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Executive Summary 

This Planning Proposal has been prepared for Mr Treve Williams and Mrs Constance Williams, the owners of 148 Barker 
Street, Randwick (‘the site’) and seeks to apply a zone to the site consistent with the planning provisions applying to the 
adjoining Newmarket site. This would involve: 

 Applying the B1 Neighbourhood Centre zone to the site; 

 Remove the FSR from applying to the site; and 

 Apply an 18.0m height limit to the site. 

 
The site is within the Randwick City Council Local Government Area (LGA) and located on the south western corner of the 
intersection of Barker and Jane Streets. The site is currently occupied by the Struggletown Vet clinic. The site is 
surrounded by land known as the former Inglis Newmarket site which was the subject of a comprehensive rezoning to 
facilitate future redevelopment. The site the subject of this rezoning request is now an anomaly compared to the planning 
provisions applying to the surrounding land. The Planning Proposal seeks to amend the planning framework to bring the 
controls into line for the land fronting barker Street so as to present a uniform interface. 
 
This Planning Proposal provides an analysis of the physical and strategic planning constraints and the opportunities of the 
site and considers the relevant environmental, social and economic impacts of the proposal and its strategic merit. 
 
Support for this Planning Proposal is based on the following circumstances and merits: 

 Retention of employment floor space 

The application of the B1 Neighbourhood Centre zone would retain employment floor space opportunities on the 
site. 

 Infill urban development opportunity 

The redevelopment of the site would facilitate a superior urban design presentation and integrate the corner site with 
future redevelopment of the surrounding land consistent with the planning framework that now applies. 

 Consistency with the adjoining development 

The proposed revision to the zone, height and FSR controls would align the planning controls applying to the site 
with the surrounding land. 

 Consistency with the planning framework 

The Planning Proposal is consistent with the Metropolitan Strategy – A Plan for Growing Sydney (December 2014), 
the East Subregion priorities and the Randwick City Plan. 

 
Recommendations 
 
It is recommended that arising from the consideration of this Planning Proposal, Randwick City Council resolve to support 
the changes to the RLEP 2012 as detailed in this Planning Proposal and forward the Planning Proposal for a Gateway 
Determination to undertake the following: 

 Amend map LZN 002 to apply a B1 Neighbourhood Centre zone to the site; 

 Amend map FSR 002 to remove FSR from applying; and 

 Amend map HOB 002 to apply a maximum height of buildings of 18.0m to the site. 

 

 

 

 

 

 

 

 
Figure 1: 148 Barker Street, Randwick site attributes 
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1.0 Introduction 

This Planning Proposal has been prepared on behalf of the owner of 148 Barker Street, Randwick.  
 
The site covered by this Planning Proposal is legally known as Lot A in DP 344447. The site is a corner site with a frontage 
to Barker Street of approximately 13.0m and a frontage to Jane Street of approximately 30.0m. The site has an area of 
approximately 400m2. 
 
The Planning Proposal demonstrates the strategic merit of the proposed amendment to the Randwick Local 
Environmental Plan 2012 (RLEP 2012) and seeks commencement of the statutory process to: 

 Amend map LZN 002 to apply a B1 Neighbourhood Centre zone to the site; 

 Amend map FSR 002 to remove FSR from applying; 

 Amend map HOB 002 to apply a maximum height of buildings of 18.0m to the site 
 
The Planning Proposal has been prepared in accordance with the Department of Planning Guidelines A Guide to 
Preparing Planning Proposals dated October 2012 and A Guide to Preparing Local Environmental Plans dated 
October 2012. 
 
The Planning Proposal in the following sections details the merits of the proposed changes to the WLEP 2012 and 
has been structured in the following manner: 

 Section 2.0 provides a description of the site, its context and existing development, including identification of the land 
to which the changes are proposed; 

 Section 3.0 is the Planning Proposal and is provided consistent with the matters to be considered in the Department 
of Planning’s Guide to Preparing Planning Proposals; 

 Section 4.0 provides the conclusions and recommendations to proceed with the Planning Proposal to Gateway 
Determination to amend the RLEP 2012; 

 Appendix 1 provides a consideration of the consistency of the Planning Proposal with State Environmental Planning 
Policies; and 

 Appendix 2 provides a consideration of the consistency of the Planning Proposal with the Section 117 Directions. 
 
The Proposal is supported by the following attachments: 

 Attachment 1: Urban Design Report prepared by SJB Urban; 
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2.0 Site Description and Context 

2.1 Overview 

This section describes the location of the site, existing development on the land, the current planning framework and State 
Government and Randwick City Council strategic plans applying to the location. 
 
2.2 Site Context and Locality 

The site is located on the south western corner of the intersection of Barker and Jane Streets in Randwick. 
 
The site is in close proximity to the Randwick Education and Health specialised centres to the north and is effectively 
surrounded by the former Inglis Newmarket site to the south and east. 
 

 
Figure 2: Aerial view of the locality plan (site shown in yellow) (Source: SixViewer) 

 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
A range of land zones apply in the vicinity including: 

 R2 Low Density residential (the site and land to the north and west) 

 SP2 Infrastructure (Health Services facility) to the north east 

 B1 Neighbourhood entre to the immediate south and east 

 R1 General Residential (to the south west) 

 
 

 
Figure 3: Sub-Regional context (Source: SJB Urban Design Report) 

 
As shown in Figure 3 the site is well located in proximity to a range of centres, services and transport options. 
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2.3 Site Description 

The site is bounded by Barker Street to the north and Jane Street to the west. The southern boundary of the site abuts 
the Sydney equine centre and the adjoining existing development to the east comprises single storey residential buildings. 
These adjoining lands have been rezoned to facilitate future redevelopment comprising the land known as the Inglis 
Newmarket site. 
 

 
Figure 4: The subject site (Source: SIX Maps) 

 
The site is not a heritage item but is within a heritage conservation area. However the adjoining Inglis Newmarket site is 
within the same Struggletown heritage conservation area and also contains listened buildings of heritage significance. 
 
2.4 Description of the Surrounding Development and Land Uses 

The site is now an anomaly in the planning framework. The site is used for non-residential purposes but is zoned R2 Low 
Density Residential. The balance of the Barker Street block to the east is now zoned B1 Neighbourhood Centre. It is 
expected that the mix of residential and non-residential uses will be redeveloped to mixed use purpose consistent with the 
planning framework now applying to the site. The development along Barker Street west of Jane Street remains zoned R2 
Low Density. The closest buildings comprise early 20th Century two storey retail commercial buildings used for small scale 
retail and service uses. Further west along Barker Street low rise residential dwelling houses occur. Similarly the western 
side of Jane Street comprises low rise residential buildings. 
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3.0 Statutory Framework 

3.1 Land Zoning 

The site is currently zoned R2 Low Density Residential under the provisions of the RLEP 2012 (refer to Figure 6). 
 

 

 
Figure 5: Extract of Land Zoning Map – Randwick LEP 2012 

 
The objectives of the R2 Low Density Residential zone are: 
 

 To provide for the housing needs of the community within a low density residential environment. 

 To enable other land uses that provide facilities or services to meet the day to day needs of residents. 

 To recognise the desirable elements of the existing streetscape and built form or, in precincts undergoing transition, 
that contribute to the desired future character of the area. 

 To protect the amenity of residents. 

 To encourage housing affordability. 

 To enable small-scale business uses in existing commercial buildings. 
 
The objectives of the proposed B1 Neighbourhood centre zone are: 
 

 To provide a range of small-scale retail, business and community uses that serve the needs of people who live or 
work in the surrounding neighbourhood. 

 To enable residential development that is well-integrated with, and supports the primary business function of, the 
zone. 

 To minimise the impact of development and protect the amenity of residents in the zone and in the adjoining and 
nearby residential zones. 

 
3.2 Height of Buildings (Clause 4.3) 

Clause 4.3 (Height of buildings) establishes a maximum building height of 60 metres for the site as illustrated in the extract 
of the Height of Buildings Map included in Figure 7 below. 
 

 
 

Figure 6: Extract of Height of Buildings Map – Randwick LEP 2012 

 
The objectives of the clause are: 
 

 to ensure that the size and scale of development is compatible with the desired future character of the locality, 

 to ensure that development is compatible with the scale and character of contributory buildings in a conservation area 
or near a heritage item, 

 to ensure that development does not adversely impact on the amenity of adjoining and neighbouring land in terms of 
visual bulk, loss of privacy, overshadowing and views. 

 

Subject Site 

Subject Site 
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3.3 Floor Space Ratio (Clause 4.4) 

Clause 4.4 (Floor space ratio) establishes a maximum floor space ratio (FSR) of 0.5:1 for the site as illustrated in the extract 
of the Floor Space Ratio Map include in Figure 8. 
 

 

 

 

Figure 7: Extract from Floor Space Ratio Map – Randwick LEP 2012 

 
The objectives of the clause are: 
 

 to ensure that the size and scale of development is compatible with the desired future character of the locality, 

 to ensure that buildings are well articulated and respond to environmental and energy needs, 

 to ensure that development is compatible with the scale and character of contributory buildings in a conservation area 
or near a heritage item, 

 to ensure that development does not adversely impact on the amenity of adjoining and neighbouring land in terms of 
visual bulk, loss of privacy, overshadowing and views. 

 
3.4 Preservation of Trees or Vegetation (Clause 5.9) 

Clause 5.9 - Preservation of Trees or Vegetation requires consent for the removal of trees. 
 
3.5 Heritage Conservation (Clause 5.10) 

Clause 5.10 (Heritage conservation) seeks to conserve the environmental heritage of Randwick including heritage items, 
conservation areas, archaeological sites and Aboriginal objects and places of heritage significance. 
 
