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Section A - Introduction
A.1 INTRODUCTION AND BACKGROUND
This Report sets out a Planning Proposal submitted to Georges River Council for the
amendment to Hurstville Local Environmental Plan 2012 to change the floor space ratio
(FSR) and height of building (HOB) controls on the site known as 9 Gloucester Street,
Hurstville which is within the Hurstville City Centre.
The Planning Proposal has been prepared in behalf of the landowner, GTB Hurstville
Pty Ltd, and is considered to be the best means of achieving the objectives and
intended outcomes for the redevelopment of an under-utilised site with redundant
office buildings. It permits a reasoned evaluation of the planning, urban design,
transport, economic and social considerations that should properly inform the site’s
FSR and HOB standards as well as subsequent redevelopment proposals.
The Planning Proposal Report responds to a process of consultation with Council and
the St George Design Review Panel (refer to Section B.5 for details) and has been
informed by the accompanying specialist reports:
•

Urban Design Report (Austin McFarland);

•

Architectural Concept (Turner);

•

Tree Retention and Replacement Study (Austin McFarland / Sturt Noble
Arboriculture)

•

Traffic Report (Colin Henson Consulting); and

•

Economic Impact Assessment (Hill PDA).

The Urban Design Report recommends a range of heights from 23m to 60m and an
FSR of 4.0:1 for the site.
Design Panel reviews resulted in reduced envelopes as shown in the Architectural
Concept undertaken by Turner but which demonstrated that the FSR of 4.0:1, utilising
a reduced extent of the 60m height envelope, may be achieved while satisfying the
objectives and design guidance of the SEPP65 Apartment Design Guide (ADG) and
Design Panel comments. This is discussed in greater detail at section B.3.3.2 of this
report.
To implement the objectives of the current Mixed Use zone, redevelopment will utilise a
minimum of 0.3:1 FSR as commercial floor area for mainly street based shops, cafes
and offices.
At this stage, it is anticipated that development under these parameters will yield about
420 apartments, 2,770 m2 ground floor retail and commercial offices, a public throughsite link, a public pocket park and public domain upgrades comprising additional
power line undergrounding, public art and footpath works.
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The proposed public domain upgrades, provision of the pocket park and cash
contributions are offered under a Voluntary Planning Agreement (VPA) to accompany
the Planning Proposal and are subject to the assessment by Council of their suitability
and public benefit.
Should the Planning Proposal proceed through the first gateway, it will be
accompanied by a draft insert to the Hurstville Development Control Plan No.2 Hurstville City Centre (Amendment No. 6) to provide additional guidance to the
subsequent development application for the redevelopment of the site.
Additional background information on the planning process preceding this Planning
Proposal is provided in Section 3.1.1.

A.2 CONTEXT
A.2.1 Planning Context
The site is zoned B4 Mixed Use under Hurstville Local Environmental Plan 2012, which
permits a wide range of uses including commercial premises, residential flat buildings,
shop top housing and community facilities. The objectives of the zone are:
•

To provide a mixture of compatible land uses.

•

To integrate suitable business, office, residential, retail and other development
in accessible locations so as to maximise public transport patronage and
encourage walking and cycling.

•

To allow for residential development in the Hurstville City Centre while
maintaining active retail, business or other non-residential uses at street level.

The main planning controls currently applying to the site include an FSR of 3:1, a height
of building limit (HOB) of 23m and an Active Street Frontage requirement to Forest
Road. There are no heritage items or land reservations for acquisition on or adjoining
the site.

A.2.2 Setting and Location
The site is located within the Hurstville City Centre, the main centre for the southern
Sydney region. Hurstville is located 15 km south west of the Sydney CBD and 7 km
from Kingsford-Smith International Airport and Port Botany. The centre has close
access to the M5, is focused around Hurstville Railway Station and forms the main
centre along the Illawarra railway line.

A.2.2.1 Regional and Local Context
The Hurstville local government area is close to Sydney Airport and the M5 Motorway,
as well as the foreshores of Botany Bay and the Georges River. The LGA is served by
Stoney Creek Road, Forest Road, King Georges Road and the East Hills and Illawarra
railway lines. It is the major public transport interchange for the St George region, with
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access to metropolitan train and bus services. (Hurstville Community Strategic Plan
2025)
The Hurstville Community Strategic Plan 2025 states that in 2013, the estimated
population of the former Hurstville local government area was 84,859 and has grown by
an average rate of 1.5% per annum, which is slightly below the 1.6% growth rate for
the Sydney metropolitan area. The Plan sites projections for the year 2031 which show
that the population is expected to increase by 20,091 persons or 1.2% per annum to
approximately 104,950 persons.
It is noted that the ABS had estimated the population of this area at 2015 as 86,484
which represents a growth rate of 0.95% which is less that 1.2% per annum predicted
and well below the Sydney average in general. The 2016 census counted a population
for the Georges River local government area of 146,841 comprising 39,316 families and
53,972 private dwellings.

Regional context (source: Hurstville City Centre – Concept Master Plan, GAO).

Hurstville City Centre is a significant metropolitan transport hub and centre for major
regional retail, employment and services. The City as a whole attracts small to medium
enterprises (in sectors such as manufacturing, finance, insurance, property, retail and
medical services). State and Federal government departments, community services
and education services are also an important part of the local economy. (Hurstville
Community Strategic Plan 2025)
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Site edged red in wider context. Source Google Maps

The site occupies a key location in the Hurstville City Centre, within the City Centre
West precinct that connects the Western Gateway and City Centre Core CBD precincts
as described in Council documents. It enjoys a prominent position when viewed
westerly from the CBD and climbs towards one of Hurstville Centre’s three high points
near the intersection of Forest Road and Pearl Street.
Its immediate context comprises of an array of underutilised sites inclusive of a surface
public car park, service station and single storey factory outlet and other commercial
premises and railway holdings, all earmarked for redevelopment under Council plans.
Adjoining the site to the west lies existing and approved mixed use residential buildings
up to 18 stories and a mix of building typologies from 2 to 8 stories to the east at the
City Centre Core precinct.
The site enjoys good access to:
•

metropolitan public transport systems inclusive of rail and cross regional bus
services;

•

a wide range of regional and district services and infrastructure such as
shopping centres, entertainment facilities, schools and hospitals; and

•

a range of employment opportunities including offices, retail and services.

