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Summary 
 
Council has received a draft Planning Proposal in relation to land at 187 Slade Road, Bexley 
North, currently occupied by the Bexley North Hotel (the subject site). The draft Planning 
Proposal seeks to amend the Bayside Local Environmental Plan 2021 (the LEP) by: 

• Amending the height of buildings (HOB) map from 16m (plus 6m height incentive for lots 
of minimum 1200sqm) to introduce maximum HOB standards of 20m and 35m; 

• Amending the floor space ratio (FSR) map from 2:1 (plus 0.5:1 FSR incentive for lots of 
minimum 1200sqm) to introduce maximum FSR standards of 3.2:1 and 3.6:1; and 

• Amending both the HOB and FSR maps to omit the land from ‘Area 3’ and ‘Area 7’ 
respectfully, thereby preventing the land from benefitting from any further HOB and FSR 
incentive, which would otherwise have been permitted by current clauses 4.3 and 4.4 of 
the BLEP 2021. 

 
The proposed amendments to the LEP are described in more detail later in this report. The 
existing zoning under the LEP is B4 Mixed Use. No change to this zone is proposed.   
 
 

Officer Recommendations 
 
1. That Council considers the draft Planning Proposal for 187 Slade Road, Bexley to have 

strategic merit due to: 
 

a) its proximity to mass transit and its ability to contribute to the growth and 
expansion of an existing Local Centre, which are planning outcomes sought 
under Planning Priorities E10 and E11 of the Eastern City District Plan (ECDP); 

 
b) its consistency with Objectives 10, 14 and 22 of the Greater Sydney Region Plan, 

and Planning Priorities E5, E6, E10 and E11 in the ECDP, as the proposal would 
facilitate higher density development in a Local Centre that is close to frequent 
public transport, potentially providing additional jobs and housing supply in this 
accessible location; and 

 
c) its consistency with Planning Priorities 5, 6,12 and 15 of the Bayside LSPS, as 

the proposal would concentrate high density urban growth/expansion within a 
Local Centre adjacent to public transport corridors, promote integrated land use, 
and enable potential investment and business opportunities in a centre within the 
Bayside Local Government Area. 
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2. That Council endorses the Planning Proposal for a Gateway Determination, a request 
for which will be sent to the Department of Planning and Environment pursuant to 
section 3.34 of the Environmental Planning and Assessment Act, 1979; 

 
3. That, prior to commencing public exhibition of the Planning Proposal, the proponent 

consults with Council to ascertain the appropriate building height limit and floor space 
ratio for the site based on urban design principles and compliance with the Apartment 
Design Guide, and provides additional information to demonstrate that the building 
envelopes resulting from the proposed amendments to the Floor Space Ratio and 
Height of Buildings standards are achievable on the site without being detrimental to 
local character, residential amenity, and the potential future uses of Council’s adjoining 
car park;  

 
4. That, prior to commencing public exhibition of the Planning Proposal, a site-specific 

development control plan (DCP) shall be prepared by the proponent, in consultation 
with Council, to demonstrate that the building envelopes resulting from the floor space 
ratio and height of buildings sought in the Planning Proposal are achievable on the site 
without being detrimental to local character, residential amenity and the potential future 
uses of Council’s adjoining car park. The DCP will also have regard to the 
recommendations of the Bayside Local Planning Panel in its minutes of the meeting of 
16 December 2021. 

 
 

Background 
 
Applicant:  
 
Tunborn Pty Ltd assisted by Planning Ingenuity Pty Ltd 
 
Owner:  
 
Tunborn Pty Ltd 
 
Site Description:  
 
The subject site is located at 187 Slade Road, Bexley North, legally described as Lot 30 DP 
1222252 (the site), has an area of approximately 4,270sqm and is located along the south-
eastern boundary of Slade Road, approximately 54m from the intersection with Bexley Road 
(shown in Map 1 below): 
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Map 1: Site location outlined in red (Source: Bayside Council) 
 
The site is currently occupied by the Bexley North Hotel, a single-storey building providing 
pub, bottle-shop and hotel accommodation uses. Existing development on and adjoining the 
site is shown in Photographs 1-4, below: 
 

Photograph 1: View of Bexley North Hotel looking east from the public car park (Source: Bayside Council) 
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Photograph 2: View of subject site and car park looking north from commercial properties on Sarsfield Circuit 
(Source: Bayside Council) 
 

 
Photograph 3: View of Bexley North Hotel looking east from Bexley Road (Source: Bayside Council) 
 

 
Photograph 4: View of bottle shop and hotel looking south from Slade Road (Source: Bayside Council) 
 
Planning Context 
 
The process or putting in place or amending planning controls can be initiated either by a 
planning authority (such as a council) or by a proponent (such as a land owner).   
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The process for implementing Bayside Local Environmental Plan 2021 was initiated by 
Council.  This was primarily and exercise in consolidating and updating the LEPs that were in 
place at the time, using the standard instrument provided by the Department of Planning and 
Environment.  There were no substantial policy or planning control changes introduced in 
BLEP 2021. 
 
