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MEETING NOTICE 
 

A meeting of the 
Bayside Local Planning Panel 

will be held in the Committee Room, Botany Town Hall 
Corner of Edward Street and Botany Road, Botany  

on Thursday 15 August 2019 at 6.00 pm. 
 
 

ON-SITE INSPECTIONS 
 

On-site inspections will precede the meeting. 
 
 

AGENDA 

1 ACKNOWLEDGEMENT OF TRADITIONAL OWNERS 

Bayside Council respects the traditional custodians of the land, and elders past and 
present, on which this meeting takes place, and acknowledges the Gadigal and 
Bidjigal Clans of the Eora Nation. 

2 APOLOGIES  

3 DISCLOSURES OF INTEREST 

4 MINUTES OF PREVIOUS MEETINGS 

Nil  

5 REPORTS – PLANNING PROPOSALS 

5.1 Draft Planning Proposal - 2 and 4 Guess Avenue, Wolli Creek ............... 2 

5.2 Planning Proposal - Rockdale Town Centre: Interchange Precinct (471-
511 Princes Highway; 2-14 Tramway Arcade; and 6 & 14 Geeves 
Avenue, Rockdale) ............................................................................... 22  

6 REPORTS – DEVELOPMENT APPLICATIONS 

Nil   
 

Members of the public, who have requested to speak at the meeting, will be invited to 
address the Panel by the Chairperson. 

 
The meeting will be video recorded and live streamed to the community via Council’s 
Facebook page. 
 
Meredith Wallace 
General Manager  
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Item No 5.1 

Subject Draft Planning Proposal - 2 and 4 Guess Avenue, Wolli Creek 

Report by Howard Taylor, Project Officer - Planning Proposals  

File F18/24 
  

 

Summary 
 
On the 13th December 2017, Council resolved that it no longer requires No’s 2 (Lot 101 DP 
808944) and 4 (Lot 102 DP 808944) Guess Avenue, Wolli Creek for a public purpose. 
 
Accordingly, Council engaged an independent Planning Consultant, File Planning and 
Development Pty Ltd (FPD), to prepare a Planning Proposal to amend the Land Reservation 
Acquisition Map and determine an appropriate zoning and development controls for the site. 
Technical studies have also been completed to inform the draft Planning Proposal.  
 
An analysis of open space provision in the catchment area has identified that a component of 
open space should be provided on the site to implement Action 67(b) of the Eastern City 
District Plan which states that Councils and other relevant authorities are responsible for  

67.  Maximising the use of existing open space and protect, enhance and expand 
public open space by:  

b) Investigating opportunities to provide new open space so that all 
residential areas are within 400m of open space and all high density 
residential areas (over 60 dwellings per hectare) are within 200 metres 
of open space. 

 
The provision of an area of 4,000 sqm is preferable to facilitate a range of recreational 
activities within the space, to serve Wolli Creek. 
 
The draft Planning Proposal recommends that: 

 an area of 4000sqm (being all of Lot 102 DP 808944 (3,577sqm), and a portion of Lot 101 
DP 808944 (423sqm), be retained as RE1 – Public Recreation zone, for the purpose of 
public open space; 

 the Land Reservation Acquisition Map Layer of the Rockdale LEP 2011 continue to apply 
over the entirety of Lot 102 DP 808944 to facilitate the acquisition of the site for the 
purpose of public open space; 

 a site specific amendment to the Rockdale DCP 2011 be prepared post-Gateway 
Determination, requiring the identified portion of Lot 101 DP 808944 to be delivered as 
publicly accessible open space (through subdivision or land dedication) as part of future 
redevelopment of Lot 101 DP 808944; 

 the Land Reservation Acquisition Map be amended to remove all of the existing 
reservation, except for a 423sqm portion of land identified at 4 Guess Avenue (Lot 101 DP 
808944); and 
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 the balance of Lot 101 DP 808944 be rezoned to the adjacent land use - B4 Mixed Use - 
and the following controls be applied to the portion of land to be zoned B4 Mixed Use: 

o Height of Building – 42 metres 

o Floor Space Ratio – 3:1 

 
 

