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ADDENDUM – BAY STREET GLEBE 

 

It is noted that at the time of the production of this report MT Management and St George 

Community  Housing  had  entered  into  an  agreement  regarding  the  future  provision  of 

affordable housing on the Bay Street site as referred to on page 2 of the report. Since this 

time the agreement has  lapsed and St George Community Housing may not necessarily be 

the community housing provider for the development.  

Yours Sincerely 

 

 
 

Gavin Duane 

Director 
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20th September 2012 

 

 

Mr Anthony Elias 

M .T. Management Pty Ltd 

P.O. Box 770 

Drummoyne NSW 1470 

 

 

 

 

87 BAY STREET, GLEBE – AFFORDABLE HOUSING 

 

This  letter has been prepared  in response to a request from the City of Sydney for further 

formation  on  the  economic  feasibility  of  the  affordable  housing  component  within  the 

proposed rezoning of 87 Bay Street Glebe development. 

This submission outlines: 

‐ Recent examples of affordable housing contribution within the City of Sydney 

‐  Outlines the proposed contribution at 87 Bay Street, Glebe and compares these to 

the other examples 

‐ Compares the contribution to a monetary in lieu contribution 

The  results of our assessment demonstrate  that  the proposal would  result  in  significantly 

more affordable housing being provided than in other examples and the cost contribution to 

the developer would also be higher. 
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Community Housing Provider 

M.T. Management  has  executed  a  letter  of  intent  with  St  George  Community  Housing 

Limited and are currently negotiating the terms of a formal heads of agreement which will 

secure St George Housing as the community housing provider for the project.  Annexure ‘A’ 

contains an example of what can be achieved in the 893sq.m of affordable housing.  

 

Recent Examples 

Location  IQ prepared  an Affordable Housing  Study  for M  . T. Management  in  September 

2011. A number of  examples of  recently  approved projects were  reviewed  in  relation  to 

affordable housing. An update of this information includes: 

i. In the Green Square urban development area, 3% of Gross Floor Area (GFA) will be 

provided  for affordable housing, with an  in  lieu monetary contribution currently at 

$136.57 per sq.m.  

ii. The  redevelopment  of  the  Harold  Park  harness  racing  track  by  Mirvac  recently 

received approval from Sydney City Council. The planning agreement requires 1,000 

sq.m of  land  for at  least 50 affordable dwellings  (out of a  total of 1,250).  In  total, 

some 3.8% of the total GFA of the project  (equivalent to 5,000 sq.m) of affordable 

housing will be provided.  

iii. At  Barangaroo,  a  development  agreement with  Lend  Lease  has  allocated  2.3%  of 

residential GFA within Barangaroo South to be devoted to affordable housing. This 

would translate to approximately 18 units, or around 2,000 sq.m.   

In summary, a  review of other major development projects  in  Inner City Sydney  indicates 

that around 2.3%  ‐ 3.8% of GFA  is typically devoted to affordable housing.  In cases where 

land  is  being  dedicated,  the  affordable  housing  provider  is  then  required  to  fund  the 

building of  the actual housing and have a builder undertake  the works.  In other  cases, a 
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monetary  contribution  in  lieu  of  developing  affordable  housing  on  the  site  is  typically 

occurring.  

 

87 Bay Street, Glebe 

M.T. Management,  the  owners  of  87  Bay  Street  Glebe,  are  looking  at  a  new model  to 

provide more affordable housing at the site than  is typically being achieved at other  Inner 

City  Sydney  sites.  This  model  involves  M.T.  Management  actually  providing  the  built 

affordable housing to be operated by an affordable housing provider, rather than providing 

a monetary  in  lieu  contribution.  This model  is  similar  to  that  used  in  the Green  Square 

Affordable Housing Program. 

The  current proposal  to maximise  affordable housing  at  the  site  is  that 7% of  floorspace 

above the floorspace ratio of 1.5 : 1 would be developed as affordable housing. On the basis 

of  a  proposed  total  of  20,894  sq.m  of  floorspace  at  the  site,  with  some  12,735  sq.m 

provided above the ratio of 1.5 : 1. This results in some 893 sq.m of floorspace devoted to 

affordable housing.  

As compared with other developments, this  is well above the other figures  in the range of 

2.3% ‐ 3.8% at other projects in Inner Sydney and the affordable housing is actually built for 

the affordable housing provider to lease and/or buy.  

 

Monetary In Lieu Contribution 

If a monetary in lieu contribution was made by the developer, for the floorspace above the 

1.5 : 1 ratio, at a rate of $136.57, this would correspond to a contribution of $1.741 million 

(i.e. 12,753 sq.m multiplied by $136.57). The rate of $136.57 is the current (1 March 2012 to 

28  February  2013)  City  of  Sydney  Council  affordable  housing  rate  for  in  lieu monetary 

contributions under the Green Square Affordable Housing Scheme. 
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If  the  proposed  operator  of  the  affordable  housing  at  the  Bay  Street Glebe  site was  to 

purchase housing from the market housing stock  in the Glebe or Ultimo area, the value of 

units  available would  require  a minimum  of  $9,500  per  sq.m  to  purchase.  Dividing  the 

monetary  contribution of $1.74 million by $9,500 per  sq.m  indicates around 184  sq.m of 

affordable housing floorspace would be developed as a result of an in lieu contribution. This 

is significantly lower than the 893 sq.m proposed to be built on site by the developer.  

The model of providing housing built by the developer  itself to then be  leased and/or sold  

to an operator, such as St George Community Housing, therefore, is providing four times the 

amount of floorspace at 893 sq.m as compared with the monetary in lieu contribution which 

would provide 184 sq.m of affordable housing (i.e. an additional 709 sq.m).  

 

Typical Number of Units 

The typical areas for different affordable housing product types are as follows: 

i. Studio – a minimum of 35 sq.m of net lettable area.  

ii. One bedroom – a minimum of 50 sq.m of net lettable area.  

iii. Two bedroom – a minimum of 70 sq.m of net lettable area.  

Taking an average of 50 sq.m, or the equivalent of a one bedroom unit, an in lieu monetary 

contribution at 87 Bay Street would contribute around four units as compared with 17 units 

being provided under the scheme proposed by the developer. 
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Equivalent Monetary Value 

The  equivalent monetary  value  that will be provided by  the developers of  87 Bay  Street 

Glebe  by  providing  893  sq.m  of  built  affordable  housing  floorspace  comprising 

approximately 17 units would be as follows: 

i. The 893  sq.m would be  valued at $9,500 per  sq.m as  indicated previously. This  is 

equivalent to an end value of around $8.48 million.  

ii. An affordable housing operator  such as  St George Community Housing would pay 

M.T.  Management  the  equivalent  of  around  $5,400  per  sq.m  of  FSR  for  the 

affordable housing units. This corresponds to a payment of roughly $4.82 million.  

iii. The difference  is the value being contributed by the developer, M.T. Management, 

including  land value and  some construction costs at around $3.66 million,  is $1.92 

million or 110% above the in lieu monetary contribution calculation of $1.741 million 

outlined previously.  

 

Conclusions 

In summary, the new model that M.T. Management is providing for the 87 Bay Street Glebe 

development will provide more affordable housing across any of the measures proposed in 

comparison with existing proposals including: 

i. Some 7% of gross floor area that will be added to the development as a result of the 

rezoning  on  the  site  as  compared  with  existing  developments  at  Green  Square, 

Harold Park and Barangaroo providing less than 3.8% of floorspace in each instance, 

and in some cases 2.3%.  

ii. A  total  number  of  17  units,  which  is  well  above  the  amount  which  could  be 

developed from in lieu contributions (four units).  
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iii. The  equivalent  contribution by  the developer  at  $3.66 million  (including  land  and 

some  construction  costs)  would  be  110%  above  the  up  front  monetary  in  lieu 

contribution of $1.74 million.  