The formulation of the Metropolitan and District Plans, followed by the Local Strategic 
Planning Statement and Bayside Local Housing Strategy identified localities and centres to 
be investigated for further development in the short, medium and long term.  These areas 
have and will be systematically analysed, and the BLEP potentially amended over the next 
10+ years to accommodate projected population growth.  Bexley North was identified for 
investigation in the 5-10 year horizon.   
 
It is open to a proponent to submit a planning proposal at any time in relation to a site or 
locality, whether or not it has been identified by Council for investigation, which is what has 
occurred on this occasion.  Council is obliged to assess a planning proposal against the 
statutory planning framework, including the four planning documents referred to in the 
paragraph above.  This report, and particularly Attachment 3, contain that assessment. 
 

Proposal 
 
A Planning Proposal has been submitted, which seeks to amend the Bayside Local 
Environmental Plan 2021 (the LEP). The Planning Proposal is comprised of a document and 
supporting information that explains the intended effect and justification of the proposed 
amendment to the LEP. 
 
The draft Planning Proposal (Attachment 1) proposes the following amendments to the LEP: 
 

• Amending the relevant height of buildings (HOB) map from 16m (plus 6m height incentive 
for lots of minimum 1200sqm) to introduce maximum HOB standards of 20m and 35m; 

 

• Amending the relevant floor space ratio (FSR) map from 2:1 (plus 0.5:1 FSR incentive for 
lots of minimum 1200sqm) to introduce maximum FSR standards of 3.2:1 and 3.6:1; and 

 

• Amending both the HOB and FSR maps to omit the land from ‘Area 3’ and ‘Area 7’ 
respectfully, thereby preventing the land from benefitting from any further HOB and FSR 
incentives, which would otherwise have been permitted by current clauses 4.3 and 4.4 of 
the LEP. 

Height of Buildings (HOB) 
 
The objectives of appropriate HOB standards are as follows: 
 
1. To ensure that building height is consistent with the desired future character of an area; 
 
2. To minimise visual impact of new development, disruption of views, loss of privacy and 

loss of solar access to existing development; and 
 
3. To nominate heights that will provide an appropriate transition in built form and land 

use intensity.  
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The proposed increases to the current maximum baseline HOB standard (16m or 22m if 
HOB incentive conditions are met) are transitioned across the site with the intention of 
reducing the intensity of development adjacent to the most sensitive land uses. The lower 
HOB standard of 20m is proposed to the eastern part of the site, adjacent to which is an R2 
Low Density Residential Zone. This reflects a potential reduction of 2m from the current 
possible maximum HOB on the site of 22m (which includes a 6m height incentive).  
 
The proposed 35m standard is proposed to be located towards western part of the site where 
buildings of a similar height are already prevalent in the B4 Mixed Use zone. The proposed 
LEP map shown below describes this in more detail: 
 

 
Map 2: Proposed HOB map (Source: Planning Proposal Report) 

 
Further detailed information on, and analysis of, the proposed HOB standard is contained in 
the Planning Proposal Report (Attachment 1), the Urban Design Report (Attachment 2) and 
the report to the Bayside Local Planning Panel on 16 December 2021 (Attachment 3, and 
supporting Attachments 4-18). 
 
Floor Space Ratio (FSR) 
 
The objectives of appropriate FSR standards are as follows: 
 
1. To establish standards for the maximum development density and intensity of land use; 
 
2. To ensure buildings are compatible with the bulk and scale of the existing and desired 

future character of the locality; 
 
3. To minimise adverse environmental effects on the use or enjoyment of adjoining 

properties and the public domain; 
 
4. To maintain an appropriate visual relationship between new development and the 

existing character of areas or locations that are not undergoing or likely to undergo a 
substantial transformation; and 
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5. To ensure buildings do not adversely affect the streetscape, skyline or landscape when 

viewed from adjoining roads and other public places such as parks and community 
facilities. 