The site is not a known archaeological site or Aboriginal place of heritage significance, or known to contain Aboriginal 
objects of heritage significance.  

 
The site is not a heritage item, but is within a heritage conservation area as shown on the Heritage Map included in Figure 
89. The Inglis complex to the south contains a number of heritage items as shown in the map extract. 
 

 

 
Figure 8: Extract from Heritage Map – Randwick LEP 2012 

 
3.6 Special provision – land at Young Street Randwick (Clause 6.16) 

Clause 6.16identifies a key site which is the former Inglis Newmarket site that surrounds the site. The effect of the clause is 
to permit development with an FSR of up to 1.3:1 subject to: 
 

 Part of the site being used for recreation purposes with an area of at least 5,000m2; and 

 The part of the site identified for recreation purposes being appropriate for recreation uses. 

The requested deletion of FSR for the subject site is sought to allow the height to control development. The requested 
18.0m height limit provides a maximum five (5) storey building this stepping down from the approved building envelopes 
to the immediate east maintaining a consistency of the scale and density of development that could occur on the adjoining 
land fronting Barker Street. This height limit would facilitate a five (5) level building on the site consistent with the urban 
design concepts prepared and provided in Attachment 1 
 
 
 

Subject Site 

Subject Site 
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4.0 The Planning Proposal 

4.1 Overview 

In accordance with A guide to preparing Planning Proposals (NSW Department of Planning, October 2012), a Planning 
Proposal is to be comprised of five (5) parts: 

 Part 1 – A statement of the objectives or intended outcomes of the proposed LEP; 

 Part 2 – An explanation of the provisions that are to be included in the proposed LEP; 

 Part 3 – The justification for those objectives, outcomes and the process for their implementation; 

 Part 4 – Maps, where relevant, to identify the intent of the planning proposal and the area to which it applies; and 

 Part 5 – Details of the community consultation that is to be undertaken on the planning proposal. 

 
This section addresses and responds to the matters for consideration detailed within the Department of Planning’s 
document A guide to preparing Planning Proposals. 
 
4.2 Objectives and Intended Outcomes (Part 1) 

The objective of this Planning Proposal is to enable the site to be developed to a scale and intensity that is reasonably 
anticipated by the planning framework that now applies to the surrounding lands. The site is a corner site and is currently 
subject to a maximum building height standard of 9.5m compared to the 25.0m height applying to the land immediately to 
the east of the site. The intended outcome is for a consistent zone and height of buildings development standard to apply. 
A height of 18.0m is proposed to accommodate up to five (5) storeys to facilitate a density of development on the site 
commensurate with the 6-7 level development that is expected to be developed along the Barker Street frontage between 
Jane Street in the west and Young Street to the east. 
 
The Planning Proposal would facilitate the redevelopment of the corner site with a resultant increase in employment 
generating floor space as well as additional housing in close proximity to major education and employment centres and 
public transport. 
 
The public benefits arising from the increase in the alternate zone and increase in the maximum building height and 
maximum floor space ratio include: 

 Revitalisation and activation of an important corridor in the Randwick context; 

 Additional employment and service floor space to augment the Randwick LGA opportunities; 

 Additional housing within close proximity to major education and employment centres; 

 Active retail street frontages on the Barker Street boundary; and 

 Opportunity to integrate development along the Barker Street frontage between Jane and Young Streets with 
consistent building bulk and scale. 

 
Without the changes identified in the Planning Proposal, a redevelopment outcome would leave the subject corner site at 
a distinct disadvantage and result in a poor urban form outcome. 
 
The Planning Proposal could form part of a stand-alone amendment to the RWLEP 2012 or be considered as part of a 
broader range of LEP amendments. 
 

4.3 Explanation of Provisions (Part 2) 

4.3.1 Proposed Changes to RLEP 2012 
 
The current R2 Low Density residential zone applying to the site would be replaced with a B1 Neighbourhood Centre 
zone. This would be consistent with the zone applying to the land surrounding the site which is zoned B1 Neighbourhood 
Centre under the RLEP 2012. This would require amendment to map LZN-002. 
 
The application of a maximum height of buildings standard of 18.0m to be consistent with the adjoining land will require 
the amendment of map HOB-002. 
 
The removal of a maximum FSR standard will require an amendment to map FSR-002. 
 
No other clause of the LEP or map sheets would require amendment to facilitate the Planning Proposal. 
 
4.4 Justification (Part 3) 

This section addresses the need for the local environmental plan, identifies the background studies undertaken, why the 
Planning Proposal is the best approach and what the community benefits will be. 
 
4.4.1 Section A – Need for the Planning Proposal 
 
Is the planning proposal a result of any strategic study or report? 
 
The Planning Proposal itself has not been the result of any wider specific strategic study or report. Detailed urban design 
and indicative concept analysis is included with the Planning Proposal at Attachment 1, demonstrating the ability integrate 
with adjoining potential development. The Planning Proposal is targeted towards correcting an anomaly that has been 
created through the rezoning of the surrounding land that has left the subject corner site remaining as a residential low rise 
zone. The planning proposal seeks to align the planning controls to provide a consistent urban form to Barker Street. 
 
The size of the site is such that any future redevelopment is unlikely to be significant.  
 
The urban design analysis provided in Attachment 1 demonstrates the ability of the site to be redeveloped utilising the 
Jane Street frontage for access and to deliver a building height commensurate with the scale of development anticipated 
for land to the east along Barker Street. 
 
The suggested building height of 18.0m steps down from the 25.0m height control that now applies to the adjoining land. 
 
The removal of an FSR will allow height to guide the transition of building scale down from future development to the east 
along Barker Street to the east. The application of a 18.0m would only deliver a building of a maximum of five (5) storeys.  
 
The site and potential density of development is not a scale that would warrant detailed economic or traffic impact analysis 
at the planning proposal stage. 
 
It is noted that should the anomalous zoning be addressed consistent with the planning proposal, any future Development 
Application will be required to be supported by a detailed assessment of traffic impacts and heritage impacts. 
 



 

 10/33 

  

Planning Proposal 
 

 

63
29

_1
1.

2_
P

la
nn

in
g 

P
ro

po
sa

l_
 F

in
al

_1
60

72
5_

V
5 

Summary 
 
The Planning Proposal process is the most appropriate means to apply planning controls to the single parcel of land that 
is a corner site on a prominent frontage along Barker Street. The suggested alternate suite of planning controls will 
facilitate a consistent scale of development along the street blocks between Jane and Young Streets. 
 
Maintaining the current planning controls for the site would ignore the inconsistent planning framework and the 
inappropriate scale transition that could result unless the planning controls are reviewed. 
 
The Planning Proposal process would deliver revised planning controls for the site while also responding (and being 
consistent with) the broader strategic issues of the Metropolitan Strategy – A Plan for Growing Sydney (December 2014), 
and the East Subregion priorities. 
 
Is the Planning Proposal the best means of achieving the objectives or intended outcomes? 
 
The Planning Proposal is considered the best option as it will allow the redevelopment of the site in a manner that is 
compatible with the scale and anticipated form of development on the surrounding lands known as the former Inglis 
Newmarket site. 
 
The proposed amendment to the RLEP 2012 involve amendments to the Land Zoning, FSR and Height of Buildings 
maps. 
 
The proposed revisions to these maps would apply a consistent application of height and zones to the immediate locality. 
The suggested height would facilitate the scale of buildings consistent with adjoining future development and beginning 
the transition down to lower rise development to the west. While these adjoining sites are nominally subject to a maximum 
FSR of 1.3:1 under Clause 6.16 of the RLEP 2012, the nature of the clause that the effective FSR achieved on the Barker 
Street frontage of the former Inglis Newmarket site will be substantially greater than an FSR of 1.3:1. 
 
Net Public Benefit 
 
The Planning Proposal will result in a net public benefit and serve the public interest by facilitating a feasible and well 
balanced mixed use development that will consist of commercial and retail space and housing adjacent to the Education 
and Health Specialised centres which are major employment areas within metropolitan Sydney. In addition the site is well 
located relative to services and public transport. 
 
There is no opportunity or incentive to significantly invest in the future of the site and deliver a contemporary and revitalised 
development. The proposal will provide opportunities for significant urban design improvements, particularly at the ground 
floor frontage to Barker Street and integrating with future adjoining redevelopment. 
 
The site is ideally located to deliver increased employment and housing outcomes adjacent to an identified as a Strategic 
Centre (The Randwick Education and Health precinct) 
 
The potential redevelopment of the site will improve the quantity and quality of accommodation available and deliver 
improved urban domain improvements for the locality. Achieving employment and housing outcomes in this strategic 
location will provide a significant net public benefit. 
 
4.4.2 Section B – Relationship to Strategic Planning Framework 
 
Is the planning proposal consistent with the objectives and actions of the applicable regional or sub-regional strategy 
(including the Sydney Metropolitan Strategy and exhibited draft strategies)? 
 
The Metropolitan Strategy – A Plan for Growing Sydney 
 
On 14 December 2014 the NSW Minister for Planning released the new Metropolitan Strategy – A Plan for Growing 
Sydney. 

 
A Plan for Growing Sydney (the Plan) is the NSW Government’s plan to achieve growth in employment and housing and 
develop a competitive economy with world-class services and transport; to deliver greater housing choice to changing 
needs and lifestyles; to create communities that have a strong sense of wellbeing; and to safeguard the natural 
environment. 
 