The site has direct access to Forest Road, which is a major road with local and regional
bus services and a high level of accessibility for pedestrians with reasonable street
facilities allowing for lesser car reliance for travel.
Three major parks are within walking distance comprising the Hurstville Oval and
Velodrome, Arrowsmith Park and Penshurst Park and Aquatic Centre that provide for a
range of major recreational opportunities.
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9 Gloucester Road, Hurstville

Aerial view of site viewed from south. Source Turners
2

A.2.2.2 Site Description
The subject land is known as 9 Gloucester Road, Hurstville (or sometimes as 420
Forest Road, Hurstville) and legally described as Lot 30 DP 785238 with a total area of
9,240 m2. A survey of the property and its features is attached to this Report.
The site is triangular in shape and bound by Gloucester and Forest Roads to its north
and south which intersect at its most eastern point in a spayed corner. It is bound by
private properties on its irregular western boundary.
It excludes an area of 4 x 6 m adjoining Gloucester Road near the current site entrance
for “road widening” but which is used for an electrical substation. Otherwise, the
property’s dimensions is shown on the site survey and generally summarised in the
following table.
Boundary

Frontage Components

Perceived Frontage

64.2 + 4 + 80.5 m

148.7 m

Forest Road

38.7 + 57.2 + 62.4 m

158.3 m

Western boundary

42.3 + 17.4 + 48.8 m

108.5 m

Gloucester Road

The site is currently occupied by three commercial buildings between two and four
storeys in height and an FSR of approximately 1:1. In built form terms, it represents a
‘suburban campus’ or ‘office park’ style configuration of buildings with an indirect
relationship with the adjoining public domain and a partially exposed one level
basement car park.
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The remainder of the site comprises controlled access to the basement car park from
Gloucester Road, an irregular through-site link and hardstand areas.
The site is also highly landscaped within setback areas from Forest Road dominated by
ground covers, hedges and mature trees reflecting the campus architectural style of
the current buildings but also forming a distinctive element from the precinct’s public
domain. More formal treatments with hedges occur at the street intersection and the
Gloucester Road frontage.
The ground surface along the southern boundary of the site (Forest Road) slopes gently
downwards to the east and surface levels vary between about RL 65.4 m and RL 61.4
m relative to the Australian Height Datum (AHD). The ground surface level at the rear of
the site (Gloucester Road) is relatively level and between RL 60.9 m and RL 61.4 m.
The condition of the adjoining public domain is moderate in condition that would be
subject to an upgrade on redevelopment of the site. However, good structural street
tree planting exists in Gloucester Road, which will be complimented by the installation
of tree planting in Forest Road, which is currently poorly embellished.
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A.2.2.3 Site and Location Images

Top L/R: Service Station and factory outlet to the east
at the intersection of Forest and Gloucester.
Left: public car park opposite Gloucester with provision
for future redevelopment.
Below L/R: Views west along Forest Road on site’s
southern boundary from near its intersection with
Gloucester Rd; and view from Forest Road bus stop
easterly towards the Hurstville city core precinct.
Bottom L/R: view of residential flat buildings adjoining
the western site boundary when viewed form Forest
Road, and view looking west of development site south
of Forest Road towards the high point.
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Top L/R: view northerly along Gloucester Road from
near intersection with Forest Road, and typical
residential flat buildings adjoining the site to the west of
the site along Gloucester.
Below: View of a site and adjoining high rise and
construction of ‘Toga’ development from near centre
core at intersection of Forest Road and Queen Street.
Bottom L/R: view of site from start of centre main street
and from intersection of Forest and Gloucester.
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Top L/R: views of 4 storey office buildings from
Gloucester and eastern splayed corner.
Left: Recessed entrance to eastern-most 4 storey office
building on Forest Road.
Below L/R: Views westerly and easterly of westernmost 4 storey office building from Forest Road.
Bottom L/R: through site link from Forest Road and
existing landscaping in extended setback.
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Top L/R: Landscaping and exposed car parking
basement viewed from Gloucester Road.
Left: Vehicle entrance to basement parking level from
Gloucester Road.
Below L/R: View of 2 storey office building and exposed
parking in setback on Gloucester Road.
Bottom L/R: Boundary condition on western boundary
when viewed from Gloucester and Forest Roads.
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Section B - Planning Proposal
B.1 PART 1 - OBJECTIVES AND THE INTENDED OUTCOMES
The objective of the planning proposal is to put in place Floor Space Ratio (FSR) and
Height of Buildings (HOB) development standards that would foster the feasible
redevelopment of the subject site in accordance with the B4 Mixed Use zone and its
strategic, physical and planned context and achieve substantive public benefits.
It is anticipated that subsequent development will comprise commercial premises
including street level shops and commercial offices, shop top housing / residential flat
buildings, publicly accessible open space, a though-site link and public domain
improvements. Development will be informed by the Preliminary Architectural Concept
and it is estimated that the resultant yield will approximate the following.
Land Use

Estimate

Comment

Apartments.

Aprox. 420 dwellings

A mix of 1, 2 and 3 dwellings

Commercial Premises

2,770 m2 GFA

Predominately street retail &
offices

Publicly Accessible
Open Space

1,000 m2 with children play
equipment

Public use rights granted to
Council and maintained by body
corporate.

Public Domain
Improvements

Adjoining street upgrades,
through-site link, additional
setbacks and tree plantings.