On  the  basis  of  all  of  the  above measures,  the  proposal would  optimise  the  amount  of 

affordable housing that can be delivered at this site, subject to the constraints of the  land 

and in comparison to other projects in Inner Sydney.  

 

 

Yours Sincerely 

 
 

Gavin Duane 

Director 
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Mott MacDonald Hughes Trueman have been commissioned by MT 

Management to undertake a preliminary flooding and drainage 

assessment to support the Stage 1 redevelopment of 87 Bay Street, 

Glebe.  

The aim of this report is to discuss stormwater and flooding issues 

related to the subject site and demonstrate how the proposed design is 

to meet the relevant statutory requirements.  In particular, the following 

items are discussed: 

� Understand the existing flooding conditions for the local area and 

determine flooding issues affecting the subject site; 

� Identify flooding requirements from regulatory authorities; 

� Discuss the implementation of flooding and drainage requirements 

into design and make an assessment on whether impacts are 

positive, negative or negligible. 

1.1 Site Description & Proposed Works 

The subject site is situated at 87 Bay Street, Glebe, and falls within the 

municipality of City of Sydney Council. The development area is bound 

by Bay Street to the east, Wentworth Street to the south, Cowper Street 

to the west, and Wentworth Park to the north. The existing site is 

occupied by small to medium sized industrial buildings “from boundary 

to boundary” and has no landscaping or pervious areas.  

The site falls generally from south to north in the direction of Wentworth 

Park. Due to its low lying and relatively flat nature, the site is affected by 

flooding; this has been confirmed in the Bay Street Redevelopment 

Blackwattle Bay, Ultimo – 2d Flood Modelling Stage 1 flood report. 

1. Introduction 
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Figure 1.1 – Site Layout 

 

 

The proposed site works consists of the demolition of the existing 

buildings and structures on site and the construction of a new multi 

storey mixed-use development. The proposed development is to 

include a mix of residential (approximately 183 dwellings), commercial 

(approximately 10,000m
2
 GFA) and open space uses. The proposed 

buildings are to rise approximately 10 storeys with 2 levels of 

underground car parking capacity.  

A major regional stormwater upgrade has been proposed in the nearby 

area, involving the construction of a large stormwater culvert which will 

run from nearby Macarthur Street and extend along Wentworth Park to 

discharge into Blackwattle Bay.  These works may lower localised flood 

levels adjacent to the site in the future.  
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2.1 Existing Site Flooding Conditions 

The Bay Street Redevelopment Blackwattle Bay, Ultimo – 2d Flood 

Modelling Stage 1 (dated 5 December 2008) prepared by Bewsher 

Consulting for the City of Sydney Council indicates that the subject site 

is located in a flood affected area. Based on the results of this study, it 

is our understanding that flooding issues both (a) on site; and (b) in the 

local area, are not dictated by on site drainage issues but instead from 

mainstream flooding (i.e. on a catchment wide level). 

The development site forms part of the larger “Blackwattle Bay” 

catchment area. Based on the Flood Study prepared by Bewsher 

Consulting, overland flows are conveyed south-north across the 

catchment to Sydney Harbour (Blackwattle Bay), approximately 600m 

north of the subject site. The local topography of this area forms a 

natural depression which acts to trap and attenuate overland flows 

during large storm events. Once the banks of Blackwattle Bay are 

breached, floodwaters are conveyed overland through the development 

area and across the floodplain. 

Based on the results of the Flood Study, we note the following peak 

flood levels for the 1 in 100 year ARI storm event (assuming 50% 

blockage on all inlet structures): 

� 3.50m AHD – Overland flowpaths in Bay Street, Cowper Street, and 

Wentworth Park; and 

� 3.70m AHD – Flood level at intersection of Wentworth Street and 

Bay Street.  

Figure 2.1 illustrates the extent of flood inundation across the existing 

site. Here the flood depth for the 100yr ARI storm event ranges from 0.2 

to 1m AHD. Due to the nature of mainstream flooding, there is little to 

no velocity.  

2. Flooding & Drainage Assessment 
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Figure 2.1 – Peak Flood Levels 100yr ARI event 

Source: Bewsher Consulting Bay Street Redevelopment Blackwattle Bay, Ultimo – 2d Flood Modelling Stage 1 

It should be noted that, because major upgrades of the existing trunk 

drainage network are proposed, the existing flood levels are 

considered a worst case scenario and as such have been adopted 

as the design constraint for this application.   

2.2 Council Requirements 

All flood planning controls for the proposed development are to be 

designed in accordance with the following: 

� City of Sydney Council’s Draft Sydney Development Control Plan 

(DCP) 2010;  

� City of Sydney Sydney Development Control Plan 2011 – Glebe 

Affordable Housing Project; and 

� NSW Floodplain Development Manual (2005).  
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2.3 Proposed Site and Flood Planning Levels 

As discussed in Section 2.1, it is understood that flooding issues both 

(a) on site; and (b) in the local area, are not dictated by on site drainage 

issues but instead from mainstream flooding items (i.e. on a catchment 

wide level).  That is, the proposed re-development works on the 

subject site will have a negligible effect on the overall flooding of 

the area. Subsequently, the design requirements for the proposed 

development works are instead aimed at minimising risks associated 

with both property and life. 

Preliminary assessment of the proposed re-development indicates that 

the subject site will typically be improved from the existing scenario, 

with flooding issues to be managed by on-site measures.  In particular, 

the following benefits are noted: 

� Improved floor levels – Council’s Sydney Development Control 

Plan 2011 – Glebe Affordable Housing Project specifies a minimum 

flood planning level for habitable areas of the 1 in 100yr ARI top 

water level plus 0.5m freeboard. As such, the proposed re-

development is to incorporate a minimum habitable floor level of 

4.0m AHD (3.5 + 0.5 = 4.0m AHD) which will reduce risks 

associated with both property damage and life. Habitable floor levels 

at the Wentworth Street/Bay Street intersection are to be a minimum 

4.2m AHD (3.7 + 0.5 = 4.2m AHD) to protect the site from overland 

flows in Bay Street. The flood planning level for all commercial 

areas is to be above the 1 in 100 year flood top water level 

(3.7m AHD at Wentworth Street/Bay Street intersection and 3.5m 

AHD for the rest of the development area) in accordance with 

Council’s DCP. Currently, the majority of existing buildings on the 

subject site have floor levels below the minimum level required by 

council. Access to the basement carpark areas from Wentworth 

Street is to have a crest at the building boundary of minimum 4.2m 

AHD to minimize the risk of flooding to the basement carpark in 

larger storm events;  

� Improved Overland Flowpaths - Civil works along the boundary of 

the site will better define  overland flows in these area and help to 

keep surface flows in the roadways away from the proposed 

buildings;  

� Improved Safety - In addition to the raised floor levels, proposed 

site levels are generally higher than the existing site. As such, the 

resulting design minimizes the ponded depth and extent of flooding 

on-site, increasing public safety. 

