www.facs.nsw.gov.au/housing/help/applying-assistance/expected-waiting-times
https://shelternsw.org.au/news_items/social-housing-waitlist-data-its-here-but-what-does-it-tell-us/














https://www.brusselstimes.com/358636/all-belgians-entitled-to-bicycle-allowance-for-commute
https://treadlie.com.au/swisse-wellness-launches-australias-first-ride-to-work-scheme/
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