Some of the Plan’s key actions include: 

 Shifting the city’s gravity from east to west by establishing Parramatta as a major CBD, alongside the Sydney CBD, 
for jobs and world-class shopping and entertainment; 

 Creating vibrant new neighbourhoods with access to local jobs and first-class local amenities by renewing the area 
between Greater Parramatta and the Olympic Peninsula; 

 Delivering the Sydney Green Grid project to link open space across the Greater Metropolitan area; and 

 Transforming Western Sydney by delivering more jobs closer to home, including confirming Penrith, Campbelltown 
and Liverpool as Regional City Centres. 

 
The Metropolitan area is divided into sub-regions, with the Local Government Area of Randwick and the location of the 
site included in the Central Subregion. The University of NSW and the hospital precincts nominated as a Strategic Centre. 
 
Specifically the Plan identifies that opportunities for urban renewal around the education and health facilities should be 
explored for offices, retail, services housing and local community improvements should be explored. The planning 
proposal while applying to a small site is consistent with this identified priority for the Central Subregion. 
 
The Metropolitan Strategy includes a range of key directions, including:  
 
Direction 1.7: Grow strategic centres - providing more jobs closer to home 
 
The Planning Proposal proposes to apply the B1 Neighbourhood Centre zone to the isolated parcel of land that is 
currently zoned R2 Low Density Residential. Applying the B1 Neighbourhood Centre zone to the site will complete the 
block with a consistent zone. The proximity of the site to the Randwick Education and Health Strategic Centre will support 
these important knowledge and employment areas and affording opportunities for supporting commercial and residential 
accommodation. 
 
Direction 2.1: Accelerate housing supply across Sydney 
 
The Government is working to achieve its target of an additional 664,000 new dwellings by 2031. A Plan for Growing 
Sydney recognises that the most suitable areas for significant urban renewal are those areas best connected to 
employment and include strategic centres. 
 
The Planning Proposal is consistent with Direction 2.1. 
 
Direction 3.1: Revitalise existing suburbs   
 
Research has found that focusing new housing within Sydney’s established suburbs brings real benefits to communities 
and makes good social and economic sense. 
 
This type of development lowers infrastructure costs; reduces the time people spend commuting to work or travelling 
between places; gives people more time to spend with their families, relaxing and enjoying sport and other activities; and 
helps people get involved in the local community. Directing new housing to the existing urban area will reduce the impact 
of development on the environment and protect productive rural land at the urban fringe. It also improves residents’ 
access to jobs, services and recreation and this will enhance the liveability of the city. 
 
A city which makes it easy for residents to get to jobs, services and recreation is a more attractive place to live. By putting 
more housing in or near centres on the public transport network, residents can take advantage of the shops, cinemas, 
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cafes, restaurants, and health and education services that are already available. It can make it easier to do everyday 
activities like shopping, dropping children at school or child care, or visiting the local park on foot or by bicycle, rather than 
driving several kilometres. Less driving means less traffic, less pollution and people enjoying more exercise. Local 
businesses benefit from having more customers close by and the wider population benefits from better health outcomes. 
 
Higher density development that is matched by local infrastructure improvements and good design enhances liveability. It 
allows more people to live close to work and to services, makes the best use of existing infrastructure and provides 
greater choice in transport around the city. 
 
As noted in comments above, the Planning Proposal will both increase employment outcomes and provide new housing 
and employment floor space adjacent to a strategic centre well serviced by public transport, government and community 
services and recreational and retail services. 
 
East Subregion Draft Subregional Strategy 
 
The East Subregion Draft Subregional Strategy was released in July 2007. 
 
A key direction of the subregional strategy was to consolidate and strengthen the Randwick specialised centre comprising 
the hospital and university precincts. The draft strategy identified a potential growth in employment from 9,800 workers to 
12,100 workers in 2013. Contribution to the employment growth included allied and related uses. The land that has been 
zoned B1 Neighbourhood centre adjoining the site could with this additional of subject site contribute to the provision of 
employment and housing to support the strategic centre. 
 
The addition of the site to a mixed use compatible zone is consistent with the underlying intent of the strategy to provide 
employment and housing opportunities in well located and serviced centre such as the subject site. 
 
The Randwick City Plan 2013 
 
The Randwick City Plan is Randwick City Council’s 20 year plan to provide for the vision and directions for planning the 
future of Randwick City Council. 
 
The identified key issues relevant to the Planning Proposal include: 
 

 Improving the environmental performance of buildings and spaces, and achieving high quality urban design 

 Managing the demands of development and infrastructure as a result of existing and future population growth, and 
growth in visitor numbers 

 Maximising the identity, amenity and useability of neighbourhoods 

 Transport choice, convenience and ease of access determine how people travel to and around an area. Transport 
can influence where a business locates and how it grows 

 
The Planning Proposal is consistent with the Council’s strategic plan. The scale of potential development supports the key 
strategic employment centres of the university and health precincts in a location that is well served by transport and 
support retail and community services. 
 
The completion of the block frontage to Barker Street with the application of the B1 Neighbourhood Centre zone would 
not conflict with the strategic vision of Randwick City Council. 
 
Is the planning proposal consistent with applicable State Environmental Planning Policies? 
 
The relevant State Environmental Planning Policies and deemed State Environmental Policies have been addressed at 
Appendix 1 to this report.  
 

The consideration of these State Environmental Planning Policies and deemed SEPPs has identified that the Planning 
Proposal would not conflict with any of these Policies. 
 
Is the planning proposal consistent with applicable Ministerial Directions (S117 Directions)? 
 
The Section117 Directions applicable to the Planning Proposal have been addressed at Appendix 2 of this report. The 
Planning Proposal is consistent with all relevant Directions as noted in Appendix 2, with detailed consideration given to the 
following Directions. 
 
Direction 1.1 Business and Industrial Zones 
 
The objectives of Direction 1.1 are to: 
 
(a) Encourage employment growth in suitable locations; 
(b) Protect employment land in business and industrial zones; and 
(c) Support the viability of identified strategic centres. 
 
Direction 1.1 applies when a Planning Proposal affects land within an existing business zone and requires that the 
Planning Proposal (in relation to existing business zones) must: 
 
(a) Give effect to the objectives of the direction (refer above); 
(b) Retain the areas and locations of existing business and industrial zones; and 
(c) Not reduce the total potential floor space area for employment uses and related public services in business zones. 
 
A planning proposal may be inconsistent with the Direction if it can be: 

(a) Justified by a strategy which: 
(i) Gives consideration to the objective of this direction, and 
(ii) Identifies the land which is the subject of the planning proposal (if the planning proposal relates to a particular 

site or sites); and 
(iii) Is approved by the Director-General of the Department of Planning and Environment, or 

(b) Justified by a study (prepared in support of the planning proposal) which gives consideration to the objectives of this 
direction, or 

(c) In accordance with the relevant Regional Strategy or Sub-Regional Strategy prepared by the Department of 
Planning and Environment which gives consideration to the objectives of this direction, or 

(d) Of minor significance. 
 
The Planning Proposal is consistent with Direction 1.1 in that it: 

 Proposes to apply an employment zone to land currently used for employment purposes 

 Does not reduce the area of business zoned land in the Randwick City Council area; and 

 Supports the identified adjacent strategic Centre. 

 
Direction 3.1 Residential Zones 
 
The objectives of Direction 3.1 are: 
 
(a) To encourage a variety of choice of housing types to provide for existing and future housing needs; 
(b) To make efficient use of existing infrastructure and services and ensure that new housing has appropriate access to 

infrastructure and services; and 
(c) To minimise the impact of residential development on the environment and resource lands. 
 
Direction 3.1 applies where a planning proposal will affect land within: 
 
(a) An existing or proposed residential zone (including the alteration of any existing residential zone boundary); and 
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(b) Any other zone in which significant residential development is permitted or proposed to be permitted. 
 
Direction 3.1 states that a planning proposal must include provisions that 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; and 
(d) Be of good design. 
 
A planning proposal must ensure that the site is adequately services and must not contain provisions which will reduce the 
permissible residential density of land. 
 
The Planning Proposal is consistent with the Direction. 
 
Direction 3.4 Integrating Land Use and Transport 
 
The objectives of Direction 3.4 are to ensure that urban structures, building forms, land use locations, development 
designs, subdivision and street layouts achieve the following planning objectives: 
 
(a) Improving access to housing, jobs and services by walking, cycling and public transport; and 
(b) Increasing the choice of available transport and reducing dependence on cars; and 
(c) Reducing travel demand including the number of trips generated by development and the distances travelled, 

especially by car; and 
(d) Supporting the efficient and viable operation of public transport services; and 
(e) Providing for the efficient movement of freight. 
 
The Planning Proposal seeks to apply a B1 Neighbourhood Centre zone to the land which will provide for residential 
accommodation in addition to employment floor space, taking advantage of the site’s excellent location in relation to 
services and public transport and satisfying the objectives of Direction 3.4. 
 
Direction 6.3 Site Specific Provisions 
 
The objective of Direction 6.3 is to discourage unnecessarily restrictive site specific planning controls. 
 
The Planning Proposal does not propose any site specific or restrictive planning controls. 
 
Direction 7.1 Implementation of a Plan for Growing Sydney 
 
Refer discussion in Section 4.4.2 in relation to the Planning Proposal’s consistency with the Strategic Directions and 
Objectives of the Metropolitan Plan for Sydney 2036. 
 
4.4.3 Section C – Environmental, Social and Economic Impact 
 
Is there any likelihood that critical habitat or threatened species, populations or ecological communities, or their 
habitats, will be adversely affected as a result of the proposal? 
 