Includes nearby and adjacent
undergrounding of overhead
power lines on Forest Road

Public domain improvements in addition to those usually undertaken with site
redevelopment, comprising the undergrounding of overhead electricity lines west of the
site on Forest Road up to the “Toga site”, are proposed as part of a Voluntary Planning
Agreement (VPA) as it will not be upgraded for the foreseeable future. These works will
be supplemented by public art installations on Forster and Gloucester Roads.
The proposed VPA will also provide for the establishment of publicly accessible pocket
park and embellishment with a children’s playground.
The major component of the proposed VPA is a significant monetary contribution to be
used to Council’s discretion for public works, including any public utilities, public
domain and public road infrastructure.
Redevelopment will ensure that the site is not underutilised given its high level of
accessibility to regional and local services, employment and mass public transport as
well as its supportive urban context. It is considered that under the current planning
controls, it is uneconomic to redevelop the site for solely commercial purposes.
However, given the age of the office stock and expiration of current leases,
redevelopment is required to avoid the area becoming moribund.
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Accordingly, the intended outcome is to allow the proper consideration of an
application for development generally as described and informed by the urban design
analysis accompanying the Proposal.
It is intended to supplement the LEP controls with a site-specific DCP insert in order to
provide additional guidance for the subsequent development application for the site’s
redevelopment. The DCP insert and development application will give consideration to
the Design Review Panel comments to date that extend outside the considerations of
the Planning Proposal to amend the Hurstville LEP.

B.2 PART 2 - EXPLANATION OF THE PROVISIONS
The current zone applying to the site is B4 Mixed Use under Hurstville Local
Environmental Plan 2012, which permits the intended land use outcomes.
Accordingly, the proposed outcomes will be achieved by:
•

Amending Hurstville Local Environmental Plan 2012 Floor Space Ratio Map to
increase the floor space ratio applying to the site from 3:1 to 4:1; and

•

Amending Hurstville Local Environmental Plan 2012 Height of Building Map to
increase the maximum building height applying to the site from 23m to a range
of heights of 23m, 30m, 40m, 50m and 60m.

The map amendments are derived from the Urban Design Report as modified by
subsequent detailed architectural analysis and are shown in Part 4 Mapping. The
recommendations for FSR and HOB are shown in context of adjoining lands in the
diagrams below with the subject land edged yellow.
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•

provide capacity for additional mixed-use development in Hurstville including
offices, retail, services and housing.”

Redevelopment of the site with a substantial residential component outside of the City
Core will assist in keeping the commercial integrity of that precinct while still meeting
housing demand and the broader objectives for Strategic Centres, notwithstanding the
redevelopment maintaining the site’s existing commercial office provision of 9,250 m2.
More specifically, consistency with relevant parts of A Plan for Sydney, is addressed in
the following table.

A PLAN FOR GROWING SYDNEY 2014
GOAL 1: A competitive economy with
world-class services and transport

COMMENT

Direction 1.7: Grow strategic centres providing more jobs closer to home

Hurstville is one of the nominated Strategic Centres
that will be supported by the Planning Proposal’s
provision of revitalised commercial activity,
community activity and additional housing nearby the
centre’s commercial core. The Plan notes at page 46:

Action 1.7.1: Invest in strategic centres
across Sydney to grow jobs and housing
and create vibrant hubs of activity

Delivering more housing through targeted urban
renewal around centres on the transport network will
provide more homes closer to jobs and boost the
productivity of the city.
Focusing future growth in both strategic centres and
transport gateways will provide the greatest benefits to
Sydney in terms of land and infrastructure costs, social
infrastructure and social and environmental outcomes.
GOAL 2: A city of housing choice with
homes that meet our needs and lifestyles

COMMENT

Direction 2.1: Accelerate housing supply
across Sydney

The Planning Proposal is consistent with this direction
as it will allow for the feasible redevelopment of
redundant facilities on a highly accessible but
underutilised site as well as optimise the provision of
mixed use / residential development.

Action 2.1.1: Accelerate housing supply
and local housing choices

The Plan at page 65 notes that the listed actions
under 2.1.1 will increase housing supply across the
whole metropolitan area, particularly in and around
centres.
Action 2.1.1 also notes that the most suitable areas for
significant urban renewal are those areas best
connected to employment, including …. in and
around strategic centres.
Direction 2.2: Accelerate urban renewal
across Sydney – providing homes closer
to jobs
Action 2.2.2: Undertake urban renewal in
transport corridors which are being
transformed by investment, and around
strategic centres

Planning Proposal Report –
9 Gloucester Road Hurstville

The Planning Proposal will allow the acceleration of
the sites redevelopment to support this direction.
The site is appropriate for more intense mixed use
development within the periphery of the Hurstville
Strategic Centre but with close access to mass transit
to ‘job rich locations’. Additionally, the Hurstville City
Centre plays a significant role in future identified
corridors such as Hurstville to Bankstown and
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Parramatta as well as Hurstville to Macquarie Park via
Burwood and Sydney Olympic Park (p72 and 132).
Direction 2.3: Improve housing choice to
suit different needs and lifestyles

The planning Proposal supports this direction by
helping to supply a shortage of apartments in middle
ring suburbs such as Hurstville as well as increasing
the supply of ‘universal’ dwelling typologies.

GOAL 3: A great place to live with
communities that are strong, healthy and
well connected

COMMENT

Direction 3.1: Revitalise existing suburbs

The Planning Proposal will assist in the revitalisation of
redundant facilities on an underutilised site and
optimise mixed use / residential development within a
Strategic Centre to be supported by improved public
transport infrastructure and travel demand
management by Transport for NSW.

Action 3.1.1: Support urban renewal by
directing local infrastructure to centres
where there is growth.

Direction 3.3: Create healthy built
environments

The Planning Proposal will assist this direction by
creating opportunities for convenient social activities;
improved public domains; and additional public
pocket park while reducing reliance on the car as a
primary means of transport.

GOAL 4: A sustainable and resilient city
that protects the natural environment and
has a balanced approach to the use of
land and resources

COMMENT

Direction 4.3: Manage the impacts of
development on the environment

The Planning Proposal supports this direction through
the application of good planning and urban design
principles and practice with limited impacts to the
environment and surrounding properties.

The draft Towards our Greater Sydney 2056 notes that “since the release of A Plan for
Growing Sydney the projections for growth have been revised upwards” and “to
accommodate new housing growth while also responding to housing affordability, there
is a need to accelerate housing supply across Greater Sydney”.
The draft amendment maintained the Metropolitan Plan’s emphasis that “urban renewal
provides opportunities to focus new housing in existing and new centres with frequent
public transport that can carry large numbers of passengers” and does not effect the
Plan’s directions and goals as they relate to this Planning Proposal.