Officer Recommendation 
  
That the Bayside Local Planning Panel adopt the recommendations contained in the draft 
Planning Proposal - as prepared by FPD Pty Ltd and outlined in this report - and recommend 
to Council that the draft Planning Proposal for 2 and 4 Guess Avenue, Wolli Creek be 
forwarded to the Department of Planning, Industry and Environment for the following 
reasons: 

1. The draft Planning Proposal is consistent with the priorities and objectives of the 
Greater Sydney Region Plan, the Eastern City District Plan and Draft Greener Places;  

2. Achieves a planning outcome that will facilitate open space provision and high density 
residential development in proximity to a rail station; and 

3. Proposes a height and floor space ratio that are consistent with the surrounding area. 
 
 

Background 
 
On the 13th December 2017, Council resolved that it no longer requires No’s 2 and 4 Guess 
Avenue, Wolli Creek for a public purpose as follows (resolution number 2017/263): 

 

1. That Council endorse the prioritisation of option 2 as noted in the body of this 
report (Table 8)*. 

2. That Council is of the opinion that it no longer requires the properties for a 
public purpose. 

3. That Council take steps to amend the zoning of the land and the land 
acquisition reservation map in the Rockdale LEP so that the relevant 
properties are no longer designated for acquisition for a public purpose. This 
would involve the preparation of a planning proposal to be provided to the 
Minister. 

4. That Council acknowledge that staff continue to advance matters associated 
with the options outlined in the report with a further report to be submitted to 
Council in early 2018. 

5. That the Mayor and General Manager be authorised to undertake any 
statutory obligations and priority actions arising from these matters. 

 
* The report containing Table 8 is a confidential document and cannot be reproduced in this report. In 

summary, option 2 in Table 8, recommended the potential to consider a Planning Proposal to amend 
the zoning of the site. 
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Accordingly, Council engaged an independent Planning Consultant, File Planning and 
Development Pty Ltd (FPD), to prepare a Planning Proposal to amend the Land Reservation 
Acquisition Map and determine appropriate zoning and development controls for the site. 
FPD have engaged a number of technical consultants to prepare the necessary technical 
studies to inform the draft Planning Proposal. 
 
FPD have prepared the draft Planning Proposal (Attachment 1) in accordance with the 
Department of Industry, Planning and Environment’s publication ‘Planning Proposals – A 
Guide to Preparing Planning Proposals’. FPD have also prepared a report for the Bayside 
Local Planning Panel (Attachment 2). 
 
FPD prepared an independent assessment of the options for the site, and project managed 
other specialist consultants in the areas of: 

 Urban design – SJB Architects 

 Open space – SGS Economics and Planning 

 Flooding and stormwater - Northrop 

 Traffic - Bitzios 

 Aeronautical – Landrum and Brown 

 Contamination - Senversa 

 Commercial and Retail Demand Assessment– Hill PDA 
 
The draft Planning Proposal recommends that the site provides for public open space at the 
subject site, over the northern portion of the site (Lot 102) which comprises 3,577sqm of the 
site. This recommendation is based on consideration of open space demand to service 
existing and planned development within the Wolli Creek area. The assessment of open 
space needs has been informed by an open space study prepared by SGS Economics and 
Planning in accordance with the Government Architect’s draft Guidelines, Greener Places; 
Greener Places Urban Tree Canopy Guidelines; and Greener Places Open Space 
Recreation Guide. SGS concluded that a component of open space should be provided on 
the site to meet the Government Architect draft Guideline criteria of proximity to public open 
space (200m walking distance), and that an area of 4,000 sqm would be preferable to 
achieve a diversity of recreational activities within the space to serve Wolli Creek. 
 
The proposed open space comprises all of Lot 102 (3,577sqm) and a portion of Lot 101 
(423sqm), to provide a consolidated area of open space (refer Figure 1).  
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Figure 1: Intended zoning and land reservation outcome 

 
The draft Planning Proposal recommends that a site specific amendment to the Rockdale 
DCP 2011 be prepared post-Gateway, requiring this portion of Lot 101 be delivered as 
publicly accessible open space as part of a future redevelopment of Lot 101. Furthermore, 
the draft Planning Proposal will need to be amended to identify the retention of a 423sqm 
portion of Lot 101 (as illustrated in Figure 1) on the Land Reservation Acquisition Map for the 
site, as the site specific DCP amendment is a supplementary mechanism to the LEP for 
achieving the intended delivery of land to be utilised for public open space. 
 