The site is located on urban land within the established urban area and currently contains a low rise commercial building 
with minimal landscaping. Given the urban and modified nature of the site, it is not anticipated that the Planning Proposal 
will have any adverse environmental effects. 
 
Are there any other likely environmental effects as a result of the planning proposal and how are they proposed to be 
managed? 
 
The site is not flood prone, nor bush fire prone. 
 

The site has not been the subject of environmental site assessment in regards to potential contamination but is already 
zoned for residential uses. 
 
In this regard, there are no hazards that impact the site that would preclude consideration of the Planning Proposal. 
 
How has the planning proposal adequately addressed any social and economic effects? 
 
Social Effects 
 
The above sections of this Planning Proposal demonstrate that the proposed rezoning accords with the relevant strategic 
planning framework and is likely to result in a net community benefit. There is no unacceptable impact on the locality that 
would not be satisfactorily managed through the Development Application assessment process. 
 
Economic Effects 
 
The current veterinary use could be maintained or replaced with alternate business uses in conjunction with a mixed use 
redevelopment of the site. The suggested planning controls would accommodate approximately 1,000m2 of GFA which is 
an insignificant individual additional contribution. The primary outcome of the planning proposal is to provide a uniformity 
of the planning framework as it applies in the immediate vicinity and to facilitate high quality built form and urban 
outcomes. 
 
4.4.4 State and Commonwealth Interests 
 
Is there adequate public infrastructure for the planning proposal? 
 
The site is located within the established urban area of Randwick. The additional development capacity of the site is 
relatively minor. The site is in close proximity to public transport and major employment and education opportunities. The 
site is in a location where development should be intensified in order to take advantage of such transport availability and 
the high quality urban support services that are available. 
 
Any additional community infrastructure generated by the redevelopment of the site would be covered by the s94 
developer contributions relevant to future development. 
 
What are the views of State and Commonwealth public authorities consulted in accordance with the Gateway 
Determination? 
 
This section will be completed following consultation with the State and Commonwealth Public Authorities identified in the 
Gateway Determination. Discussions with the senior officers at the NSW Department of Education and Communities have 
confirmed that there is not a current master plan providing direction for the future of the school and that any analysis of 
impact should be based on the current planning and layout of facilities and open space. 
 
4.5 Mapping (Part 4) 

The Planning Proposal proposes amendments to the RLEP 2012 maps including: 

 Amend map LZN 002 to apply a B1 Neighbourhood Centre zone to the site; 

 Amend map FSR 002 to delete FSR from applying to the site; 

 Amend map HOB 002 to apply a maximum height of buildings of 18.0m to the site. 

 
4.6 Community Consultation (Part 5) 

The Planning Proposal will be placed on public exhibition in accordance with the Gateway Determination directives. 
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It is anticipated that Council would engage in a high level of consultation for the Planning Proposal and the public 
exhibition of the Planning Proposal would include: 

 Advertising of the Planning Proposal in the Council Column within local circulating newspapers; 

 Notification letters sent to relevant State Agencies and other authorities nominated by the Department of Planning and 
Environment; 

 Notification letters sent to adjoining property owners and relevant community groups; 

 Notification period would be for a minimum of 28 days (or as specified by the Department of Planning and 
Environment);  

 Advertising and placement of Planning Proposal on Council’s website; and 

 Exhibition notice of Planning Proposal displayed at Council’s administration building. 
 
4.7 Project Timeline (Part 6) 

The project timeline is to be determined by Council, however a preliminary timeline is outlined in Table 2 below: 
 

Planning Proposal Stage Timeframe 

Assessment of Planning Proposal by Council and preparation of 
report to a Council Meeting 

December 2015 – July 2016 

Anticipated Commencement Date (date of Gateway 
Determination). 

September 2016 

Anticipated timeframe for completion of required technical 
information. 

November 2016 

Commencement and completion dates for public exhibition 
period. 

December 2016 – January 2017 

Timeframe for Government Agency consultation. December 2016 – January 2017 

Timeframe for completion of a proposal post exhibition. March 2017 

Council Meeting. April 2017 

Submission to the Department to finalise the LEP. May 2017 

Table 1: Preliminary timeline 

 
  



 

 14/33 

  

Planning Proposal 
 

 

63
29

_1
1.

2_
P

la
nn

in
g 

P
ro

po
sa

l_
 F

in
al

_1
60

72
5_

V
5 

5.0 Conclusions and Recommendations 

This Planning Proposal has been prepared on behalf of the owner of 148 Barker Street, Randwick (‘the site’) and seeks to: 

 Amend map LZN 002 to apply a B1 Neighbourhood Centre zone to the site; 

 Amend map FSR 002 to remove FSR from applying to the site; 

 Amend map HOB 002 to apply a maximum height of buildings of 18.0m to the site 

 
The existing building on site is an older style corner retail building that has for a significant period of time operated as a 
veterinary practice. The now adopted planning framework for the surrounding land, known as the Inglis Newmarket site, 
results in the site now being an anomaly on the street block. The Planning Proposal seeks to bring into alignment the 
planning controls for the site and the surrounding lands. The Planning Proposal does not seek to impose land use zones 
or controls that are inconsistent with the expected form and scale of development anticipated for the adjoining lands. 
The implementation of the Planning Proposal will instead provide a consistent planning framework for this block on Barker 
Street between Jane and Young Streets. 
 
The Planning Proposal represents an opportunity to ensure that a consistent built from and streetscape evolves on this 
urban street block that is located in close proximity to the University of NSW and the Randwick medical precinct. The 
opportunity for a consistent urban form as part of a contemporary and revitalised development will be facilitated by the 
Planning Proposal. 
 
The Planning Proposal is consistent with the local and State strategic documents and directions for Randwick. The 
suggested planning control revisions would deliver a consistent B1 Neighbourhood zone to the land providing scope to 
accommodate a range of development types and uses contributing to the housing and non-residential vitality of the 
locality. 
 
Providing the opportunity to complement the planning controls applying to the Inglis Newmarket site contributes to the 
employment and housing outcomes in this important strategic area providing a diversity of education and health related 
employment opportunities for the Sydney metropolitan area. 
 
The site is ideally located to deliver increased employment and housing outcomes within an identified Strategic Centre 
with proximity to existing public transport infrastructure. Achieving employment and housing outcomes in the strategic 
location will provide a net public benefit. 
 
It is recommended that arising from the consideration of this Planning Proposal that Randwick City Council resolve to 
support the intention of the Planning Proposal to amend the RLEP 2012 in the following way: 

 Amend map LZN 002 to apply a B1 Neighbourhood Centre zone to the site; 

 Amend map FSR 002 to remove FSR from applying to the site; 

 Amend map HOB 002 to apply a maximum height of buildings of 18.0m to the site 
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Attachment 1: Consistency against State Environmental Planning Policies 
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Consistency against State Environmental Planning Policies 
 

SEPP Title Consistency Comment 

SEPP (Western Sydney Parklands) 
2009 

N/A The provisions of this SEPP do not apply to 
the site. 

SEPP (Western Sydney Employment 
Area) 2009 

N/A The provisions of this SEPP do not apply to 
the site. 

SEPP (Urban Renewal) 2010 N/A The site is not identified as a “potential 
precinct” and therefore the SEPP does not 
apply. 

SEPP (Three Ports) 2013 N/A The provisions of this SEPP do not apply to 
the site. 

SEPP (Sydney Region Growth Centres) 
2006 

N/A The site is not within the Growth Centre 
Boundaries. 

SEPP (Sydney Drinking Water 
Catchment) 2011 

N/A The site is not within the Sydney drinking 
water catchment. 

SEPP (State and Regional 
Development) 2011 

N/A The site is not identified as a State significant 
development – identified site. 

SEPP (SEPP 53 Transitional Provisions) 
2011 

N/A SEPP only applies to Ku-ring-gai LGA. 

SEPP (Rural Lands) 2008 N/A The provisions of this SEPP do not apply to 
the site. 

SEPP (Penrith Lakes Scheme) 1989 N/A The provisions of this SEPP do not apply to 
the site. 

SEPP (Miscellaneous Consent 
Provisions) 2007 

Yes Policy applies to miscellaneous provisions 
including the erection and use of temporary 
structures and certain types of subdivision. 
The Planning Proposal is not inconsistent with 
the SEPP. 

SEPP (Mining, Petroleum Production 
and Extractive Industries) 2007 

Yes The Planning Proposal is not inconsistent with 
the SEPP. 

SEPP (Major Development) 2005 Yes This SEPP is relevant to particular 
development categories. This Planning 
Proposal does not derogate or alter the 
application of the SEPP to future 
development. 

SEPP (Development on Kurnell 
Peninsula) 2005 

N/A The provisions of this SEPP do not apply to 
the site. 

SEPP (Kosciuszko National Park – 
Alpine Resorts) 2007 

N/A The provisions of this SEPP do not apply to 
the site. 

SEPP Title Consistency Comment 

SEPP (Infrastructure) 2007 Yes This SEPP is relevant to particular 
development categories. This Planning 
Proposal does not derogate or alter the 
application of the SEPP to future development 
applications. 

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

Yes The provisions of the SEPP apply to the site 
as the SEPP on applies to urban land that 
permits dwelling-houses, residential flat 
buildings or hospitals. Dwelling houses are 
permitted with consent in the R2 Low Density 
Residential zone currently applying to the site 
and residential flat buildings are a permitted 
land use under the requested B1 
Neighbourhood Centre zone. 

SEPP (Exempt and Complying 
Development Codes) 2008 

Yes The Planning Proposal is not inconsistent with 
the SEPP. 