B.3.2.2 Consistency with Greater Sydney Region Plan
The Greater Sydney Region Plan was released by the Greater Sydney Commission
(GSC) on 18 March 2018. The Greater Sydney Region Plan has a vision and plan to
manage growth and change for Greater Sydney in the context of economic, social and
environmental matters.
The planning proposal is consistent with the relevant directions, objectives and
strategies of the Plan as summarised below.
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•

Objective 4 and Strategy 4.1 by optimising the use of existing infrastructure that
is present in the Hurstville centre including significant transport, health,
educational facilities while moderating demand for new infrastructure.

•

Objective 7 and Strategy 7.1 in delivering “healthy, safe and inclusive places for
people of all ages and abilities that support active, resilient and socially
connected communities”, particularly by “providing walkable places at a human
scale with active street life

•

Objective 10 in “providing ongoing housing supply and a range
of housing types in the right locations [to] create more liveable neighbourhoods
and support Greater Sydney’s growing population.

•

Objective 12 in creating “great places that bring people together” and Strategy
12.1 in “using a place-based and collaborative approach” to prioritise “a peoplefriendly public realm and open spaces as a central organising design principle”
and “providing fine grain urban form, diverse land use mix, high amenity and
walkability in and within a 10-minute walk of centres”.

•

Objective 22: Investment and business activity in centres and Strategy 22.1 in
provide access to jobs, goods and services in centres by “attracting significant
investment and business activity in strategic centres” , “diversifying the range of
activities in all centres”, “creating vibrant, safe places and a quality public realm”,
focusing on a human-scale public realm and locally accessible open space”.

•

In addition for Strategy 22.1 “creating the conditions for residential development
within strategic centres and within walking distance (up to 10 minutes), but not at
the expense of the attraction and growth of jobs, retailing and services” by
helping to protect the defined commercial core with the Hurstville Centre.

•

Objective 30: Urban tree canopy cover is increased in proportional to its land use
intensity and Strategy 30.1 in expanding urban tree canopy in the public realm
with street trees on Forest Road and public pocket park.

•

Objective 31: Public open space is accessible, protected and enhanced and
Strategy 31.1 in expanding public open space in particular by “providing) new
open space so that … all high density residential areas are within 200 metres of
open space”

The planning proposal is also consistent with the South District Plan as summarised
below.
•

Planning Priority S5 Providing housing supply, choice and affordability, with
access to jobs, services and public transport. In particular:
-

accommodating homes linked to local infrastructure to optimise existing
infrastructure and utilise capacity that aligns with infrastructure realised by
urban renewal.

-

helping meet housing target of 4,800 new dwellings for the Georges River
Council area from 2016 to 2021.
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•

Action 18. Using a place-based and collaborative approach throughout planning,
design, development and management, deliver great places (as per Objective 12
above)

•

Planning Priority S9 growing investment, business opportunities and jobs in
strategic centres and Action 28 provide access to jobs, goods and services in
centres as per Objective 22 above

•

Action 35. Strengthen Hurstville through approaches that:
-

encourage new lifestyle and entertainment uses to activate streets and grow
the night-time economy

-

recognise and support the role of Forest Road as a movement corridor and
as an eat street

-

encourage activation of secondary streets.

B.3.2.3 Consistency with the Georges River Council's local strategy or other
local strategy plans
Hurstville Community Strategic Plan 2025
The Hurstville Community Strategic Plan 2015 (CSP) describes community issues,
strategies and performance measures; the Delivery Program to address these
community issues; and the Operational Plan 2015-16, Financial Summary and 2015-16
Fees and Charges as well as Council’s 10-year Resource Strategy.
The issues and relevant strategies within the Strategic Plan are grouped into the four
pillars of Social and Cultural Development; Environmental Sustainability; Economic
Prosperity; and Civic Leadership.
It is considered that the Planning Proposal in consistent with the CSP particular in
relation to:
•

Issue A2 Community Facilities by making available new local open space with
children’s play equipment as well as locating residents nearby existing regional
level facilities;

•

B1 Environmentally Sustainable Practices, C1 Town Planning, C4 Public
Transport by supporting contemporary sustainability practices, addressing
proper planning considerations and locating residents and businesses in close
proximity to metropolitan transit services; and

•

C6 Supporting and attracting local businesses by enabling the replacement of
out-dated employment accommodation stock with new commercial facilities.

It is noted that Georges River Council has just commenced the preparation of a revised
Community Strategic Plan, which will identify the priorities, aspirations and vision of the
community.
Hurstville City Council Social Plan 2009-2011
Planning Proposal Report –
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The Hurstville Social Plan identifies priority needs and suggested strategies to respond
to those needs. It also enables Council to identify and report on access and equity
activities that aim to promote social justice and enhance community well-being.
The Planning Proposal is considered to be consistent with the Plan and may assist in
meeting its needs by providing the potential for local public play park aimed at families
with children 0-11 and which appears to be limited in the surrounding higher density
area.
Hurstville Open Space, Recreation, Community Facility and Library Strategy 2010
As discussed, the Planning Proposal embodies the potential for a VPA for the provision
a publicly accessible pocket park of 1,000 m2 with an emphasis of young family
recreational opportunities.
In terms of the public park, while the Georges River Council LGA appears reasonably
well served by public open space provision, analysis of the locality surrounding the site
indicates a lack of small recreational opportunities for young families in safe walking
distances of residences. The provision of a young family orientated pocket park
accompanied by café facilities could be a valued contribution of the surrounding higher
density residential area.

B.3.2.4 Consistency with applicable State environmental planning policies
The Planning Policy is consistent with the applicable State Environmental Planning
Policies. A brief assessment of the proposal against the Polices as at September 2017
is provided in Attachment A at Section B.7.