The draft Planning Proposal also recommends that the Land Reservation Acquisition Map of 
the Rockdale LEP 2011 continues to apply over the entire Lot 102.  
 
The draft Planning Proposal is supported by an Urban Design Report and Commercial and 
Retail Demand Assessment which demonstrates that Lot 101 could potentiate the following 
indicative development scheme, if Lot 101 is rezoned to B4 Mixed Use Zone (except for the 
423sqm of land identified in Figure 1): 

 two separate buildings of 12 and 6 storeys; 

 144 apartments (12,220sqm of residential floor space); 
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 115sqm of commercial floor space to accommodate a retail/ café tenancy on the ground 
floor of the 12 storey building overlooking the park; and 

 99 car parking spaces across two basement levels. 
The Urban Design Report (refer Attachment 2) includes, but is not limited to, an analysis of: 

 Site and urban context; 

 Built form massing; 

 Solar access and overshadowing; 

 Design principles; 

 Open space testing; 

 Indicative building footprints; 

 Landscape sections; and 

 Access and movement. 
 

 
Figure 2: Indicative Masterplan 
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Figure 3: Urban Design Report Extract - Indicative built form massing diagram  

(view north-west) 
 

 
Figure 4: Urban Design Report Extract - Indicative site plan and public open space diagram 
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To facilitate the delivery of 4,000sqm of public open space in this location, the draft Planning 
Proposal will need to be amended to include a requirement to provide at least 423sqm of Lot 
101 as publicly accessible open space proposed to be connected to the open space 
recommended for Lot 102. The Wolli Creek Special Precinct within the Rockdale DCP 2011 
would continue to apply, except where varied by any site specific controls. 
 
The draft Planning Proposal would be facilitated by the following amendments to the 
Rockdale LEP 2011: 

 Removing the Land Reservation Acquisition Map applying to Lot 101, except for the 
423sqm of land identified in Figure 1; 

 Rezone Lot 101 (except the identified 423sqm) to B4 Mixed Use; 

 Apply a maximum height of buildings of 42 metres to Lot 101; and 

 Apply a maximum floor space ratio of 3:1 to Lot 101. 

Applicant: 
 
Bayside Council 

Owner: 

 Lot 101 (No. 2 Guess Avenue):  
 National Truck Spares (formerly ‘Nippon Truck Spares’): 

 Director: Mr Nicholas Trevallion 

 Director: Mr Adrian Trevallion 

 Director: Ms Barbara Trevallion 

 Secretary: Mr Nicholas Trevallion 
 
National Truck Spares previously initiated a request for Council to purchase Lot 101. In 
response Council declined the request. The land owner requested that Council’s decision be 
reviewed by the Secretary of the Department of Finance, Services and Innovation (DFSI) in 
accordance with section 27A of the Land Acquisition (Just Terms Compensation) Act. The 
review confirmed the decision of Council to not acquire the land. 

 

 Lot 102 (No 4 Guess Avenue):  
NSW Government (Property NSW). 
 

Property NSW have made representations to Council about the draft Planning Proposal in a 
letter dated 22nd July 2019. The letter from Property NSW is included as Attachment 3, and 
Council’s response as Attachment 4. 

Site Description: 
 
The subject site comprises 7,765 sqm of land at 2 and 4 Guess Avenue, Wolli Creek, legally 
referred to as Lots 101 and 102 (respectively) in Deposited Plan 808944, as shown in bold 
red in Figure 5: 
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Figure 5: Site context map  

(Source: Land and Property Information www.maps.six.nsw.gov.au) 

 
 
The site is bound by Mt Olympus Boulevard to the north, Guess Avenue to the west, Arncliffe 
Street to the south and by high density residential development to the east. 