Proposed site Flood Management controls are shown below in Figure 

2.2 
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2.4 Potential Effects of Climate Change 

Global warming and climate change refer to an increase in average 

global temperatures. Here natural events and human activities are 

believed to be contributing to an increase in average global 

temperatures. This is caused primarily by increases in “greenhouse” 

gases such as Carbon Dioxide (CO2).   The earth has warmed, on 

average, by about 0.7 °C since 1910 with nine of the ten warmest years 

on record occurring in the past decade. There has been an increase in 

heatwaves, fewer frosts, and a warming of the lower atmosphere and 

raises in ocean levels.  Australian temperatures have increased by 

almost 0.9 °C over the last hundred years, which is slightly more than 

the global average. (CSIRO website, 2009). 

The subject site is located approximately 600m to the south of 

Blackwattle Bay (Sydney Harbour).  In accordance with the NSW 

Floodplain Development Manual (2005), due to the close proximity to 

the eastern coastline, the site is also assessed against the potential 

effects of climate change, sea level rise and an increase in rainfall 

intensity. 

In 2009, the NSW Government provided a guideline entitled “Sea Level 

Rise Policy Statement” which details the Government’s plan of 

approach to climate change (in particular sea level rise), identifies risks 

to property owners as a result of sea level rise and provides a 

framework for Councils to help develop local strategies and risk 

assessment. In addition the policy also outlines the sea level rise 

benchmarks that have been adopted by the NSW Government. As a 

result a number of other planning tools and guidelines have been 

developed with the NSW Government’s strategy in mind, for example 

this is supported by the “NSW Coastal Planning Guideline: Adapting to 

Sea Level Rise” released by the Department of Planning (DoP) which 

provides guidance on how sea level rise should be considered in land 

use planning and development assessment 

The NSW Government guidelines suggest that the following be 

considered for rises in ocean level up to the year 2100: 

� 2050: 1990 Mean sea level plus 0.40m.  

� 2100: 1990 Mean sea level plus 0.90m.  

Figure 2.3 demonstrates how these benchmarks would be applied to 

traditional flood planning in creeks and rivers, where the above 

mentioned benchmarks are added to the 1% AEP flood event (1 in 100 

yr Flood event) plus freeboard. 
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1. Executive summary 

This report has been prepared to outline the Sustainable Design initiatives and Planning principles to 
be established for the proposed Bay Street Development located in Glebe, Sydney. This report has 
been prepared on behalf of M&T Management Pty Ltd and forms part of the planning 
submission documents. 
 

 
Project Specific Sustainable Requirements 

The Planning approach for this development has been to prepare a project specific planning 
document to inform the design and meet the City of Sydney expectations. The development will 
apply best practice to Sustainable Development through: 
o Sustainable Design considerations that demonstrates how the project will incorporate ESD 

principles in the design, construction and ongoing operation phases of the development 
o Assessment of the project against industry best practice standards for sustainable design 
o Description of how the project will incorporate the principles of ecologically sustainable 

development in the design, construction and ongoing operation of the project; and 
o Description of the measures to be implemented to minimise consumption of resources, 

especially energy and water 
 

 
Project Sustainable Commitment 

The Design team for the proposed Bay Street development is committed to minimise the impact on 
the environment through implementation of sustainable design initiatives within their discipline.  
Below are some of the key Sustainable initiatives identified and adopted by the project; 
 
o Environmental Urban Planning framework 
o Sustainable Building design initiatives 
o Energy Initiatives 
o Water Initiatives 
o Waste minimisation 
o Material selection 
o Transport and accessibility 
o Greening Landscape 
 
The proposed development is looking at adopting sustainable design initiatives derived from both 
International and National environmental scheme in achieving the following environmental rating 
benchmarks. For further details on the proposed initiatives we refer to Section 4.3 of this report. 
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2. Introduction  

This report has been prepared to outline the Sustainable Design initiatives and Planning principles to 
be established for the proposed Bay Street Development located in Glebe, Sydney. The project 
includes the establishment of new mixed use development of multi-residential dwelling buildings with 
retail and commercial facilities. This report has been prepared on behalf of M&T Management 
and forms part of the planning submission documents. 
 

2.1 Project Description 

The development includes the demolition of existing site buildings and establishment of new mixed 
use development which includes a number of multi-residential buildings with retail and commercial 
facilities.  The proposed development will include through site links that will add connection to the 
surrounding residential developments and local retail outlets along with communal external spaces 
that can be utilised by the site population. 
 
The proposed development is looking at implementing environmental and social integration by 
developing effective design initiatives which will add value to the existing district and community. 
 

 
Figure 1: Proposed development location and site area 
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2.2 Ecological Sustainable Development 

The Design team for the proposed Bay Street development is committed to minimise the impact on 
the environment through implementation of sustainable design initiatives for the proposed 
development.  The objective of undertaking these initiatives is to build an environmentally friendly 
development which will integrate with the existing surroundings and community to promote best 
practices for sustainable living.  
 
The approach is to identify site specific ESD opportunities in relation to the urban landscape of the 
proposed site and derived sustainable design initiatives for the proposed development during the 
design, construction and operation phase. This approach is aim at improving the overall 
environmental performance of the development throughout its lifecycle and promotes ecological 
sustainable living within the community. 
 
The following initiatives have been considered and described in the later sections of the report. 
o Environmental Urban Planning framework 
o Sustainable Building design initiatives 
o Energy Initiatives 
o Water Initiatives 
o Waste minimisation 
o Material selection 
o Transport and accessibility 
o Greening Landscape 

 
 

2.3 Reference Documents 

This report and assessment has been undertaken in reference to following reference documents. 
Table 1: Reference Documents 

Description Version Reference 

BASIX  2010 BASIX 

Green Star Multi Unit Residential Tool Version 1 GBCA 

NABERS Office  
NABERS Home 

Version 8 
Version 1 

NABERS 

NSW Benchmark 2006 DEUS 

AIRAH Technical Hand Book Edition 4 AIRAH 
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3. Environmental Urban Planning Framework 

3.1 Commitment 

An Environmental Urban Planning framework has been derived to include the following design 
considerations for the proposed development which looked into both the environmental and social 
aspect of integrating the proposed development into the existing community.  
 
Environmental Goals and Objectives 

The project is to adopt ecological sustainable design practices to minimise the carbon footprint of 
the development during the design, construction and operation phase. The design team is to 
incorporate ‘good practice’ design guidelines to minimise energy, water and material usage to 
improve the environmental performance of the development. This is also aim to create awareness 
within the community in relation to sustainable living. 
 