B.3.2.5 Consistency with the applicable Ministerial directions (s.117 directions)
The Planning Proposal is considered to be consistent with the relevant Directions
issued under Section 117(2) of the Act by the Minister. A brief assessment of the
proposal against the Direction is provided in Attachment B at Section B.8 with the most
relevant Directions discussed below.
1.1 Business and Industrial Zones
The objectives of this direction are to encourage employment growth in suitable
locations; protect employment land in business and industrial zones, and support the
viability of identified strategic centres.
The planning proposal is consistent with the Direction as it will give effect to the
objectives of this direction as it will:
(a) facilitate the redevelopment of a redundant and underutilised site,
(b) renew commercial activity with contemporary facilities,
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(c) help protect and retain the core commercial area within the Hurstville City
Centre for commercial activity, and
(d) not reduce the total potential floor space area for employment uses and related
public services in the Centre’s core business zone, and
(e) support the viability of Hurstville as a Strategic Centre.
An analysis of the economic effect of the Planning Proposal is provided in the
Economic Impact Assessment in the appendices.

3.1 Residential Zones
This direction applies to land under a B4 Mixed Use zone as a “zone in which
significant residential development is permitted”. The objectives of this direction are to
encourage variety and choice of housing types to meet existing and future housing
needs; make efficient use of, and provide appropriate access to, existing infrastructure
and services; and minimise the impact of residential development on the environment
and resource lands.
The planning proposal is consistent with the Direction as it will encourage the provision
of housing that will:
(a) broaden the choice of building types and locations available in the housing
market, and
(b) make more efficient use of existing infrastructure and services, and
(c) reduce the consumption of land for housing and associated urban development
on the urban fringe,
(d) be of good design,
(e) maintain the requirement that the land be adequately serviced, and
(f) not contain provisions which will reduce the permissible residential density.
3.4 Integrating Land Use and Transport
This Direction aims to ensure that development improves access to housing, jobs and
services, increase choice of available transport, reduce travel demand, and provide for
the efficient movement of freight. A planning proposal include provisions that are
consistent with the aims, objectives and principles of Improving Transport Choice –
Guidelines for Planning and Development (DUAP 2001) and The Right Place for
Business and Services – Planning Policy (DUAP 2001).
The proposal is considered to be consistent with this Direction as it will facilitate
development that meets the following key objectives:
(a) Improve access to housing, jobs and services by walking, cycling and public
transport;

Planning Proposal Report –
9 Gloucester Road Hurstville

dowling urban

page 20

(b) Increase the choice of available transport and reducing dependence on cars;
(c) Reduce travel demand including the number of trips generated by development
and the distances travelled, especially by car; and
(d) Support the efficient and viable operation of public transport services at
Hurstville.
A Traffic Report prepared for the Planning Proposal concludes amongst other things
that the site is suited to the proposed use from a transport perspective and that the
project design will support NSW Government and Council targets to increase the
transport mode share to the sustainable modes of public transport, waking, and
cycling. (Refer to B.3.3.3 for further discussion)
7.1 Implementation of A Plan for Growing Sydney
The objective of this direction is to give legal effect to the planning principles;
directions; and priorities for subregions, strategic centres and transport gateways
contained in A Plan for Growing Sydney.
It is concluded from the review in B.3.2.1 that the Planning proposal will assist in the
achievement of the overall intent of the Plan and will not undermine the achievement of
its planning principles; directions; strategies, priorities and actions for districts, centres
and transport.

B.3.3 Environmental, Social and Economic Impact
The main likely environmental effects that derive from the Planning Proposal is
considered to surround the built form and transport outcomes as discussed below
acknowledging that the site has a number of matters requiring to be addressed under
any redevelopment such as stormwater management.
The social and economic impacts comprise mostly servicing needs that can be
sourced from current infrastructure; the benefits of collocating resident populations to
employment, transport and services; economic benefits to Hurstville from construction
and the on-going demand for local services; and the provision of contemporary
commercial premises.

B.3.3.1 Adverse effects on critical habitat or threatened species
The site and locality does not contain any critical habitat or threatened species while
the water quality that might adversely effect sensitive water catchments can be
addressed by the application of contemporary stormwater management requirements.
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B.3.3.2 Built Form
The attached Urban Design Report prepared for the Planning Proposal has analysed
the site’s attributes and its existing and planned future context to arrive at a strategy for
its redevelopment incorporating:
•

Street podium level, public open space and undulating centre profile;

•

Minimum setbacks and corner relationships to context;

•

Open space positioning and pedestrian networks and links;

•

Frontage scale relative to context;

•

Building depth and separation;

•

Street level use pattern, street activation and points of entry; and

•

Building envelopes and form for lower and upper levels.

These are tested against the SEPP 65 Design Quality Principles and the guidance and
considerations within Part 1 and 2 of the Apartment Design Guide, Identifying the
Context and Formulating the Controls.

Proposed massing with potential built form context viewed from the east of the site. Source Austin
McFarland

The resultant built form is reviewed by way of elevations, sections, massing models,
street views and shadowing as well as an analysis of options. The shadows cast from
the proposed envelopes fall mainly on rail infrastructure land with impacts to
surrounding land to its south west and east mostly limited to morning and afternoon
solar access.

Planning Proposal Report –
9 Gloucester Road Hurstville

dowling urban

page 22

In consultation with St George Design Review Panel, the Urban Design Report makes
recommendations for an appropriate FSR and building heights informed by the urban
design framework.
In addition, to ensure that the FSR, Height of Building, setback and other parameters of
the framework can be achieved in accordance with SEPP65 and the Apartment Design
Guide, Turner architects has prepared a preliminary architectural concept and
undertaken a SEPP 65 compliance capability assessment as set out in Attachment C.
The supplementary architectural assessment undertaken by Turner demonstrates that
the proposed FSR can be achieved within the recommended height planes taking into
account the introduction of new standards under the SEPP65 Apartment Design Guide
(ADG) and the need for reduced building depths.
The SEPP65 / ADGH compliance capability assessment is based on a preliminary
architectural scheme which achieves 420 apartments with a mix of 1, 2 and 3
bedrooms and includes 2,770 m2 of street level and first floor commercial premises.
The assessment confirms the potential to achieve > 70% solar access and 60% natural
ventilation and compliance with minimal winter solar access apartments. Other key
amenity criteria may be satisfied through building separation and apartment
configuration and orientation.
The assessment also concludes that achievable communal open space with adequate
solar access equates to 25% of the site even excluding public open space to be
provided and at least 7% of the site remaining deep soil as dimensionally defined under
the ADG.
The following plans were subject to review by the St George Design Review Panel and
represent the endorsed envelope diagram, ground plane strategy, open space strategy,
illustrative ground and first level layouts.
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Proposed building envelopes (above) and proposed ground plane strategy (below). Source Turner
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B.3.3.3 Transport
In terms of the potential effects of traffic generation, the attached Traffic Report with
addresses the potential impacts from the Planning Proposal.
The Traffic Study has been prepared to meet the requirements of Council with
reference to the Hurstville City Centre TMAP and traffic impact assessment as required
by the RMS Guide to Traffic Generating Developments, and other relevant Australian
Standards and controls.
The key conclusions of the Traffic Study are:
•