SEPP (Building Sustainability Index: 
BASIX) 2004 

Yes This SEPP is relevant to specific development 
that would become permitted under the 
Planning Proposal. Future development would 
need to comply with these provisions if 
relevant. 

SEPP (Affordable Rental Housing) 2009  The provisions of this SEPP do not apply to 
the site. 

SEPP 71 – Coastal Protection N/A The provisions of this SEPP do not apply to 
the site. 

SEPP 70 – Affordable Housing 
(Revised Schemes) 

Yes The Planning Proposal is not inconsistent with 
the SEPP. 

SEPP No.65 – Design Quality of 
Residential Flat Development 

Yes This SEPP is relevant to specific development 
that would become permitted with consent 
under the Planning Proposal. Future 
development would need to comply with the 
provisions of the SEPP. 

SEPP No.64 – Advertising and Signage Yes This SEPP applies to the site and future 
development would need to comply with 
these provisions. 

SEPP No.62 – Sustainable Aquaculture N/A The provisions of this SEPP do not apply to 
the site. 

SEPP No.59 – Central Western Sydney 
Regional Open Space and Residential 

N/A The provisions of this SEPP do not apply to 
the site. 

SEPP No.55 – Remediation of Land  The site is already zoned to permit residential 
development. Any Development Application 
would be required to demonstrate that the site 
is suitable for residential development or can 
be made suitable. 
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SEPP Title Consistency Comment 

SEPP No.52 – Farm Dams and Other 
Works in Land and Water Management 
Plan Areas 

N/A The provisions of this SEPP do not apply to 
the site. 

SEPP No.50 – Canal Estates N/A The provisions of this SEPP do not apply to 
the site. 

SEPP No.47 – Moore Park 
Showground 

N/A The provisions of this SEPP do not apply to 
the site. 

SEPP No.44 – Koala Habitat Protection N/A The provisions of this SEPP do not apply to 
the site. 

SEPP No.39 – Spit Island Bird Habitat N/A The provisions of this SEPP do not apply to 
the site. 

SEPP No.36 – Manufactured Home 
Estates 

N/A Applies to land outside the Sydney region. 

SEPP No.33 – Hazardous and 
Offensive Development 

Yes The Planning Proposal does not relate to 
hazardous and offensive development. 

SEPP No.32 – Urban Consolidation 
(Redevelopment of Urban Land) 

Yes The Planning Proposal is not inconsistent with 
the SEPP. 

SEPP No.30 – Intensive Agriculture N/A The provisions of this SEPP do not apply to 
the site. 

SEPP No.29 – Western Sydney 
Recreation Area 

N/A The provisions of this SEPP do not apply to 
the site. 

SEPP No.26 – Littoral Rainforests N/A The provisions of this SEPP do not apply to 
the site. 

SEPP No.21 – Caravan Parks Yes The Planning Proposal is not inconsistent with 
the SEPP. 

SEPP No.19 – Bushland in Urban 
Areas 

Yes The provisions of this SEPP do not apply to 
the site. 

SEPP No.15 – Rural Landsharing 
Communities 

N/A The provisions of this SEPP do not apply to 
the site. 

SEPP No.14 – Coastal Wetlands N/A The provisions of this SEPP do not apply to 
the site. 

SEPP No.1 – Development Standards N/A This SEPP does not apply to the Randwick 
LEP 2012. 

Table 2: Consistency with State Environmental Planning Policies 
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Attachment 2: Section 117 Directions 
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Section117 Directions (updated 5 December 2013) 
 

S117 Direction Title Consistency Comment 

1.0 Employment and Resources 

1.1 Business and Industrial Zones Yes Refer consideration in Section 4.4.2 of the 
Planning Proposal. 

1.2 Rural Zones Yes The Planning Proposal does not affect rural 
zoned land. 

1.3 Mining, Petroleum Production and 
Extractive Industries 

Yes The Planning Proposal does have the effect of 
prohibiting mining or restrict the potential 
development of resources. The site is within 
an established urban area. 

1.4 Oyster Aquaculture N/A This Direction does not apply to the Randwick 
LGA. 

1.5 Rural Lands N/A This Direction does not apply to the Randwick 
LGA. 

2.0 Environment and Heritage 

2.1 Environment Protection Zones Yes The site of the Planning Proposal is not within 
an environment protection zone or land 
identified for environment protection 
purposes. 

2.2 Coastal Protection N/A This Direction does apply to parts of the 
Randwick LGA. The subject site is however 
located outside of the coastal zone. 

2.3 Heritage Conservation Yes The Randwick LEP 2012 contains Standard 
Instrument LEP heritage clauses. The 
Planning Proposal does not affect these 
clauses. The site is located within a Heritage 
Conservation area and these provisions will 
continue to apply. 

2.4 Recreation Vehicle Areas Yes The Planning Proposal does not impact on 
environmental protection zones nor involve 
recreation vehicle use. 

3.0 Housing, Infrastructure and Urban Development 

3.1 Residential Zones Yes Refer consideration in Section 4.4.2 of the 
Planning Proposal. 

3.2 Caravan Parks and Manufactured 
Home Estates 

Yes The Planning Proposal does not involve 
caravan parks or manufactured home estates. 

3.3 Home Occupations Yes The Direction only applies to home 
occupations in dwelling houses. The Planning 
Proposal does not seek to preclude home 
occupations which are a use permitted 

S117 Direction Title Consistency Comment 

without consent within the requested B1 
Neighbourhood Centre zone.  

3.4 Integrating Land Use and Transport  Yes Refer consideration in Section 4.4.2 of the 
Planning Proposal. 

3.5 Development Near Licensed 
Aerodromes 

Yes The Planning Proposal does not create, alter 
or remove a zone or a provision relating to 
land in the vicinity of a licensed aerodrome. 

3.6 Shooting Ranges Yes The Planning proposal does not affect, create, 
alter or remove a zone or a provision relating 
to land adjacent to and/or adjoining an 
existing shooting range. 

4.0 Hazard and Risk 

4.1 Acid Sulphate Soils Yes The site is identified as being potential Acid 
Sulfate Soil 5 land. The Planning Proposal 
does not change this designation. 

4.2 Mine Subsidence and Unstable 
Land 

NA This Direction does not apply to the site. 

4.3 Flood Prone Land Yes The Planning Proposal will be consistent with 
this Ministerial Direction. The site is not 
identified a Flood Prone Land or within a 
potential flood planning area. 

4.4 Planning for Bushfire Protection Yes The site is not identified as being bushfire 
prone on the Council’s Bushfire Prone Lands 
Map. 

5.0 Regional Planning 

5.1 Implementation of Regional 
Strategies 

N/A The Direction does not apply to land in the 
East Subregion Draft Subregional Strategy or 
the Sydney Metropolitan Area. 

5.2 Sydney Drinking Water Catchments N/A This Direction does not apply to the Randwick 
LGA. 

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

N/A This Direction does not apply to the Randwick 
LGA. 

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

N/A This Direction does not apply to the Randwick 
LGA. 

5.5 Development in the vicinity of 
Ellalong, Paxton and Millfield (Cessnock 
LGA) 

N/A Revoked 

5.6 Sydney to Canberra Corridor  N/A Revoked 
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S117 Direction Title Consistency Comment 

5.7 Central Coast N/A Revoked 

5.8 Second Sydney Airport: Badgerys 
Creek 

N/A This Direction does not apply to the Randwick 
LGA. 

5.9 North West Rail Link Corridor 
Strategy 

N/A This Direction does not apply to the Randwick 
LGA. 

6.0 Local Plan Making 

6.1 Approval and Referral 
Requirements 

Yes The Planning Proposal is consistent with this 
Ministerial Direction with no provision 
proposed requiring concurrence, consultation 
or referral to a Minister or public authority 
proposed. 

6.2 Reserving Land for Public 
Purposes 

Yes The Planning Proposal is consistent with this 
Ministerial Direction as no land is proposed to 
be reserved for public purposes. 

6.3 Site Specific Provisions Yes The Planning Proposal is consistent with this 
Ministerial Direction as no land site specific 
provision is proposed. 

7.0 Metropolitan Plan Making 

7.1 Implementation of the Metropolitan 
Plan for Sydney 2036 

Yes Refer consideration in Section 4.4.2 of the 
Planning Proposal. 

Table 3: Consistency with S117 Directions 
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Attachment 3: Urban Design Report prepared by SJB Urban (July 2011) 
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‘Struggletown Veterinary Hospital’, 148 Barker Street, Randwick, corner of Jane Street
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1.1The Brief

This report is intended to provide guidance for the design 
and delivery of future development on the study site, 148 
Barker Street, Randwick, NSW.

This document can help inform decisions concerning the 
location, type, form and design of development within 
a comprehensive package along with the appropriate 
sustainable techniques that should be included.

Scope of Services

The scope of services covers the preparation of information 
to support SJB Planning’s proposals to Randwick City 
Council for the change in land use controls for the site at 
148 Barker Street, Randwick.

We propose to undertake site and context analysis to 
provide a greater understanding of what scale, form 
and extent of development can be achieved on the site. 
A considerable amount of research has already been 
undertaken and will require a review of the current planning 
proposals, in particular the adjacent ‘Inglis – Newmarket’ 
site, which seeks a substantial increase in building height 
and density along the Barker Street frontage. 