Current Planning Controls: 
 
The relevant Rockdale Local Environmental Plan 2011 (Rockdale LEP 2011) extracts (refer to 
Figures 6-9, below) for the subject site and surrounding land are provided below, describing 
the current planning controls for height of buildings; floor space ratio, zoning and land 
reservation acquisition: 
 

 
Figure 6 – Rockdale LEP 2011 Land Reservation Acquisition Map_LRA_003  

(Source: www.legislation.nsw.gov.au) 

 
 
 

http://www.maps.six.nsw.gov.au/
http://www.legislation.nsw.gov.au/
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Figure 7 – Rockdale LEP 2011 Height of Buildings Map_HOB_003  

(Source: www.legislation.nsw.gov.au) 

 
 

 
Figure 8 – Rockdale LEP 2011 Land Zoning Map_LZN_003  

(Source: www.legislation.nsw.gov.au) 

 

http://www.legislation.nsw.gov.au/
http://www.legislation.nsw.gov.au/
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Figure 9 – Rockdale LEP 2011 Floor Space Ratio Map_FSR_003  

(Source: www.legislation.nsw.gov.au) 

Summary of Draft Planning Proposal 
 
In summary, the draft Planning Proposal seeks to amend the following provisions in the 
Rockdale LEP 2011 as follows: 
 

 Removing the Land Reservation Acquisition Map applying to Lot 101, except for the 
423sqm of land identified in Figure 1; 

 Rezone Lot 101 (except the identified 423sqm) to B4 Mixed Use; 

 Apply a maximum height of buildings of 42 metres to Lot 101; and 

 Apply a maximum floor space ratio of 3:1 to Lot 101. 

Assessment of Draft Provisions: 
 
The draft Planning Proposal provides an assessment of the proposed provisions and 
concludes that the proposed zoning, FSR, Height of Buildings and retention of the Land 
Reservation Acquisition Layer are the most appropriate outcomes for the site in terms of the 
relevant strategic planning framework and the sites specific merits. 

Justification: 

NSW Environmental Planning & Assessment Act 1979 (EPAA) 
 
The NSW Department of Planning & Environment’s A Guide to Preparing Planning Proposals 
- issued under s3.33 (3) of the EPAA - provides guidance and information on the process for 
preparing Planning Proposals. The draft Planning Proposal prepared by FPD has been 
prepared in accordance with the latest version of this Guide (dated August 2016). 
 

http://www.legislation.nsw.gov.au/
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Section 9.1 Ministerial Directions (formerly known as ‘section 117 directions’) 
 
Section 9.1 Ministerial directions (s9.1 directions) set out what a Relevant Planning Authority 
(RPA) must do if a s9.1 direction applies to a Planning Proposal, and provides details on how 
inconsistencies with the terms of a direction may be justified. 
FPD have identified the following Ministerial directions as being relevant to the draft Planning 
Proposal: 

 3.1 Residential zones  

 3.4 Integrating land use and transport 

 3.5 Development near regulated airports and Defence airfields 

 4.1 Acid Sulfate Soils 

 4.3 Flood Prone Land 

 5.1 Implementing the Metropolitan Plan 

 6.2 Reserving land for a public purpose 
 
The draft Planning Proposal concludes that there are no inconsistencies with the terms of the 
relevant Ministerial directions. 

State Environmental Planning Policies (SEPPs): 
 
FPD have identified the following SEPPs as being relevant to the draft Planning Proposal: 

 SEPP No 55 – Remediation of Land 

 SEPP No 65 – Design Quality of Residential Apartment Development 

 SEPP (Building Sustainability Index) 2004 

 SEPP (Infrastructure) 2007 
 
The draft Planning Proposal concludes that there are no inconsistencies with the identified 
SEPPs. 

Strategic Planning Framework 
 
FPD have identified the following strategic plans as being relevant to the draft Planning 
Proposal: 

 Greater Sydney Region Plan – A Metropolis of Three Cities 

 Eastern City District Plan 

 Draft Greener Places Policy 

 Bayside Community Strategic Plan 2030 

 Rockdale Residential Strategy 2007 



Bayside Local Planning Panel 15/08/2019 

 

Item 5.1 13 

 Rockdale Urban Strategy 2010 

 Rockdale Open Space and Recreation Strategy 2010 

 Wolli Creek and Bonar Street Public Domain Plan 2011 
 
The draft Planning Proposal concludes that there are no inconsistencies with the Strategic 
planning framework. 
 