Integration and rejuvenation plan 

The project aims to rejuvenate existing site and value-add to the community through 
implementation of a holistic sustainable urban development plan for the proposed development. 
The plan also considers the environmental contributions of the proposed development to the 
community which includes the use of onsite renewable energy, water conservation measures, waste 
minimisation, effective transportation system and greening of the landscape.  
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3.2 Environmental Targets and Benchmarks 

A review of the market planning environmental targets and benchmarks has been undertaken to 
derive appropriate planning commitment standards for Bay Street, these relate to BASIX, NABERS, 
Green Star and LEED (Leadership in Energy and Environmental Design).  
The current environmental performance benchmarks for Residential and Office developments in 
NSW are as follows: 
 

Market Tool Applicable to Environmental Measure Project Target 

BASIX Water Residential 40% reduction against NSW Benchmark 
consumptions Target = 45% reduction 

BASIX Energy Residential 30% reduction against NSW Benchmark 
consumption Target = 40% reduction 

NABERS 
Energy 

Commercial, 
Retail and 
Residential 

Benchmarks [2.5 stars NABERS ratings] 

 

NABERS Office Energy: 313 kg CO2 per m2  

 

NABERS Homes Energy: 6,631 kg CO2 per 
annum 

 

NABERS Retail Energy: 70 kg CO2 per m2 

Under review for the project  

Possible target = 4 star NABERS 
Energy for Offices 

NABERS 
Water 

Commercial, 
Retail and 
Residential 

Benchmark [2.5 stars NABERS ratings] 

 

NABERS Office Water: 0.7 kL per m2  

 

NABERS Homes Water: 180 kL per annum  

 

NABERS Retail Water: 0.86 kL per m2 

Under review for the project 

Green Star Whole 
development 

Green Star Office Design v3 tool 

 

Green Star Communities Framework 

 

NABERS Energy 4 stars for Commercial 
Offices 

Under review for the project 

Planning objectives in 
Communities tool is being 
considered for integration 

LEED Whole 
development 

Leadership in Energy and Environmental 
Design (LEED) Neighbourhoods tool 

Under review for the project 

Site planning initiatives for 
layouts are being considered 
for integration 
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The below graph indicates the NSW water consumption benchmarks that have been derived for the 
project based on the proposed targets for improvement against the baseline consumption data for 
households. The NSW Water consumption household consumption has been taken as 75kL per 
capita as per Australian Bureau of Statistics 2008-2009 household water consumption. 

 

 
Figure 2: Water consumption benchmarks for households in NSW 2008-2009 with benchmark comparison to 
BASIX targets and the Bay Street development. 

 
 
 

 
 

Figure 3: Energy consumption target improvements for Bay Street households relative to baseline 
benchmarks comparison NSW BASIX and average consumption levels. 
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4. Voluntary Planning Agreement 

This Section of the report has been prepared to supplement the proposed Voluntary Planning 
Agreement that is to be established for the 87 Bay Street Multi-Residential development, Glebe NSW. 
This section defines the sustainability objectives to be implemented as part of the baseline planning 
instrument for the design of this multi-residential precinct development. The targets set relate to the 
proposed building and site-wide planning goals. Since the major component of the proposed 
development will be Residential the initiatives that form part of the minimum planning agreement 
focus primarily on residential design standards. 

 
4.1 Current Planning Provisions 

The current planning provisions that apply in NSW include 40% and 30% improvement in Water and 
Energy consumption respectively. The development is proposing to improve on these values which 
consider the elements of the site context and current best practice market tools. 

 
4.2 Bay Street Objectives 

Baseline 

The Bay Street development has set the following Sustainable Design objectives to achieve as part 
of the minimum planning provisions: 
 
o 5% improvement above BASIX Water benchmark for the overall site  
BASIX Water target = 45%  
 
o 10% improvement above BASIX Energy benchmark for the overall site 
BASIX Energy target = 40% 
 
o Thermal comfort heat and cooling demand within allowable limits for Sydney East climate for 

each dwelling type 
o Site landscaping that provides social interactions and site thoroughfares 
o Providing alternative transportation options for occupants 
o 4 star NABERS Energy rating is achieved in design for the Commercial facilities 

 
 

Aspirations 

There is an aspiration that one (1 off) of the buildings achieves a third party certified building rating 
and this is to be defined during the design development stage of the project. Currently the tools that 
are being explored for adoption in Green Star Multi-Residential v1 tool administered by the Green 
Building Council of Australia, NABERS Homes and LEED (Leadership in Energy and Environmental 
Design) NC 2009. 
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4.3 Minimum Planning Initiatives 

At the site and dwelling level the above targets are to be met with through the adoption of the 
following design initiatives which will form the basis of the environmental planning provisions to apply 
to the development: 

 
BASIX Water Target 45%  

   

Central Water Systems   

Initiatives Description   

Rainwater tanks Rainwater tanks and harvesting systems to be provided such that all site landscaping 
can be served by the tanks and are to be sized to serve proposed landscape types 

Water Fixtures Common fixtures types to meet the following provisions: 

Showers: 3 WELS rating, consumption < 9 L/ min 

Basins:     3 WELS rating 

Kitchens: 3 WELS rating 

Toilets:     3 WELS rating 

Hot water Solar hot water with gas booster and storage tanks to be provided. 

No hot water reticulation circuits. 

Pools / Spas No pools or spas are proposed, however if the planning provisions change to include 
these facilities then pool covers are to be provided to reduce water loss 

Central Laundry 
Facilities 

No central washing facilities to be provided. All washing facilities are to be provided 
within each dwelling 

  

Dwelling Water Efficiency 

Rainwater tanks Rainwater tanks and harvesting systems to be provided to serve dwelling landscaping 
that may be provided at ground level 

Water Fixtures Dwelling fixtures types to meet the following provisions: 

Showers: 3 WELS rating, consumption > 6 L/ min but less than 7.5 L/min  

Basins:     4 WELS rating 

Kitchens: 3 WELS rating 

Toilets:     4 WELS rating 

Hot water All dwellings to be served by the central hot water systems  

Equipment All clothes washers to meet minimum 3 WELS rating or better where provided by the 
developer 

All dishwasher to meet minimum 3 WELS rating or better where provided by the 
developer 

Pools / Spas No pools or spas are proposed to the dwellings 
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BASIX Energy Target 40% 
  

Central Energy Systems 

Heating & Cooling 
Systems 

No central heating or cooling systems are proposed to the residential development. 
Dwellings are to be provided with dedicated units 

Lifts Lift motors to achieve efficiency of geared traction V V A C motor or equivalent 

Lighting to lift cars to be metal halide fittings or better. All lighting is to be linked to lift 
call buttons 

Building Management 
System 

A central building management system is to be provided to the development. This 
may be provided at a building or overall development level to monitor energy 
consumption of the relevant central services 

Hot water Central hot water systems to include Solar hot water with Gas booster systems.  

A dedicated area on each building roof is to be included for the solar hot water 
systems with a minimum of 20m2 provided per 50 dwellings. 

All external and internal hot water pipes are to be lagged within insulation to minimum 
of R0.60 (25mm thk insulation) to reduce energy losses in operation 

Pools / Spas No pools or spas are proposed, however if the planning provisions change to include 
these facilities then pool covers are to be provided to improve energy efficiency and 
solar heating systems are to apply 

Central Laundry 
Facilities 

No central washing facilities are to be provided. Laundry facilities are to be provided 
within each dwelling 

Facilities No common are drying facilities are nominated  

Car park Underground car parks are to be provided. Provision for supply and exhaust with 
carbon monoxide controls and VSD fan controls is to be made 

All lighting to car park areas to be florescent fittings linked to motion sensors 

Plant rooms Plant rooms to be exhausted only unless additional supply is required to meet 
Australian Standards. All exhaust systems for these rooms are to be linked to light 
controls. 

All lighting fixtures to these rooms are to be fluorescents or equivalent efficiency. 
Fittings are to include manual on/off switching or motion sensors to commonly 
accessed rooms such as garbage rooms 

Hallways All hallways throughout the building are to be ventilated with supply air only or 
equivalent efficiency system, no conditioning is to be provided. All supply air systems to 
be linked to the BMS for the buildings. 