Preliminary discussions have been held with the consultant 
team at Roberts Day, urban designers for the Newmarket 
project, and will continue throughout the programme to 
ensure our respective proposals are seamlessly integrated, 
particularly in terms of:

•	 Floor	Space	Ratio	(FSR);
•	 Scale	and	setback	of	development	along	Barker	Street;
•	 Vehicular	access	and	parking;
•	 Access	to	open	space,	and
•	 Visual	impact	and	integration

In the context of the existing development, not covered in 
the Newmarket proposal, our work will analysis and address 
the following:
•	 	Views	from	the	Struggletown	Conservation	Area	looking	
north	along	Jane	Street;

•	 	Stepping	down	in	massing	along	Barker	Street	from	the	
Newmarket site, to no. 148, to the existing development 
to the west, and

•	 	Relationship	between	the	site	and	the	proposed	
Neuroscience building along the northern frontage of 
Barker Street

Site layout plans will be prepared for the purposes of 
internal discussion and testing. We intend to distil the 
findings from the analysis, design and testing stages into the 
‘key	components’	of	the	scheme	(i.e.	FSR,	building	height,	
access points, extent of development, and relationship with 
adjacent	buildings).	

The final plans and information will be submitted as part 
of a submission to Randwick Council Discussion Paper 
that will form the basis of controls for the Comprehensive 
DCP. It may also form part of a separate planning proposal, 
prepared by SJB Planning, for the rezoning of the 148 
Barker Street site. The planning strategy for the rezoning 
process has been outlined in the memorandum dated 17th 
January 2011, and a preferred course of action will be 
agreed with the client at the project inception. 
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1.2The Site

Location

The study site is located at 148 Barker Street, Randwick 
(2031),	on	the	corner	of	Jane	and	Barker	Streets.	

At a metropolitan scale the site is located within a close 
proximity	to	the	Sydney	CBD	(5km	to	the	south)	and	
Kingsford-Smith International and Domestic Airport 
Terminals	(5km	to	the	west).	The	internationally	famous	
beaches of Bondi and Coogee are located 5km and 2km to 
the east respectively. 

A range of important regional and national destinations are 
located within a short distance from the site, including the 
University	of	New	South	Wales	(230m	to	the	north-west),	
Randwick	Race	Course	(1km	to	the	north	west)	and	the	
Prince of Wales Hospital, which also fronts Barker Street 
100m to the east of the site. 

Several educational institutions are clustered to the south-
east of the site and include the Randwick Boy’s and Girl’s 
High Schools on Avoca Street and the Rainbow Street 
Public School. 

The area is well serves by a range of retail precincts, 
providing local and regional comparison shopping, 
groceries, dining and restaurants and entertainment 
uses. Shopping strips at Anzac Parade and Cook Street, 
Randwick are located a short journey from the site, 900m 
and 600m respectively. 

‘The Spot’, located 600m to the north-east of the site 
features the Randwick Ritz and a range of cafe and dining 
destinations. Its curved frontage to the corner of St. Pauls 
Street and Perouse Road is an easily recognised urban 
feature. Additional local retail uses are situated directly to 
the west of the site along Barker Street. 

Site

Bondi

Coogee

10km20km30km

5km

Bankstown

Parramatta

Blacktown

Chatswood

North
Sydney

Sydney
CBD
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148 Barker Street - Randwick Context (hypertiles)
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1.2The Site

Context

The site occupies an important location in the local urban 
context, where the key land uses interact and transform. 

Institutional and commercial land uses occupying large 
urban blocks characterise the area immediately to the east 
of the site, including the Randwick Girl’s High School and 
the ‘Inglis’ Newmarket site on the southern Barker Street 
frontage. On the opposite side of Barker Street is the Prince 
of Wales Hospital, which features the Neuroscience Building 
currently under construction at the corner of Barker and 
Easy Streets.

Hospital Road marks the transition between these major 
institutions and urban uses and the finer grain residential 
areas that define Randwick as a desirable eastern suburbs 
settlement. 

The streets to the north-west and south-west of the site, 
encompassing Maud, Jane, Middle and Hays Streets 
feature a combination of single detached, semi-detached 
and low-rise apartment blocks. Each residential typology 
is represented along Barker Street in additional to a range 
of commercial and retail uses with varying degrees of 
occupancy. 

The peripheral nature of the retail and commercial uses and 
the close proximity of district shopping destinations have 
left properties like 140-1442 and 154 Barker Street vacant, 
disused or converted for residential use.

1

4

7

2

5

3

6

View south along Hospital Road towards Barker Street

View south along Jane Street towards Paine Reserve

128-150 Barker Street - southern frontage

Newmarket House from Young Street

Contemporary infill development with frontages to Middle and Jane Streets

Struggletown Conservation Area along Middle Street

View	south	along	Maud	Street	towards	Barker	(the	site)
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148 Barker Street, Randwick - Site Contextt (hypertiles)
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1.2The Site

The Site

Occupying the corner of Barker and Jane Street, the 
‘Stuggletown	Veterinary	Hospital	(subject	site)	is	an	intact	
example of a Victorian-era terrace. The immediately 
adjacent properties reflect a range of development and 
growth in Randwick, including the 1930’s retail frontage with 
shop-top accommodation to the west, detached housing to 
the east, 1970’s apartment blocks immediately to the north 
and west, and early Victorian cottages to the south as part 
of the Stuggletown Conversation Area. 

The site’s built form reflects these stages of growth in the 
physical fabric of the building, such as the extension along 
the Barker Street frontage, extension along Jane Street and 
the garage structure at the rear site boundary. The ground 
floor openings along the Barker Street frontage have been 
altered to reflect the original arched opening along Jane 
Street, currently bricked-up, though the aluminium framed 
windows highlight their contemporary inclusion.

In a urban context the buildings most important features 
can be identified by the summary diagrams, shown to 
the right, which illustrate the importance of the stepped 
parapet, chamfered facade at the corner, and the 
continuation of the buildings zero-boundary setbacks along 
both Barker and Jane Streets. A summary of the key points 
is outlined below:

Study 01: Primary Corner to Barker and Jane Streets
a)	Parapet	steps	up	to	corner	-	articulated	roofline
b)	Chamfered	building	facade	to	corner
c)	Pedestrian	access	at	corner,	replicated	at	first	floor
d)	Arched	opening	(bricked-up)	to	Jane	Street

Study 02: Jane Street Frontage
a)	Primary	(only)	vehicular	access	to	rear
b)	South	facing	facade,	few	openings
c)	Secondary	facade	visible	-	part	of	later	addition
d)	Stepped	parapet	line	towards	corner

Study 03: Barker Street Frontage
a)	Arched	window	openings	to	primary	frontage
b)	Public	pedestrian	footpath	abutting	building	(2m	wide)
c)	Landscaped	verge	with	planting	and	mature	trees	(2-3m)
d)	On-Street	parallel	parking	along	both	streets
e)	Mature	trees	adjacent	to	Barker	Street	frontage

1

a

a

2

3

North-western corner of 148 Barker

Jane Street frontage, includes access to rear courtyard and parking area

Pedestrian footpath and verge along Barker Street frontage
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1.3Background

Planning Framework: Current & Emerging

A detail appraisal of the current and proposed planning 
policy framework relating to the site is provided as part of 
the accompanying Planning Proposal, prepared by SJB 
Planning. 

This section outlines the key elements of those documents 
prepared by Council as part of the Randwick Education 
and Health Specialised Centre (REHSC) Discussion 
Papers and the Planning Proposal: Newmarket, Young 
Street, which is located directly to the east of 148 Barker 
Street. 

A consideration amount of information has been prepared 
and included in these documents. It is not the intention of 
this study to revisit this research and analysis. We seek to 
build and focus the urban and planning appraisal in relation 
to the subject site, supporting the approaches presented in 
this section.

Where necessary this study will add a finer grain of detail 
and understanding as to how 148 Barker Street will be 
integrated into both the Newmarket Proposals’ and the 
design strategies for Barker Street/Struggletown contained 
in the REHSC Discussion Papers.

    

148 Barker Street: 
Residential 2A Zone

Stuggletown Conservation Area

Excerpt from Randwick LEP 1998 Proposal/Zoning Map
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1.3Background

Randwick Education and Health Specialised Centre 
(REHSC) Discussion Papers

The Discussion Paper included LEP recommedations for 
land use changes along Barker Street, encompassing No. 
148	(Map	Ref	K.	page	31).	These	included	an	approach	to	
‘consider appropriate Standard Template zone to recognise 
neighbourhood centre role, and potential for some health/
medical uses’. 

Two land uses options were recommended:
1. Apply Neighbourhood Centre Zone
2.  Incorporate into consideration for Newmarket Site, 

for which a Residential 2D zone and ‘activity strip’ is 
proposed

The Barker Street/Struggletown Area: Plan, shown to the 
right illustrates the several design parameters that relate 
specifically to the subject site. These include:

•	 5m setback from Barker Street 
•	 15m height along Baker Street at Botany Street 

junction, stepping up to 18m & 24m on the 
Newmarket site

•	 Ground	(lower)	floor	frontages	activated	by	
neighbourhood and health related uses

•	 Step building heights down to the south - respond to 
conservation area character

148 

Land	Use	Recommendations	(p	29)
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1.3Background

Newmarket, Young Sreet, Randwick: Planning Proposal 
(05 May 2010)

The planning proposal for the Newmarket site has been 
lodged with the Council and the Department of Planning for 
an area that encompasses properties immediately abutting 
the eastern and southern boundaries of  No. 148.

The proposal includes uban design, built form, height and 
envelope parameters that will directly impact on the future 
development potential of No. 148. Its been noted that the 
proposal boundary steps around the subject site, despite it 
forming part of the urban block between Young and Jane 
Street. 