The site is suited to the proposed use from a transport perspective.
The proposed project design will support NSW Government and Council targets
to increase the transport mode share to the sustainable modes of public
transport, walking, and cycling.

•

Parking layout, circulation and accesses can be designed in accordance with
the relevant Australian Standards.

•

The potential cumulative impacts on the road network from traffic generated
from all the recently approved and potential major developments in the area has
been included in the traffic analysis.
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•

Vehicle traffic generation of the Proposed development will be similar to the
approved TMAP scheme, and an insignificant change from the existing site
uses.

•

Traffic generated by the proposed development can be accommodated at
acceptable levels of service without adversely affecting traffic efficiency on the
existing road network. Intersections are maintained at existing acceptable levels
of service.

•

The impacts of the additional residential and commercial floor space and
associated accessibility, traffic and infrastructure issues generated as a result
of an increased height and FSR for the subject site, specifically in the light of
the TMAP study recommendations as endorsed by Council on 12 June 2013, as
are considered acceptable.

•

Access points for pedestrians, cyclists, and vehicles are suitable and in
accordance with TMAP and road hierarchy considerations. The proposed
through-site link will improve pedestrian circulation, add route choices and
reduce walking distances to bus stops and local services. The proposed
operation can be appropriately managed and have no significant impact on
amenity.

•

The proposed single driveway off Gloucester Road is appropriately located near
the location of the existing subject site driveway, will not affect neighbours, and
leaves Forest Road unobstructed for main road traffic, buses and bus stops,
pedestrians and the future strategic bus corridor supported by the TMAP.
There will be no adverse effects on the safety of any road users including public
transport, pedestrians and cyclists.

B.3.3.4 Social and economic effects
The planning proposal is considered to have a net positive social and economic effect
with the means to mitigate any adverse impacts.
Social
In terms of social effects, the Planning Proposal will permit some additional 420
dwellings and supplementary mixed use employment to be situated in close proximity
to regional and local services, which have the means to be scaled or supplemented by
Authorities in line with expectations of population growth in the wider area.
The Planning Proposal also proposes to supplement available social infrastructure, by
way of a VPA, with a local publicly accessible open space with a focus on young family
recreation as well as additional public domain improvements. These will be subject to
the appropriate needs assessment by Council.
Advice has been received from the NSW Department of Education that based on a
development scheme of some 400 apartments, an additional 70 primary and secondary
government school students would require to be accommodated.
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Accordingly, the Planning Proposal will result in approximately 120 additional
apartments (included in the 420 proposed) that will result in a net additional demand of
approximately 30 student places which is not considered to be significant in the
context of predicted future population growth.
Economic
An Economic Impact Assessment has been prepared to study the economic effect
from the redevelopment of a predominantly commercial use to a predominantly
residential or mixed use in accordance with the current zone provisions and objectives.
The Assessment concluded that although the Planning proposal would lead to a net
reduction of commercial floorspace, the number of jobs on the Subject Site compared
to the ‘do nothing’ scenario is expected to increase by over 133 to reflect the improved
use of space and amenity.
While there is a net loss of some 7,270m2 commercial floorspace, over 75% of the
commercial floorspace is currently vacant. Letting this space is difficult in the current
and foreseeable market of high supply and low demand resulting in a high vacancy rate
of 23% across the Hurstville centre.
Moreover the Planning Proposal has the potential to increase demand for external
commercial and retail offerings due to the 420 residential dwellings planned as part of
this Planning Proposal. While some of this commercial demand will be fulfilled by the
2,770m2 of commercial space associated with the Planning Proposal, Hurstville City
Centre will be a net beneficiary.
Construction would generate economic activity +$593m in direct and indirect economic
impacts and +1,600 job years directly and indirectly during the period of construction.
In summary, the Assessment concludes that there would be considerable economic
benefits associated with changing the composition of use of the Subject Site to mixed
uses:
•

The Planning Proposal would help to meet very strong demand for housing in
the area;

•

The additional residential population would stimulate demand and employment
within Hurstville City Centre;

•

The prevalent market conditions support the proposal and it would be
consistent with current development activity in Hurstville;

•

Hurstville’s office market is a poor performer and whilst it may benefit a little
from the increasingly tight market in Sydney CBD it’s unlikely to be sufficient
enough to ensure development viability.
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•

It is expected that the town centre market will currently transition to high
density residential and mixed uses – “Transit Orientated Development” (TOD)s
to reflect broader trends;

•

The Planning Proposal would complement surrounding land uses: the Subject
Site backs onto land zoned for medium density residential use and is located
200m from a new high rise residential development on Forest Road;

•

The Subject Site is on the outskirts of Hurstville City Centre, separate from the
main commercial and retail precincts;

•

A redevelopment of the site for commercial uses to maximise the current
planning controls would not be viable for in the foreseeable future subsequently, the land will remain underutilised if not redeveloped for mixed
uses;

•

Under the LEP there is sufficient land zoned commercial and mixed use to cater
for projected demand – in both the medium and long term – for office space,
including currently undeveloped SRA land opposite the Subject Site; and

•

The Subject Site is one of a few sites in close proximity to Hurstville City
Centre’s major public multi-modal transport interchange and amenities that is
suitable – and zoned – for high density residential use.