All hallways are to be fitted with halogen or more efficient light fittings that operate 
from motion sensors 

Ground Lobbies All entry lobbies are to be conditioned which are linked to the BMS such that operate 
during peak periods only 

All lobby areas are to be fitted with halogen or more efficient light fitting that operate 
from motion sensors 
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Dwelling Energy Efficiency 

Kitchens Kitchens to be fitted with exhaust fans that are manually operated and not ducted 

Bathrooms Bathrooms to be fitted with exhaust fans not ducted that are linked with the light 
switches 

Laundry Facilities Laundries are to be fitted either with exhaust fans that are manually operated and not 
ducted OR naturally ventilated 

Facilities All dwellings to be provided with a clothes line within an internal area for clothes drying 
or an equivalent system that provides alternative to using clothes dryers  

Heating & Cooling 
Systems 

All living / dining rooms spaces to be fitted with ceiling fans and 1 phase air 
conditioning system with minimum 2.5 star Energy star rating or equivalent 

All bedrooms to be fitted with ceiling fans and no air conditioning systems 

Lighting Fluorescent and Led lighting is to incorporated into dwelling living rooms  

Equipment All clothes washers to meet minimum 2.5 Energy star rating or better where provided 
by the developer 

All dishwasher to meet minimum 2.5 Energy star rating or better where provided by the 
developer 

All clothes dryers to meet minimum 2.5 Energy star rating or better where provided by 
the developer 

Pools / Spas No pools or spas are proposed to the dwellings 

Natural / cross 
ventilation 

The utilisation of natural ventilation via effective cross ventilation is to be met for 
minimum 20% of all dwellings  

 
 

Commercial Office Energy Efficiency 

Lighting Maximum lighting density of 8W/m2 is to be achieved on average generally for all 
office spaces 

All lighting is to be zoned at a maximum of 100m2  

Lighting design is to incorporate daylight sensors along perimeter zones that enable 
ballasts to operate between10-100% output when natural daylight levels are sufficient 

Building fabric Facade design is to incorporate performance glazing to mitigate heat gains or losses 
through the facade. 

External building constructions are to exceed minimum R2.80 requirements as defined 
in the Building Code of Australia for external walls and R3.20 for roof structure. 

Natural daylighting Building form and the facade is to be designed to promote natural daylighting of 
internal spaces to reduce the reliance on artificial lighting. Window sizes are to 
balance heat gains and  

Central Services Proposed central services are to incorporate timers, sensors and logic controls that 
enable efficient operation of HVAC systems in operation. These controls are to be 
linked to the Building Management Systems to enable Facilities Management to 
identify any issues with the systems in operation. 

Meters Non-utility energy meters are to be fitted to all major equipment which include 
equipment that exceeds 100kVA. Meters are to be Class 1 or better meters and 
current Transformers. 
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Commercial Office Water Efficiency 

Water Fixtures Common fixtures types to meet the following provisions or better: 

Showers: 3 WELS rating, consumption < 9 L/ min 

Basins:     4 WELS rating 

Kitchens: 4 WELS rating 

Toilets:     4 WELS rating 

Urinals:     6 WELS rating or better 

Meters Water meters are to be installed for the following potable water uses as a minimum: 

Bathroom water consumption 

Recycled water systems 

Fire systems 

Irrigation systems 

Meters are to be linked to Building Management System 

Building Management 
System 

A building management system is to be installed to monitor water and energy usage 
within the building. System is to include alarms when system is not operating as 
intended and alert Facilities Management 

Water Based Heat 
Rejection Systems 

All Water Based Heat rejection systems are to be installed with a Legionella Risk 
Management plan has been prepared in accordance with AS/NZS3666.2:2002 or 
AS/NZS 3666.3:2000 and has been included in the O&M manual provided to the 
building owner 

 
 
 

Overall Environmental Site Initiatives 

Small Car Parking Parking is to be provided on site for small vehicles such as scooters and motorcycles 
with a minimum of 1 space per 1000m2  Commercial / Retail GFA 

Cyclist Parking Cyclist parking is to be provided either on grade or within basement car park to the 
following allowances: 

Commercial: 1 bike rack per 400m2 GFA 

Residential:    1 bike rack per 500m2 GFA  

Retail:              1 bike rack per 200m2 GFA  

 

Cyclist support facilities to be provided for visitors / staff commercial parking to the 
following allowances: 

Commercial:  1 shower per 10 bike racks 

Commercial:  1 locker per bike rack  

Landscaping Minimum 80% of landscaping species is to be indigenous 
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Low Volatile Organic 
Compound Finishes 

All paints and carpets to be used within the buildings are to be have a low Volatile 
Organic Compound limit as per the following limits 

Carpets: 

Total VOC limit:  0.5mg/m2 per hour 
4-PC (4-Phenylcyclohexene):  0.05mg.m2 per hour 

Paints 

Product Type 
VOC Limit  

(g/L of ready 
to use product) 

Walls and ceilings - interior gloss 75 

Walls and ceiling – interior semi gloss 16 

Walls and ceiling – interior low sheen 16 

Walls and ceiling – interior flat washable 16 

Ceilings – interior flat 14 

Trim – gloss, semi gloss, satin, varnishes and 
woodstains 75 

Timber and binding primers 30 

Latex primer for galvanized iron and zincalume 60 

Interior latex undercoat 65 

Interior sealer 65 

One and two pack performance coatings for 
floors 140 

Any solvent-based coatings whos purpose is 
not covered in table 200 

  
 

Rooftop gardens Vegetated roof top garden is to be provided for at least one building within the site for 
the community to enjoy. 

Site links At through site link and piazza is to be provided to create a liveable` environment for 
the community 

Planning and Layouts Site urban structures are to promote self shading from adjacent forms  

External spaces Individual external / balconies spaces are to be provided to a minimum of 40% of 
apartments 
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4.4 Aspiration Planning Initiatives 

The following lists some of the sustainable design initiatives that may become future minimum 
planning provisions during the design development stage of the project: 

 

Energy Initiatives 

Natural / cross 
ventilation 

The utilisation of natural ventilation via effective cross ventilation is to be met for 
minimum 70% of all dwellings  

Dwelling Energy 
meters 

Energy smart metering can be provided to each dwelling to allow occupants to 
record and track all of their energy consumption in real time. By tracking energy 
consumption this will encourage occupants to reduce usage 

Energy metering All major plant and equipment installed to the buildings that exceed load of 25kVA is 
to be provided with sub-meters that relay energy consumption to the building 
management system. This will allow building manager to monitor usage and identify 
if excess usage has occurred 

Dwelling Equipment All clothes washers to have minimum 3.5 Energy star rating or better where provided 
by the developer 

All dishwasher to have minimum 3.5 Energy star rating or better where provided by 
the developer 

All clothes dryers to have minimum 3.5 Energy star rating or better where provided by 
the developer 

Heating & Cooling 
Systems 

All living / dining rooms spaces to be fitted with ceiling fans and 1 phase air 
conditioning system with minimum 3.5 star Energy star rating or equivalent 

All bedrooms to be fitted with ceiling fans and no air conditioning systems 

Commercial Energy 
Efficiency 

4.5 star NABERS Energy rating is achieved in design and operation for the 
commercial facilities 

 

Water Efficiency 

Water Fixtures All water fixtures within the development to meet the following provisions: 

Showers: 3 WELS rating, consumption 6 L/ min but less than 7.5 L/min 

Basins:     5 WELS rating 

Kitchens: 4 WELS rating 

Toilets:     4 WELS rating 

Blackwater treatment On site greywater/blackwater treatment system is provided which captures all 
wastewater produced from the residential, retail and commercial facilities for reuse  

Stormwater 
management 

On site retention systems are provided which capture and treat stormwater to 
ANZECC guidelines 

 

Overall Environmental Site Initiatives 

External spaces Individual external spaces are to be provided to a minimum of 60% of apartments 

External areas All public walkways and areas around the buildings are landscaped with mature 
trees that improve microclimate  

 



Planning Proposal/ 87 Bay Street, Glebe 

Appendix 7:
Contamination Assessment Report

























































Planning Proposal/ 87 Bay Street, Glebe 

Appendix 8:
Consistency with the Sydney Metropolitan 
Strategy and draft Sydney City Subregional 
Strategy



 

 

Consistency with the Metropolitan Plan for Sydney 2036 and Sydney City 
Draft Subregional Strategy 

Response to the Metropolitan Plan for Sydney 2036 
 

Relevant 
Action 

Description Planning proposal response 

B1.1 Plan for centres to grow and change 
over time. 