To ensure a comprehensive treatment of the Barker Street 
frontage the relevant approaches and controls contained in 
the Newmarket proposal have been outlined below. 

The proposal outlines building heights to range from 3 
storeys adjacent to heritage items within the conservation 
area up to 8 storeys along the Barker Street frontage. 
Special reference to the interface with the western boundary 
(i.e.	No	148)	includes,	‘Treatment of the interfaces is 
particularly important, given that the western portion of the 
site directly adjoins neighbouring properties’	(p.	27).	

Randwick Education and Health Specialised Centre 
Waking Tour Sketchbook

As part of the community consulation for the preparation 
of the Randwick Education and Health Specialised Centre 
Discussion Paper, outlined above, a walking tour around the 
precinct ws undertaken. 

Several key points within the precinct were select for 
detailed consideration and discussion, one of which was the 
corner of Botany and Barker Streets, a short distance to the 
west of the subject site. 

The ‘artists impression’ to the right outlines the initial 
proposals for this area, including an increase in the scale 
of development and level of urban activity along the Barker 
Street frontage. Building heights along this frontage are 
increased to 4 and 5 storeys, consisting of local shops at 
ground with residential apartments above. 

Visual reference is made to the scale and setback of the 
then proposed Neuroscience building at the Prince of Wales 
Hosital, which is currently under construction at the corner 
of Easy Street. Reference is also made to the Newmarket 
site though no illustrative representation is shown.
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1.3Background

Building	Height	Proposals	along	Barker	Street	Frontage	(p	28	&	30) Landscape Masterplan for Newmarket, indicates development on No. 148
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Bankstown Golf Club - Bullecourt Avenue, Milperra 192
2.0Site Analysis
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1943:	Aerial	Photo	of	the	Site	(Land	&	Property	Management	Authority)
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2.1Site Analysis
Historic Settlement

1943 - Today

Randwick’s urban structure and grain is easily recognisable 
from the 1943 aerial photo, obtained from the NSW 
Government’s Land &  Property Management Authority 
database, searched via SIX Viewer. 

The strong axial routes of Botany, Barker and Avoca Streets 
are evident, intersecting to the east and west of the site. 
Lower order roads, such as Hay and Middle Street are also 
clearly defined and fronted by the detached development 
still evident today.

To the east of the site is Newmarket precinct, which has 
been in the Inglis family since the early 1900’s, though 
the site features a number of buildings dating back to the 
1800’s,	including	the	former	Newmarket	Hotel	(c.	1880).	
The contiguous roof form of the original horse stables are 
visible, as are several of the mature trees located throughout 
the site, most of which are still standing on the site.

Further to the east, on the site now occupied by the 
Randwick Girl’s High School, the land is cleared and most 
likely used for grazing. Similarly, land now designated at the 
Paine Reserve, south of Jane Street, stands cleared and 
vacant.

Land to the north of Barker Street, between Botany and 
Avoca Streets, was used by the Council as their nursery 
and extended north towards the original Hospital buildings. 
With the expansion of the hospital came the redevelopment 
of this site, the latest stage of which includes the 
Neuroscience building currently under construction.  

The site itself is occupied by the original terrace form, built 
to the Jane and Barker Street frontages. A side setback 
to the eastern boundary is later filled with a contemporary 
addition. A rear stable/shed structure is visible along the 
southern boundary.

Barker	Street	in	1943	(SIX	Viewer)

Today:	Aerial	photograph	of	the	site,	taken	December	2010	(Hypertiles)
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Site Analysis
Views & Vistas

The site occupies an important position in several vistas 
(view	corridors)	along	Barker	Street,	and	vistas	from	
within and into the Struggletown Conservation Area. The 
view analysis helps us appreciate the site’s role in the 
physical appearance, character, enclosure and definition of 
frontages. This analysis will directly influence the treatment, 
layout and massing of the design proposal, presented in the 
next section.

An important aspect of each vista is the ‘entourage’, which 
refers to the elements in the urban landscape other than the  
buildings  - cars, trees and planting, signage, rubbish bins, 
traffic	(pedestrian	and	vehicular),	and	the	position	of	the	
sun. These urban elements, or entourage, can obscure and 
reveal important views and vistas in the urban landscape. 
The analysis on the facing page highlights the relationship 
between	a	vista,	the	entourage	and	the	focal	point	(No.	148	
Barker	Street).

The silhouette of a building or built frontage is another 
important consideration when analysing the role of a 
building or site in a vista. In the case of No. 148 Barker 
Street, which occupies an important corner position with a 
zero-boundary setback, the built form serves as a strong 
visual reference and link, blending frontages and bridging 
streets	(Jane	Street)	to	give	the	impression	of	contiguous	
edges and enclosure. 
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Key View Corridors & Vistas to No. 148 Barker Street, scale 1:1,500 @ A3
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2.2Site Analysis
Views & Vistas

Vista 01: Jane Street (Struggletown Conservation Area)

a)	 	Looking	north	along	Jane	Street,	within	the	
conservation area and from Paine Reserve the site 
is visible on the right-hand side of the vista.

b)	 	Further	along	Jane	Street	the	zero-boundary	
setback and stepping parapet becomes a major 
feature, whilst obscuring views of 131 Barker St.

c)		 	Opposite	the	site’s	rear	entrance	the	parapet	line	
reads at the same levels as the 4-storey apartment 
block at 131 Barker Street

Vista 02: Maud Street

a)	 	Similar	to	the	vista	along	Jane	Street,	the	views	
down Maud Street into Struggletown and towards 
the site is obscured by mature trees, fenceline 
planting and the apartment block at No. 131

b)	 	Despite	its	greater	height	and	bulk	the	apartment	
block and site read on a similar plane as the views 
are revealed through the mature trees

c)	 	An	interesting	comparison	between	the	two	
corners at Jane Street, the articulated parapet os 
the site and the rectilinear form of shopfronts

Vista 03: Barker Street - east

a)	 		The	view	west	along	Barker	Street	illustrates	the	
scale comparison between the site, No. 131 
(4-storey	block),	and	their	seperation	-	21m.	
The width of Barker Street is also apparent, with 
generous proportions allowing on-street parking.

b)	&	c)	 	The	tree-planting	along	Barker	Street	obscures	
views to the site’s primary frontage, though the 
relationship between adjoining rooftlines at No. 
138-142 is visible.

Vista 04: Barker Street - west

a)	 	The	narrow	4-storey	block	at	No.	134	dominates	
the foreground of the vista with some uniformity 
and	relationship	borne	between	138-148	(shop	
fronts)	and	the	site

b)	 	The	shop-awning	and	signage	slightly	obscures	
views to the site’s Jane Street frontage, similarly 
with the trees along the Barker Street frontage

c)	 	Parapet	line	and	zero-boundary	setbacks	are	
mirrored across Jane Street with the site’s 
chamfered corner and western openings adding 
greater interest.
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Site Analysis
Movement & Access

The site is located 100m to the east of Botany Street 
and 300m to the west of Avoca Street, both of which are 
primary	and	district	(respectively)	routes	providing	north-
south	access	between	Anzac	Parade	(south)	and	Randwick	
Junction	(north).	Barker	Street	runs	along	the	southern	edge	
of UNSW and eventually intersects with Anzac Parade 1km 
to the west.

Locally, the movement network is dominated by the private 
vehicle. Public transport is restricted to bus services only, 
most of which run north-south along Avoca Street and 
Anzac Parade. There are no bus services along Barker 
Street. 

The generous width and proportions along Baker Street 
allow on-street parking, with sufficient space to allow two-
way traffic flows, footpaths along both north and southern 
frontages and limited landscaping along the verges. The 
surrounding streets don’t feature similar proportions though 
they still offer footpaths for pedestrians, some landscaping 
and on-street parking along both frontages.

Access to the site is split between pedestrians and vehicles, 
with access to the Vet taken from the corner of Barker and 
Jane Street. Patron parking is limited to on-street parking, 
informal	parking	at	No.	154	Barker	(currently	vacant)	and	
private parking at the rear of the site, accessed from Jane 
Street.

Movement Network for No. 148 Barker Street, scale 1:1,000 @ A3
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Site Analysis
Heights

The area surrounding the site features a range of 
residential typologies, including: single detached cottage 
and bungalow, two-storey terrace and infill, three-storey 
apartments at the corner of Botany and Barker Streets, and 
four-storey blocks at 131 and 134 Barker Street. 

The tight urban grain and street setbacks give the 
impression of a much higher-density environment, 
particularly along Jane and Middle Streets. The width of 
Barker Street and the frontage-to-frontage separations 
(21-31m)	reflect	a	much	lower	density	setting	despite	the	
greater building heights at 131 Barker Street and along the 
Prince of Wales frontage - most notably the Neuroscience 
Building. 

The site features structures at three heights, the original 
Victorian	corner	terrace	(2-storeys	plus	parapet,	7m),	the	
contemporary	addition	to	Barker	Street	(2-storey,	6m),	and	
the	rear	garage	(1	storey,	2.5m).
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Building Heights in relation to No. 148 Barker Street, scale 1:1,000 @ A3
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2.5Site Analysis
Constraints

The existing grain, accessibility, scale, layout, streetscape 
and heritage significance of the site and it’s neighbouring 
development will determine the setback, scale and layout 
of future development on the site. Zones of sensitivity and 
integration correspond with the various urban constraints 
acting on the site, and a broad consideration of the 
Newmarket proposal. These constraints include:

1. Existing Building Features: the buildings original 
structure and form, as shown on the 1943 aerial 
photo, subsequently altered with the infill develop.