B.3.4 State and Commonwealth Interests
B.3.4.1 Adequacy of public infrastructure for the planning proposal
As discussed, the site is well served by local and regional level services and
infrastructure as well as a range of metropolitan transport services that could be
considered to be capable of serving an additional 150 dwellings stemming from the
Planning Proposal given the degree of population growth anticipated by Planning
Strategies.
Facilities for the supply of utilities including electricity and water as well as for the
removal or disposal of sewage and drainage are available to the land. This will be
confirmed in the assessment of subsequent development applications.

B.3.4.2 Views of State and Commonwealth public authorities
Initial consultation has occurred with the Department of Education in respect of
predicting additional demand for government school places from the increase in floor
space proposed.
No other views of State and Commonwealth public authorities are known at this stage
but it anticipated that these will become available should the Planning Proposal
proceed to the referrals stage.
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B.4 PART 4 – MAPPING
The Planning Proposal seeks to amend the Floor Space Ratio and Height of Buildings
Maps of Hurstville Local Environmental Plan 2012.

Floor Space Ratio Map
The current maximum FSR permitted for the site is 3:1. Based the Urban Design Report
recommendations, it is proposed to amend the Floor Space Ratio Map as shown below
to allow a maximum FSR 4.0:1.
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Proposed Floor Space Ratio Map for Subject Site
G

Council DRP comments Issue

The amended Floor Space Ratio Map will reflect the following extract.
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Height of Building Map
The current maximum HOB permitted for the site is 23m.
Based the Urban Design Report recommendations, it is proposed to amend the Height
of Building Map as shown below to allow a range maximum HOB’s to 23m, 30m, 40m,
55m and 60m.

The amended Height of Building Map will reflect the following extract.
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B.5 PART 5 - CONSULTATION
B.5.1 Design Review Panel
The Planning Proposal has been submitted to the St George Design Review Panel for
comment on the 19th November 2015 which made a number of recommendations
including:
• The 5/7 storey building fronting Gloucester Road is acceptable in principle. The
small public accessible public open space is acceptable pending further detail of
typology use and design.
• The buildings fronting Forest Road should be setback a minimum of 4m to permit
some retention of existing trees and additional landscape planting to compensate
for loss.
• The apex corner building could be 9 commercial (or 12 residential) storeys. The
apex of the corner building should also be setback to ensure major trees are
conserved.
• The podium to Forest Road should remain at 6 storeys, subject to amenity issues
for the residential units being resolved.
• Forest Road landscape should integrate with the planting on the adjacent site to
the west and provide a secondary avenue of trees.
• The proposed public open space should be clearly legible and appealing through
its design and program of use, and active frontages provided for adjacent
buildings.
The urban design framework was revised to incorporate the Panel’s recommendations.
The response demonstrated that the proposed FSR and HOB was compatible with
adjoining properties; uses proposed on Forest Road required by Council’s planning
controls were viable and acceptable by reference to Sydney precedence; second rows
of trees will be accommodated on the Forest and Gloucester Road frontages, and a
number of common approaches were available to satisfactorily address apartment
amenity.
The Panel reviewed resubmitted material on 18 February 2016 and effectively endorsed
the Planning Proposal noting that some matters can only be addressed at the
development application stage. It provided the fowling additional comments.
• Given the refinement of the design it now appears that approximately (then) 4.5:1
could be achievable provided the other issues covered below are addressed.
• The majority of the built form and scale issues have largely been addressed in a
satisfactory manner. Further attention needs to be given to the apex corner to
ensure that the mature trees are preserved.
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• The applicants have considered the impact on the adjoining unit blocks and it
appears that amenity impacts would be acceptable – subject to detailed
investigation - and the proposed additional height appears likely to be acceptable.
• The proposed density of (then) maximum 4.5:1 is supported, but subject to
provision of sufficient deep soil dimensions, amenity, landscape, tree retention and
other issues being resolved.
• A site of this size should demonstrate deep soil and large tree planting,
• A Development Control Plan insert as proposed should be prepared.
The Panel raised a number of more specific matters that the subsequent development
application will be required to address. These include matters highlighted above as well
as the following:
• The viability of setbacks to ensure tree retention.
• How the landscape character of this significant site will be developed to maintain
and enhance the landscape character of surrounding areas and realise the strong
street tree character envisioned for Forest Road West (Hurstville City Council
Public Domain Plan 2007).
• The viability and amenity of the commercial/retail activities on Forest Road given
road noise and absence of sunlight.
• The amenity of a residential units in the podium facing towards the south subject to
road noise and lack of solar access.
The Panel reviewed architectural concepts on 5 October 2017 and concluded that the
proposed FSR and building envelope separations could not be fully supported having
regard to the effect of the extent of the 18 storey building envelope on adjoining land as
well as the building separation in general and the nature of the proposed public open
space and through site link.
These have been addressed through a revised Architectural Concept with the result of
a reduction in FSR from 4:5:1 to 4:1 and reduced envelope extent of the 60m HOB
control.
Finally, on 1 March 2018, the Panel considered the response its comments on the
architectural concept and provided its support to the height and floor space ratio
proposed for the planning proposal. It canvassed issues to be resolved in the
subsequent site specific DCP insert and development application, particularly in regard
to landscaping.
As a consequence of the Panel’s general endorsement of the architectural concept, the
Planning Proposal has been updated for resubmission to Council and incorporate an
updated urban design and architectural framework as the basis for the proposed FSR
and HOB controls as well as informing the DCP insert after gateway consideration.
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B.5.2 Community Consultation
Should the Planning Proposal be supported and gain a supportive Gateway
Determination , it is anticipated that Hurstville City Council will formerly exhibit an
amending draft LEP and notify adjoining properties as well as consult with relevant
State government authorities.