Being located within five minutes walk 
of the existing retail and commercial 
centre of Glebe, the proposal would 
provide additional housing, employment 
and services in an area well-suited for 
redevelopment. 

B1.3 Aim to locate 80 per cent of all new 
housing within the walking 
catchments of existing and planned 
centres of all sizes with good public 
transport. 

The site is located within walking 
distance of several existing centres as 
well as Broadway Shopping Centre, 
TAFE and the University of Technology 
Sydney. It has easy access to public 
transport from Central station, as well 
as a variety of local bus routes. 

D1.1 Locate at least 70 per cent of new 
housing within existing urban areas 
and up to 30 per cent of new housing 
in new release areas. 

The proposal would establish medium 
density residential development in an 
existing urban area already well- 
serviced by public transport, 
educational facilities, infrastructure and 
commercial activity. 

D1.2 Reflect new subregional dwelling 
targets in Subregional Strategies and 
Local Environmental Plans, and 
monitor their achievement. 

The proposal would see approximately 
200 residential units being located on a 
site which does not currently contain 
any residential development. This will 
contribute to achieving the City’s 
subregional dwelling targets. 

D2.1 Ensure local planning controls 
include more low rise medium density 
housing in and around smaller 
centres. 

The redevelopment proposed would 
deliver medium density housing of a 
sympathetic scale to surrounding 
medium to low density residential 
development. The site is ideally located 
next to Bay Street and the local centre 
of Glebe. 

D3.1 Explore incentives to deliver 
moderately priced rental and 
purchase housing across all 
subregions. 

As part of the public benefits package 
being offered, the proposal includes 7.5 
per cent affordable housing to offset a 
proposed uplift in height and FSR. 

E2.1 Plan for more commercial and retail 
jobs in highly accessible Strategic 
Centres. 

The site is not within an identified 
Strategic Centre. The redevelopment 
would see the continuation of small-
scale commercial and retail uses. The 
site would complement and 
extend the existing retail and 
commercial uses existing to the south 
of Bay Street at Broadway. 



 

Relevant 
Action 

Description Planning proposal response 

E4.1 Ensure all new LEPs provide for a 
broad range of local employment 
types. 

The proposal would see small-scale 
retail uses introduced on site, as well as 
the retention of employment generating 
commercial uses in 
the redeveloped premises. 

G3.1 Integrate environmental targets into 
infrastructure and land use planning. 

The proposal meets environmental 
targets by providing Water Sensitive 
Urban Design and exceeding BASIX 
requirements. 

G5.2 Ensure integrated water cycle 
management for new release areas 
and sites for urban renewal. 

The proposal is supported with 
stormwater and sustainability technical 
reports (Attachments G and H 
respectively), which aim to reduce the 
development’s water and carbon usage. 

H3.1 Design and plan for healthy, safe, 
accessible and inclusive places. 

The redevelopment would open the site 
to connect with adjoining roads, the 
Glebe Affordable Housing Project to the 
south, and Wentworth Park to the north. 
Residential and retail development 
would increase passive surveillance 
and safety in the area. The proposed 
through-site link would act as a 
gathering and focal point of the 
renewed site, encouraging 
inclusiveness among residents and the 
broader community. 

 

 

 

  



Response to the Sydney City Draft Subregional Strategy 
Strategy A: Economy and employment 
Directions Statement of consistency 
A1: Provide suitable commercial sites and 
employment lands in strategic areas. 
 
A2: Increase innovation and skills 
development. 
 
A3: Improve opportunities and access to jobs 
for disadvantaged communities. 

The site currently contains Class 2 
employment land fronting Wentworth Park. 
During the preparation of the Sydney Local 
Environmental Plan 2012, rezoning of the site to 
B4 Mixed Uses zone from its current General 
Industrial zone was supported. A mixed use 
zoning would allow continuation of existing 
commercial and business uses, while enabling 
future redevelopment of an isolated and small 
pocket of industrially zoned land surrounded by 
residential uses. 
 
The Planning Proposal would support Objective 
A3.2 Increase Integration of Employment and 
Housing Markets through providing a diversity of 
housing opportunities, including an affordable 
housing component, in close proximity to 
employment opportunities in central Sydney, 
Broadway Town Centre, RPA hospital, and 
nearby universities. 

 
Strategy B: Centres and corridors 
Directions Statement of consistency 
B1: Provide places and locations for all types 
of economic activity and employment across 
the Sydney region. 
 
B2: Increase densities in centres whilst 
improving liveability. 
 
B3: Cluster business and knowledge-based 
activities in strategic centres. 
 
B4: Concentrate activities near public 
transport. 
 
B5: Protect and strengthen the primary role of 
economic corridors. 
 
B6: Focus development in renewal corridors to 
maximise infrastructure use where demand 
and opportunities exist. 
 
B7: Recognise the role of enterprise corridors 
as locations for local employment. 

The Proposal increases residential capacity 
adjacent to Broadway Town Centre, and would 
have minimal impact on potential employment 
lands within the centre, consistent with 
Objective B2.1 Establish a typology of centres. 
 
The Proposal enables retail activity within 
400m of a major bus corridor on Broadway and 
700m of two light rail stations, which is 
consistent with Objective B4.1: Concentrate 
retail activity in centres, business development 
zones and enterprise corridors, and with Action 
SC B4.1.2, which seeks to locate retail where it 
supports Strategic Centres. 

 
Strategy C: Housing 
Directions Statement of consistency 
C1: Ensure adequate supply of land and sites 
for residential development. 
 
C2: Plan for a housing mix near jobs, transport 
and services. 
 
C3: Renew local centres. 
 

The Proposal enables approximately 200 new 
dwellings towards the housing targets of the 
Strategy, consistent with Objective C1.3 Plan 
for increased housing capacity targets in 
existing areas, and with Action SC C1.3.1, 
which seeks to ensure planning controls 
accommodate the housing targets. 
 



C4: Improve housing affordability. 
 
C5: Improve the quality of new development 
and urban renewal. 

The Proposal creates additional residential 
capacity within 400m of the Broadway Town 
Centre. This centre is one of the City of 
Sydney’s five town centres identified in the 
Subregional Strategy, and provides good 
access to public transport and strategic bus 
corridors along Broadway, King Street and 
Parramatta Road. 
 
The Broadway Centre is vibrant and 
successful with restaurants, shops and social 
services, all of which are in walking distance 
from the subject site. The subject site is also 
within 1km of central Sydney, 400m of the 
Sydney Education and Health Precinct and 
400m of the Pyrmont Ultimo Precinct. 
This is consistent with Objective C2.1 Focus 
residential development around Centres, Town 
Centres, Villages and Neighbourhood Centres 
and with Action SC C2.1.1, which seeks to 
locate housing near public transport and Action 
SC C2.1.1, which seeks to locate housing near 
centres. Optimising the density and 
redevelopment potential of the subject site 
reduces pressure on areas that are not as well 
located and serviced. 
 