Practice Note PS 06-009 Changes to the Land Acquisition Process for Reserved Land 
On 27 April 2006, DPIE (then Department of Planning) released a Practice Note to advise 
Councils, State agencies and the community of changes to the EPAA regarding the procedure 
for owner-initiated acquisition of land reserved for public purposes. 
 
The draft Planning Proposal is consistent with the Practice Note, as the relevant steps have 
been followed since the landowner of Lot 101 initiated a request for Council to purchase Lot 
101. The draft Planning Proposal is the mechanism for initiating the relevant amendments to 
the Land Reservation Map, Land Zoning Map, Height of Building Map and Floor Space Ratio 
Map. 

Other Considerations 

Traffic Impact Assessment 
 
FPD engaged a Traffic Consultant to assess the likely traffic impacts of the draft Planning 
Proposal. The traffic consultant’s report is included as an appendix to the draft Planning 
Proposal. 

Preliminary Height Assessment 
 
FPD engaged an Aeronautical consultant to assess the likely impacts of the draft Planning 
Proposal on the Obstacle Limitation Surface and the PANS-OPS. The Aeronautical 
consultant’s report is included as an appendix to the draft Planning Proposal. 

Retail and Commercial Demand Assessment 
 
FPD engaged a Retail and Commercial consultant to inform the draft Planning Proposal. The 
consultant’s report is included as an appendix to the draft Planning Proposal. 
 
 

Attachments 
 
1 Draft Planning Proposal (under separate cover) ⇨  
2 FPD Report to the Bayside Local Planning Panel ⇩   
3 Letter from Property NSW ⇩   
4 Letter to Property NSW ⇩    
 

../../../RedirectToInvalidFileName.aspx?FileName=BLPP_15082019_ATT_3146_EXCLUDED.PDF#PAGE=2
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Subject Planning Proposal - Rockdale Town Centre: Interchange Precinct 
(471-511 Princes Highway; 2-14 Tramway Arcade; and 6 & 14 
Geeves Avenue, Rockdale) 

Report by John McNally, Urban Planner - Strategic Planning  

File F14/310 
  

 

Summary 
 
The Interchange Precinct incorporates the Rockdale Railway Station, Bus Interchange and 
privately owned land bounded by the Princes Highway to the east, Geeves Avenue to the 
north and west and Tramway Arcade to the south (also known as 471-511 Princes Highway, 
2-14 Tramway Arcade and 6 & 14 Geeves Avenue). The privately-owned land within the 
precinct is the subject of this draft Planning Proposal. 
 
A draft Planning Proposal has been submitted for land within the Interchange Precinct, which 
has been subject to an Independent Planning Consultant’s merits-based assessment (see 
Attachment 1). 
 
The subject draft Planning Proposal (see Attachment 2) applies to the privately-owned land 
within the Interchange Precinct and proposes: 

 a 5m increase in the applicable maximum height of building (HOB) development standard 
in the Rockdale Local Environmental Plan 2011 (RLEP 2011) from 22m to 27m, as well as 
the height incentive which applies to the area, which allows an additional 12m of height for 
sites with an area of at least 1,500sq.m (allowed under clause 4.3 (2A)), the proposed 
amendment would allow for a maximum building height of 39m (approximately RL55m). 

 removal of the existing maximum Floor Space Ratio control from the land, in keeping with 
the strategy applied throughout the remainder of the Rockdale Town Centre area. 

 
An amendment to the Rockdale Development Control Plan 2011 (the RDCP) is also 
proposed and a draft site-specific Development Control Plan (see Attachment 3) has been 
submitted in support of the draft Planning Proposal. The draft DCP amendments seek to 
define key requirements for the development of the Precinct. 

 
A Heritage Impact Assessment is to be undertaken for buildings known as 471-477 Princes 
Highway and 6-14 Geeves Avenue, Rockdale prior to the draft Planning Proposal being 
referred for a Gateway Determination. The outcome / recommendations of the assessment 
should be reflected in any revised draft forwarded for a Gateway Determination. 
 