B.6 PART 6 - PROJECT TIMELINE
The following table represents the steps required to implement the Planning Proposal
should it gain support.
STAGE

DATE

Submission Date

October 2015

Gateway Determination
Commencement of government agency consultation and
public exhibition
Completion of public exhibition period
Timeframe for consideration of submissions
Timeframe for consideration of proposal post exhibition
Report to Council on submissions
Date Council will make the plan (if delegated)
Date Council will forward to department for notification (if
delegated)
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B.7 ATTACHMENTS
ATTACHMENT A: STATE ENVIRONMENTAL PLANNING POLICIES
SEPP

Relevant

Comment

1. Development Standards
Consistent

Yes

PP does not specifically effect
Policy

14. Coastal Wetlands

No

Not applicable

19. Bushland in Urban Areas

No

Not applicable

21. Caravan Parks

No

Not applicable

26. Littoral Rainforests

No

Not applicable

29. Western Sydney Recreation Area

No

Not applicable

30. Intensive Agriculture

No

Not applicable

33. Hazardous and Offensive
Development Complex

No

Not applicable

36. Manufactured Home Estates

No

Not applicable

44. Koala Habitat Protection

No

Not applicable

47. Moore Park Showground

No

Not applicable

50. Canal Estate Development

No

Not applicable

52. Farm Dams, Drought Relief and
Other Works

No

Not applicable

55. Remediation of Land

Yes

PP does not specifically effect
Policy

62. Sustainable Aquaculture

No

Not applicable

64. Advertising and Signage

Yes

PP does not specifically effect
Policy

65. Design Quality of Residential Flat
Development

Yes

PP does not specifically effect
Policy

70. Affordable Housing (Revised
Schemes)

No

Not applicable

71. Coastal Protection

No

Not applicable

Greater Metropolitan Regional
Environmental Plan No 2—Georges
River Catchment

Yes

PP does not specifically
effect Policy

State Environmental Planning Policy
(Affordable Rental Housing) 2009

Yes

PP not specifically relevant to
Policy

SEPP (Building Sustainability
Index: BASIX) 2004

Yes

PP not specifically relevant to
Policy
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SEPP (Exempt and Complying
Development Codes) 2008

Yes

PP not specifically relevant
to Policy

SEPP (Housing for Seniors or
People with a Disability) 2004

Yes

PP not specifically relevant
to Policy

SEPP (Infrastructure) 2007

Yes

PP not specifically relevant to
Policy

SEPP (Kosciuszko National ParkAlpine Resorts) 2007

No

Not applicable

State Environmental Planning Policy
(Kurnell Peninsula) 1989

No

Not applicable

SEPP (Mining, Petroleum
Production and Extractive
Industries) 2007

No

Not applicable

SEPP (Miscellaneous Consent
Provisions) 2007

Yes

PP not specifically relevant to
Policy

SEPP (Penrith Lakes Scheme) 1989

No

Not Applicable

SEPP (Rural Lands) 2008

N/A

Not applicable

SEPP (SEPP 53 Transitional Provisions)
2011

No

Not applicable

SEPP (State and Regional
Development) 2011

No

Not applicable

SEPP (State Significant Precincts) 2005

No

Not applicable

SEPP (Sydney Region Growth Centres)
2006

No

Not applicable

SEPP (Three Ports) 2013

No

Not applicable

SEPP (Urban Renewal) 2010

No

Not applicable

SEPP (Western Sydney Employment
Area) 2009

No

Not applicable

SEPP (Western Sydney Parklands)
2009

No

Not applicable

SEPP (Sydney Drinking Water
Catchment) 2011
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ATTACHMENT B: SECTION 117 DIRECTIONS
Direction

Relevant

Comment

Employment and Resources
1.1 Business and Industrial Zones

Yes

Refer to discussion at
Section B.3.2.4.

1.2 Rural Zones

No

Not applicable

1.3 Mining, Petroleum
Production and Extractive
Industries

No

Not applicable

1.4 Oyster Aquaculture

No

Not applicable

1.5 Rural Lands

No

Not applicable

2.1 Environment Protection Zones

No

Not applicable

2.2 Coastal Protection

No

Not applicable

2.3 Heritage Conservation

No

Not applicable

2.4 Recreation Vehicle Areas

No

Not applicable

Environment and Heritage

Housing, Infrastructure and Urban Development
3.1 Residential zones

No

Not applicable

3.2 Caravan Parks and
Manufactured Home Estates

No

Not applicable

3.3 Home Occupations

No

Not applicable

3.4 Integrating land use and
transport

Yes

Refer to discussion at Section
B.3.2.4.

3.5 Development Near Licensed
Aerodromes

No

Not applicable

3.6 Shooting Ranges

No

Not applicable

4.1 Acid sulphate soils

No

Not applicable

4.2 Mine Subsidence and Unstable
Land

No

Not applicable

4.3 Flood Prone Land

No

Not applicable

4.4 Planning for Bushfire Protection

No

Not applicable

No

Not applicable

Hazard and Risk

Regional Planning
5.1 Implementation of Regional
Strategies

Planning Proposal Report –
9 Gloucester Road Hurstville

dowling urban

page 37

5.2 Sydney Drinking Water
Catchments

No

Not applicable

5.3 Farmland of State & Regional
Significance on the NSW Far North
Coast

No

Not applicable

5.4 Commercial and Retail
Development along the Pacific
Highway, North Coast

No

Not applicable

5.5 Second Sydney Airport:
Badgerys Creek

No

Not applicable

6.1 Approval and Referral
Requirements

Yes

Consistent.

6.2 Reserving Land for Public
Purposes

No

Not applicable

6.3 Site Specific
Provisions

No

None proposed

7.1 Implementation of the
Metropolitan Plan for Sydney 2036

Yes

Refer to discussion at Section
B.3.2.4.

7.2 Implementation of Greater
Macarthur Land Release
Investigation

No

Not applicable

Local Plan Making

PP does not propose
provisions that require the
concurrence, consultation or
referral of development
applications; require
concurrence, consultation or
referral; identify development
as designated development.

Metropolitan Planning
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Section C - Supporting Studies
C.1 URBAN DESIGN REPORT
C.2 ARCHITECTURAL DESIGN CONCEPT
C.3 TRAFFIC REPORT
C.4 ECONOMIC IMPACT ASSESSMENT
C.5 SITE SURVEY
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