The Proposal enables the development of 
diverse housing types, including the potential 
for new affordable housing and new market 
housing. This is consistent with Objective 
C2.3: Provide a mix of housing, and with 
Action SC C2.3.2, which requires planning 
controls to cater for changing housing needs. 
 
The Proposal improves upon the existing 
urban design and public domain, providing 
through links to surrounding streets. This is 
consistent with Objective C5.1: Improve the 
design quality of new development. 
The DCP associated with the Proposal would 
be based upon SEPP 65 design codes, to 
further ensure a high quality design is 
achieved, as required by Action SC C5.1.1. 

 
Strategy D: Transport 
Directions Statement of consistency 
D1: Improve transport between Sydney’s 
centres. 
 
D2: Improve the existing transport system. 
 
D3: Influence travel choices to encourage 
more sustainable travel. 
 
D4: Improve transport decision making: 
planning, evaluation and funding. 
 
D5: Ensure sufficient port capacity is available 
to serve Sydney. 

The Proposal, through the accompanying 
DCP, requires the inclusion of a through site 
link to connect local cycle and pedestrian 
routes, consistent with Objective D3.1 Improve 
local and regional walking and cycling 
networks, and with Action SC D3.1.2, requiring 
upgraded walking and cycling facilities to 
improve access within and across Strategic 
Centres. 
 
The Proposal reinforces the need for 
compliance with draft SLEP 2011’s car parking 
rates, which set an upper limit on the amount 



 
D6: Improve efficiency of all types of freight 
movements in Sydney. 
 
D7: Connect the regions and economic 
gateways within the greater metropolitan 
region. 
 
D8: Minimise the adverse impacts of freight 
movements. 

of car parking that can be provided for 
residential dwellings, which seek to discourage 
car ownership and increase the modal share of 
cycling, walking and public transport. This is 
consistent with Objective D3.2 Implement a 
metropolitan parking policy and Objective D3.3 
Implement TravelSmart voluntary travel 
behaviour change programs, particularly 
Action SC D3.3.1, which seeks to develop 
programs that manage travel demand. 
 
The Proposal is also considered consistent 
with the NSW Government’s Metropolitan 
Transport Plan. It seeks to decrease reliance 
of private vehicles, it positions residential 
growth near public transport, and it supports 
the Cities and Centres defined in the Sydney 
Metropolitan Strategy. 

 
Strategy E: Environment and resources 
E1: Establish targets for sustainable growth. 
 
E2: Protect Sydney’s natural environment. 
 
E3: Achieve sustainable use of natural 
resources. 
 
E4: Protect valuable rural activities and 
resource lands. 
 
E5: Adapting to climate change. 
 
E6: Conserve Sydney’s cultural heritage. 

The Proposal is within the existing urban 
footprint, consistent with Objective E3.1 
Contain Sydney’s urban footprint. The 
Proposal requires the exceedance of BASIX 
SEPP requirements by 25 per cent, so is 
consistent with Objective E3.2 Achieve 
sustainable use of water and Objective E3.3 
Use energy efficiently and reduce greenhouse 
intensity of energy supply. 
 
The Proposal, through the comprehensive 
DCP, requires a waste management plan, 
which is consistent with Objective E3.4 
Minimise and recycle waste. 
 
A preliminary flood study is attached as part of 
the justification report.This is consistent with 
Objective E5.3 Councils to identify natural 
hazards and risk management measures in 
principal LEPs and with Action SC E5.3.1, 
which requires Council to plan for land affected 
by flooding in accordance with the 
Government’s Flood Prone Land Policy and 
Floodplain Development Manual. 
 
A heritage report is attached to the justification 
report. The site is currently within a heritage 
conservation area and, although being 
removed from that heritage conservation area, 
would remain adjacent to it and any response 
to a design competition would be required to 
consider this context. This is consistent with 
Objective E6.2 Recognise where Sydney’s 
cultural heritage contributes to its character 
and quality and manage change appropriately, 
and with Action SC E6.2.1 requiring growth to 
consider the significance of conservation 
areas. 

 
Strategy F: Parks and public places 



F1: Increase access to quality parks and public 
places. 
 
F2: Provide a diverse mix of parks and public 
places. 
 
F3: Improve Sydney’s major sporting and 
cultural event facilities. 

The Proposal is located near, and improves 
connections to, the established Wentworth 
Park open space. This is consistent with 
Objective F1.2 Improve the quality of regional 
open space; and Objective F2.1 Improve the 
quality of local open space. 

 
Strategy G: Implementation and governance 
G1: Align subregional and local planning with 
strategy aims. 
 
G2: Improve state involvement in strategic 
places and projects. 
 
G3: Inform state investment priorities. 
 
G4: Consider funding, pricing and project 
delivery. 
 
G5: Keep the strategy current. 
 
G6: Ensure stakeholder involvement. 

The Proposal would be assessed by the 
Department of Planning, consistent with Action 
SC G1.2.6, requiring such an assessment. 

 



Planning Proposal/ 87 Bay Street, Glebe 

Appendix 9:
Consistency with Sustainable Sydney 2030



Consistency with Sustainable Sydney 2030 
 

Direction 1: A globally competitive and innovative city 
Objectives Statement of consistency 
1.1 Plan for growth and change in the City 
Centre. 
 
1.2 Strengthen globally competitive clusters 
and networks and develop innovative 
capacity. 
 
1.3 Plan for global city support functions. 
 
1.4 Develop innovative capacity and global 
competitiveness. 
 
1.5 Strengthen business competitiveness. 
 
1.6 Enhance tourism infrastructure, assets 
and branding of the City. 

The proposal will strengthen business 
competitiveness in the area of retail and 
commercial development in Broadway and 
Glebe by maintaining commercial 
uses and incorporating small-scale 
retail uses on site. This outcome is consistent 
with Action 1.1.1: Ensure the City Plan 
provides capacity for employment growth in 
the City, and Action 1.4.1: Support local 
community economic development and 
continuous learning. 
 
Further, the provision of residential 
development in this location, being proximate 
to Central Sydney, will help to strengthen the 
economic role of the City centre by 
accommodating for future job growth. 

 
Direction 2: A leading environmental performer 
Objectives Statement of consistency 
2.1 Increase the capacity for local energy 
generation and water supply within city 
boundaries. 
 
2.2 Reduce waste generation and stormwater 
pollutant loads to the catchment. 
 
2.3 Improve the environmental performance 
of existing buildings. 
 
2.4 Demonstrate leadership in environmental 
performance through the City of Sydney’s 
operations and activities. 

In order to access an FSR bonus, the 
Proposal requires BASIX requirements are 
exceeded by 25 per cent for water. This 
meets Action 2.1.3: Increase the use of 
recycled water. 
 
The redevelopment will also upgrade existing 
stormwater infrastructure on the site. Rooftop 
terraces and the landscaping of the proposed 
through-site link will be required to meet 
water sensitive urban design requirements 
through provisions in the comprehensive 
DCP. This meets Action 2.2.1: Renew 
stormwater infrastructure by installing water 
sensitive urban design in the catchment. 

 
Direction 3: Integrated transport for a connected City 
Objectives Statement of consistency 
3.1 Support and plan for enhanced access by 
public transport from the Sydney Region 
to the City of Sydney. 
 