 

Officer Recommendation 
  
That the Bayside Local Planning Panel recommends to Council that it and the Proponent 
finalise and update the Planning Proposal Report, the Draft DCP amendments, and relevant 
supporting documents as outlined above and prepare a heritage assessment of buildings at 
471-477 Princes Highway and 6-14 Geeves Avenue, Rockdale prior to referral of the draft  
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Planning Proposal to the Department of Planning, Industry and Environment for a Gateway 
Determination. 
 
 

Background 

Draft Planning Proposal Outcomes 
 
The Proponent has indicated that the indicative massing and built form of the draft Planning 
Proposal could facilitate a high-density mixed-use development of approximately 246 
residential units, including 70 one-bed units, 145 two-bed units and 31 three-bed units. A 
future development could also provide approximately 4,015sq.m. of retail floorspace and 
377sq.m. of commercial floorspace. 
 
The proposed 4,392sq.m of retail and commercial floorspace in the indicative scheme would 
represent a reduction in retail/commercial floorspace from approximately 6,000sq.m. of 
retail/commercial floorspace that currently exists in the Precinct. This is largely due to the 
reduction in the overall footprint of the buildings that would be necessary to accommodate 
the required setbacks on the Princes Highway and Geeves Avenue frontages, and the 
widened through-site link required between the Princes Highway and Geeves Avenue. 

Conclusion 
 
The draft Planning Proposal has been the subject of an Independent Planning Consultant’s 
merits-based independent assessment against the strategic and statutory planning 
framework as established by the Environmental Planning and Assessment Act 1979, relevant 
guidelines, Planning Circulars and Practice Notes (see Attachment 1). In considering their 
recommendations on the draft Planning Proposal, the Bayside Local Planning Panel is 
required to consider whether the proposed amendments to the Rockdale Local 
Environmental Plan 2011 have strategic and site specific merit. 
 
In summary, the Independent Planning Consultant’s merits-based assessment has identified 
that the draft Planning Proposal has strategic and site specific merit.  
 
It has been a long-standing aim of Council to secure a comprehensive mixed-use 
redevelopment of the land and it is considered that the proposed amendments are both 
appropriate on the site, and in the locality, and can assist with facilitating future 
redevelopment of the Precinct. 
 
Furthermore, a Heritage Impact Assessment is required of buildings at 471-477 Princes 
Highway and 6-14 Geeves Avenue, Rockdale prior to the draft Planning Proposal being 
referred for a Gateway Determination. The outcome/recommendations of the assessment 
should be reflected in any revised draft Planning Proposal forwarded for a Gateway 
Determination. 
 
Subject to the above, it is considered that the draft Planning Proposal is consistent with the 
relevant strategic directions, policies and regional and local plans and strategies as 
demonstrated by the merits-based assessment that has been undertaken. 
 
For these reasons, it is recommended that the Bayside Local Planning Panel formally 
recommends to Council that the draft Planning Proposal be forwarded to the Department of 
Planning, Industry and Environment for a Gateway Determination, following preparation of a 
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Heritage Impact Assessment and update to the draft Planning Proposal, supporting 
documents, and Draft DCP amendments, as outlined in this report. 
 

 
Financial Implications 
 
Not applicable ☒  

 

 

Community Engagement 
 
Notification letters have been sent to the local community advising that the draft Planning 
Proposal is being presented to this meeting of the Bayside Planning Panel, including advice 
on the LEP Amendment/Planning Proposal process. 
 
 

Attachments 
 
1 Rockdale Town Centre Interchange Precinct Consultant's Report ⇩   
2 Draft Planning Proposal Report ⇩   
3 Proposed Draft DCP ⇩   
4 Urban Design Report ⇩   
5 Rockdale Town Centre Masterplan ⇩   
6 RTCPP Council Report & Resolution - 15.10.14 ⇩   
7 TfNSW Comments on Transport Study Scope ⇩   
8 Transport Study ⇩   
9 Transport Study - Addendum Letters ⇩   
10 Current Rockdale Town Centre DCP ⇩    
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