 
The proponent is seeking an increase to the current maximum FSR standard (2:1 or 2.5:1 if 
FSR incentive conditions are met) that would facilitate a higher-density development.  As 
with the proposed HOB standards, the proposed increases to the maximum FSR standard 
are transitioned across the site with the intention of reducing the intensity of development 
adjacent to the most sensitive land uses. The lower FSR standard of 3.2:1 is proposed to the 
eastern part of  
 
the site, adjacent to which is an R2 Low Density Residential Zone. The higher FSR standard 
of 3.6:1 is proposed to the western part of the site where higher-density developments are 
already prevalent in the B4 Mixed Use zone. The proposed FSR map below describes this in 
more detail: 
 

 
Map 3: Proposed FSR map (Source: Planning Proposal Report) 

 
Urban Design 
 
An Urban Design Report (Attachment 2) was submitted with the draft Planning Proposal, 
which has been subject to peer review by an external urban design consultant appointed by 
Council. The Urban Design Reports provides detailed analysis of the additional HOB and 
FSR being sought. Figures 1 and 2 below provide some visuals from the Urban Design 
Report which indicate the type of development the proponent could seek to construct should 
the proposed changes to the LEP be made: 
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Figure 1: View from corner of Shaw Street and Bexley Road (Source: Urban Design Report) 

 

 
Figure 2: View looking south-west along Slade Road (Source: Urban Design Report) 

 
Comment 
 

The basic principle of encouraging higher density development in a town centre location in 
proximity to good public transport is sound. Regional and district planning policies 
acknowledge that the growth and expansion of existing local centres is necessary to support 
the growth of Sydney’s population and provide local jobs and services in accessible locations 
with access to frequent public transport. The policies encourage the location of higher 
density developments in existing centres, with good access to the necessary infrastructure, 
including good public transport accessibility/service frequency.  
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The subject site benefits greatly from such characteristics. However, the planning 
objectives/priorities direct that new developments must also display good design principles, 
respect local character, and improve amenity. The urban design consultancy advice received 
by Council raises concerns that the proposed HOB and FSR may not be achievable on the 
site, and could result in a development which does not reflect the design principles displayed 
in the indicative scheme submitted by the proponent. 
 
Therefore, whilst the basic principle of higher density development in this location is 
acceptable, the proponent needs to demonstrate, through additional urban design studies 
and a site-specific DCP, that the proposed changes to development standards can be 
accommodated on the site without harm to the character or amenity in the immediate locality, 
and without prejudicing any future master-planning of the Bexley North local centre.  
 
Before providing additional studies at considerable expense, the proponent has requested 
that Council acknowledges that the basic principle of additional height and FSR in this 
location has strategic merit. 
 
It is therefore recommended that the Committee acknowledges that the Planning Proposal 
does have strategic merit, and allows officers to request a Gateway Determination from the 
Department of Planning and Environment. In the request for a Gateway Determination, 
officers will request that conditions be placed on the Determination that requires the 
proponent to provide the additional urban design studies and a site-specific DCP, to be 
negotiated and agreed with Council, prior to the commencement of a Public Exhibition. 
 
Officers have also considered all other matters relating to the Planning Proposal (traffic, 
flooding, hazards etc) and are satisfied that the proposal does not raise any issues of 
concern on these matters. The matters have been analysed in detail in the report to the 
Bayside Local Planning Panel on 16 December 2021 (Attachment 3). 
 
 

Next Steps 
 
Should the Committee agree with officers’ recommendations, the minutes of this Committee 
will be presented to Council for endorsement. If Council endorses the minutes, officers will 
request a Gateway Determination as indicated above. 
 

 
Financial Implications 

Not applicable ☒  

 

 

Community Engagement 
 
Should the Planning Proposal progress through the required stages and receive a Gateway 
Determination from DPE, public exhibition of the Planning Proposal will be undertaken if and 
when the pre-conditions outlined above are satisfied. 
 
 

Attachments 
 
1 Proponent's Urban Design Report ⇩  
2 Proponent's Planning Proposal Report ⇩  
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3 Bayside Local Planning Panel - Planning Proposal Assessment  Report - 16 December 
2021 ⇩  

4 Bayside Local Planning Panel - Minutes - 16 December 2021 ⇩  
5 Additional Urban Design Information - Cover Letter - 07.11.2020 (Under separate cover 

Attachments Part One) ⇨  
6 Stage 2 Environmental Site Assessment - contamination (Under separate cover 

Attachments Part One) ⇨  
7 Proponent's estimated GBA Calculations (Under separate cover Attachments Part 

One) ⇨  
8 Final Flood Investigation Report (Under separate cover Attachments Part One) ⇨  

9 Proponent's FSR and HOB Plan ⇩  
10 Proponent's FSR Calculations (Under separate cover Attachments Part One) ⇨  

11 Proponent's Landscape Plans (Under separate cover Attachments Part One) ⇨  
12 Pipeline Risk Assessment (Under separate cover Attachments Part One) ⇨  
13 Proponent's Revised Basement Concept Plans (Under separate cover Attachments 

Part One) ⇨  
14 Proponent's Revised Indicative Concept Plans (Under separate cover Attachments 

Part One) ⇨  
15 Proponent's Revised Indicative Sections (Under separate cover Attachments Part One) 

⇨  
16 Proponent's Revised Traffic Impact Assessment (Under separate cover Attachments 

Part One) ⇨  
17 Table of Urban Design Comments - Council Consultant and Proponent ⇩   
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