3.2 Develop and integrated Inner Sydney 
public transport network. 
 
3.3 Reduce the impact of transport on public 
space in the City Centre and Activity 
Hubs. 
 
3.4 Manage regional roads to support 
increased public transport use and 
reduced car traffic in City streets. 

The subject site is located within a ten minute 
walk of Central Railway Station, which 
connects with all other Sydney suburban rail 
lines. The site is also serviced by numerous 
bus routes which run along Parramatta Road, 
as well as a local route that runs along Glebe 
Point Road. The site is also within walking 
distance to central Sydney. 
 
Car parking requirements consistent with 
SLEP 2011will be enforced on the site, with 
no eligibility for residents to hold street 
parking permits. This will help achieve Action 
3.3.3: Manage car travel demand. 



 
Direction 4: A city for pedestrians and cyclists 
Objectives Statement of consistency 
4.1 Develop a network of safe, linked 
pedestrian and cycle paths integrated 
with green spaces throughout both the 
City and Inner Sydney. 
 
4.2 Give greater priority to cycle and 
pedestrian movements and amenity in 
the City Centre. 
 
4.3 Promote green travel for major 
workplaces and venues in the City. 

The proposal sees a more legible and 
permeable built form that will enable 
increased movement across the site which 
accords with Action 4.1.4: Continue to ensure 
walking and cycling facilities and networks 
are designed so that they are safe and meet 
the needs of everyone. 
 
Cyclists and pedestrians will be better 
catered for by way of the through-site link 
connecting southern development with 
Wentworth Park. Increased passive 
surveillance of the site will also be achieved 
by establishing residential development on 
site. 
 
Bike racks and end of trip facilities will also 
be requirements of any new development 
under SDCP 2011. This meets Action 4.3.1: 
Establish or improve end of trip facilities to 
encourage walking and cycling. 

 
Direction 5: A lively, engaging City Centre 
Objectives Statement of consistency 
5.1 Strengthen the City’s public domain 
identity and create more places for 
meeting, rest and leisure. 
 
5.2 Provide an activity focus for the City 
Centre worker and visitor communities. 
 
5.3 Manage and strengthen precincts in the 
City Centre. 
 
5.4 Increase the supply of small scale spaces 
for retail and small businesses on streets 
and lanes. 
 
5.5 Assist appropriate small businesses to 
locate and thrive in the City Centre. 
 
5.6 Support the development of diverse new 
bars and restaurants in the City Centre. 

A through-site link will be required as part of 
redevelopment, with landscaping and public 
art elements also required. This will provide a 
local meeting place. 
 
New retail development will provide an 
activity focus for the site, while the  
commercial uses will retain an 
employment base and support the 
continuation of local business in the area. 

 
Direction 6: Vibrant local communities and economies 
Objectives Statement of consistency 
6.1 Maintain and enhance the role and 
character of the Villages. 
 
6.2 Create a network of Activity Hubs as 
places for meeting, shopping, creating, 
learning and working for local 
communities. 
 
6.3 Provide a rich layer of accessible 
community-level social infrastructure, 

To the south of Bay Street, Broadway 
Shopping Centre is a regionally significant 
hub. Smaller scale commercial uses can be 
found within close proximity to the site along 
Glebe Point Road and Parramatta Road. 
Commercial uses will eventually extend down 
Bay Street once small commercial units are 
established within the redeveloped Housing 
NSW site. The retention of commercial uses 
on the subject site meets Action 6.2.3: Plan 



services and programs across the City. 
 
6.4 Develop and support local economies 
and employment. 
 
6.5 Build opportunities for lifelong learning in 
new literacies. 

for development to support the core elements 
of future Activity Hubs. 

 
Direction 7: A cultural and creative city 
Objectives Statement of consistency 
7.1 Encourage the appreciation and 
development of Aboriginal and Torres 
Straight Islander cultural heritage and its 
contemporary expression. 
 
7.2 Support cultural activity, participation and 
interaction. 
 
7.3 Support the development of creative 
industries. 
 
7.4 Provide cultural leadership and 
strengthen cultural partnerships. 

The proposal does not contain any elements 
which are inconsistent with this direction. 

 
Direction 8: Housing for a diverse population 
Objectives Statement of consistency 
8.1 Facilitate the supply of housing by the 
private market. 
 
8.2 Ensure that housing developments 
provide a diversity of housing 
opportunities for different lifestyle choices 
and housing types. 
 
8.3 Ensure that a substantial portion of 
housing is aimed at the lower end of the 
market. 
 
8.4 Facilitate and promote growth in the 
‘affordable housing; sector including by 
Not-For-Profit (NFP) and other housing 
providers. 
 
8.5 Facilitate and promote growth in the 
social housing sector to provide housing 
opportunities for those with very low 
incomes. 
 
8.6 Promote partnerships and develop 
advocacy strategies for the delivery of 
housing for very low through to moderate 
income households. 

Any future residential development on the 
site will be required to comply with SDCP 
2011’s percentage mixes of varying dwelling 
sizes which meets both Action 8.1.4: Monitor 
the availability of private and public land for 
residential development; and Action 8.2.2: 
Ensure the City Plan requires a mix of 
housing types to suit a wide range of people 
and a wide range of social diversity. 
 
By linking a higher FSR to affordable housing 
provision, the Proposal meets Action 8.3.1: 
Encourage the development industry to 
provide lower priced housing and Action 
8.4.1: Support the NFP sector in providing 
affordable housing. 

 
Direction 9: Sustainable development, renewal and design 
Objectives Statement of consistency 
9.1 Ensure renewal areas make major 
contributions to the sustainability of the 
City. 

The SDCP 2011 amendment accompanying 
this Proposal contains clear provisions that 
will direct future built form on site, consistent 



 
9.2 Define and improve the City’s streets, 
squares, parks and open space, and 
enhance heir role for pedestrians and in 
public life. 
 
9.3 Plan for a beautiful City and promote 
design excellence. 
 
9.4 Continually improve development 
controls and approvals processes to 
minimise compliance and supply side 
cost. 
 
9.5 Ensure new development is integrated 
with the diversity and ‘grain’ of the 
surrounding City. 
 
9.6 Plan for the longer term structure of the 
City. 

with Action 9.3.2: Move towards ‘block 
planning’, including simply building envelope 
controls for heights, setbacks and bulk. 
 
Consideration of the site as having additional 
development capacity meets both Action 
9.4.1: Regularly review and streamline 
development controls; and Action 9.6.4: 
Identify renewal and regeneration 
opportunities in and around Department of 
Housing areas. 

 
Direction 10: Implementation through effective partnerships 
Objectives Statement of consistency 
10.1 Align corporate planning and 
organisational arrangements to deliver 
Sustainable Sydney 2030 priorities. 
 
10.2 Give priority to community involvement, 
engagement and partnerships with the 
City of Sydney. 
 
10.3 Ensure the long-term financial stability 
of the City of Sydney. 
 
10.4 Establish and monitor partnerships for 
change. 
 
10.5 Consider innovative financing and 
funding approaches. 
 
10.6 Review and monitor the development 
and implementation of Sustainable 
Sydney 2030. 
 
10.7 Participate in broader governance 
reform processes. 

The proposed height uplift is supported on 
the basis that a percentage of affordable 
housing is provided. This is considered one 
way to capture the value received from the 
proposed uplift, meeting Action 10.5.2: 
Investigate ‘capital capture’ where rezoning 
will increase land values and ways to share 
revenue. 
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