2. Struggletown Conservation Area: encompasses the 
site, providing a material consideration for all future 
development on the site

3. Jane Street Vista: important view corridor along Jane 
Street looking north towards the sites frontage at 
Barker Street

4. Site Access: seperation of pedestrian and vehicular 
access between Barker and Jane Streets respectively

5. Scale of Existing Development: prevalance of single 
storey detached housing 

6. Neighbouring Development: proximity or development 
abutting the site’s east and southern boundaries, and 
consideration of future proposals for Newmarket

7. Baker Street Frontage: proposal as part of REHSC 
Discussion Paper to activate Barker Street with retail 
and neighbourhood uses

8. Newmarket	Planning	Proposal	(boundary):	proposal	
excludes the site 
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Constraints Analysis Diagram, scale 1:1,000 @ A3
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2.52.6

Site Analysis
Opportunities

The site occupies an important threshold between a 
variety of land uses and any future proposals on the site 
must reflect this transitional role through the grain, scale 
and typology of development. The Barker Street frontage 
is the ‘face’ of the site and is best suited to reflect this 
characteristic, whilst Jane Street needs to respond to 
the conservation area’s values and streetscape. The 
opportunities available to guide the site’s development 
include the following:

1. Newmarket: integration with the proposals including 
the setback, location and scale of development

2. Heights Reference: several buildings and approvals 
for the Neuroscience Precinct provide important cues 
for development on the site, and Newmaket

3. Barker Street: Council proposes Barker Street to 
operate as a neighbourhood centre with local retail 
and health related services - supported by higher 
density housing

4. Frontage-to-Frontage Setbacks: space available 
within the existing zone to cater to the needs of the 
future	uses	(neighbourhood	centre),	with	proposals	
seeking a further 5m setback for Barker Street south

5. Prominent Corner: the site occupies an important 
transition zone between the Newmarket proposal and 
the existing development to Botany Street

6. Emerging Policy: The Council’s Discussion Papers 
includes emerging ideas/proposals for the site and it’s  
surrounding areas
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Opportunities Analysis Diagram, scale 1:1,000 @ A3
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2.6.1Design Principles
Setback & Frontage

‘Building and boundary setbacks should reflect the adjacent 
use, activity and streetscape character helping whilst 
focusing physical and visual references’

•	 Reflect the 5m setback from Barker Street for 
development along the southern frontage - in 
response to the Newmarket proposal and 
recommendations from the REHSC Discussion 
Paper

•	 Continue	a	zero-boundary	(or	near	zero)	building	
setback along the Jane Street frontage

•	 Maintaining the 12m frontage-to-frontage setback 
from buildings along Jane Street west

•	 Ensure the Jane Street frontage frames the vista 
looking north to Barker Street from the Struggletown 
Conservation Area

•	 5m zone between building and street edge to feature 
a range of urban ‘programs’ - serving pedestrian and 
cycle movement, on-street parking, landscaping and 
informal	outdoor	uses	(alfresco	dining	area	for	cafes)

Barker Street

Barker Street

Jane Street

Jane Street
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2.6.2Design Principles
Massing & Height

‘Deliver the required floor space and mix of uses with 
respect for the local context (Newmarket Proposal), in 
a form and orientation that compliments the existing 
community and enhances the lifestyle and amenity of future 
residents’

•	 Well proportioned streets with human scale frontages 
and wide carriage / footways

•	 Building heights should generally not exceed six-
storeys, responding to the adjacent residential 
blocks at 131 and 136 Barker, and the Nueroscience 
Building

•	 As a prominent corner site, legibility and enclosure 
along both streets should be maintained

•	 The massing of buildings should be broken down, 
avoiding long contiguous frontages, whilst reflecting 
the finer grain of the existing low-density detached 
housing along the north of Barker Street

•	 A strong edge to Barker Street should be established 
and reinforced by uniform setbacks and verticality 
outlined in the Newmarket Proposal and REHSC 
Discussion Paper for Barker Street west and east 
respectively

Barker Street

No. 131
Nueroscience

Newmarket

No. 148

No. 148

Barker Street
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2.6.3Design Principles
Access & Circulation

ACCESS & CIRCULATION

Pedestrian and cyclist movement will be prioritised and 
balanced against the need to rationalise parking and 
improve vehicular access

•	 Establish a legible environment that is easy to 
navigate and move around

•	 Include safe, accessible and attractive routes 
encourage movement throughout site and the wider 
movement network

•	 Improve the site’s permeability, and its context by 
facilitating access to the Newmarket site from Jane 
Street

•	 Proposals should support wider strategic transport 
measures, including the increased patronage of local 
bus services

•	 Improve	the	pedestrian	environment	(sealed	footpaths	
on	all	routes)	and	public	transport	facilities	(covered	
bus	stops)

•	 Car parking for development will reflect the site’s 
proximity to local retail, employment and educational 
services

Barker Street
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Design Principles
Integration & Urban Grain

INTEGRATION & URBAN GRAIN

‘Development should be of the highest design and built 
quality, reflecting the site’s important gateway location’

•	 The proposal makes a significant and positive 
contribution to the character of the surrounding 
context

•	 Consists of an appropriate scale, form and 
arrangement of uses and typologies - respecting the 
existing proposals for Newmarket and as part of the 
Council’s REHSC Strategy

•	 Demonstrates a positive relationship between the 
massing of the site and its immediate area - stepping 
of massing and vertical grain along Jane and Barker 
Streets

•	 The proposal responds to the site’s gateway 
location at the western edge of the Barker Street 
neighbourhood	centre	(proposed)	and	northern	edge	
of	the	Struggletown	Conservation	Area	(existing)

•	 Provide public spaces and community facilities 
which instigate social interaction between new 
residents and existing communities - outward facing 
development

2.6.4

Barker Street

Barker Street

Jane Street

Jane Street
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2.7.1Site Concept

In Context

The overall approach to the development of the site will 
be based on the following key concepts, as illustrated 
opposite. This site concept should be read in conjunction 
with the urban design analysis and design principles noted 
above. Together these components provide the basis for 
the development options presented in Section 03.

The design concept reflects the site’s role as a key urban 
component that links and facilitates the transformation 
of Barker Street and Newmarket. The site operates like a 
lynch-pin, connecting pieces of urban development and 
allowing movement around its edges.

With frontages to both Barker and Jane Streets, the 
site must ensure its scale, setback and visibility within 
important vistas are carefully considered. The scale of 
proposed development on the Newmarket site, directly 
abutting the eastern boundary, must also reflect the 
heights and massing of development. 

The stepping and form of development along Barker 
Street must be treated comprehensively, with the site 
(No.	148)	acting	as	the	link	between	Newmarket	(7-9	
storeys)	and	the	existing	(3-4	storeys)	and	proposed	
Neighbourhood	Centre	(up	to	5	storeys)	to	the	west.

Treatment of the site as part of the comprehensive 
Newmarket proposal will improve access from Jane 
Street and allow the provision of parking and open space 
to be less constrained. This is explored further on the 
facing page. 

Views along Jane Street and the Struggletown 
Conservation Area are an important contextual element, 
as they relate to the frontage-to-frontage setbacks, 
sense of enclosure and character along this important 
vista. 

Site Concept Diagram in Context
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2.7.1Site Concept

Site Concept 01

Opening up the Barker Street frontage and corner with 
Jane Street with increased building setbacks to allow 
landscaping, ground level activity and spatial relief from 
the increased massing and building heights. This concept 
includes:

•	 Greater setback between Jane Street frontages to 
reflect the increased building height on the site - up 
to	6	storeys	(SEPP65	p.	28)

•	 Landscaping along Jane Street frontage to 
help frame views and soften the vista from the 
Struggletown	Conservation	Area	(looking	north)

Site Concept 02

Retaining the tight grain and urban structure characterised 
throughout the Struggletown Conservation Area by 
maintaining the zero setback from the Jane Street site 
boundary.

•	 Development to the Jane Street frontage retains 
the existing setback and frontage, including a 12m 
setback from opposite buildings

•	 Building height reduced to reflect the Jane Street 
frontage and guidance in SEPP65, likely 4-5 storeys

•	 Balance the need to provide a transition in heights 
from the Newmarket to No. 138-146 Barker Street

•	 Site access to Newmarket from Jane Street directly 
abutting	the	site	boundary	(south)

•	 Building height and setback along Barker Street 
to reflect the Newmarket proposal, including a 5m 
setback from the street and stepping height from 9 
storeys	down	to	5	storeys	(west	of	Jane	Street)

•	 Ground and lower floor land uses to feature retail, 
medical or land uses related to the Randwick 
Education and Health Specialist Centre proposals - 
including Barker Street as a neighbourhood centre

•	 Access from Jane Street to the Newmarket proposal 
taken	across	the	site	(in-part),	encouraging	a	more	
gradual transition in height and mass from Barker 
Street stepping south towards the conservation area

•	 Shared	parking	(internal)	between	the	site	and	
Newmarket at the eastern edge - requiring the 
site to be considered as part of a comprehensive 
Newmarket proposal.

•	 Setback and activation along Barker Street reflects 
Site Concept 01 approach 

Site Concept Diagram 01 Site Concept Diagram 02
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The structure of the schematic option is based on the site 
concept	01	(section	2.0)	and	features	a	departure	from	the	
existing zero-boundary setback along Jane Street.  

As the site is treated as part of a more comprehensive 
Newmarket Proposal, the setbacks from Barker and Jane 
Street seek to reflect and continue the built-line of adjacent 
proposed buildings. A 5m setack along Barker Street 
has been identified in both the Newmarket and REHSC 
Discussion Papers to allow greater ‘neighbourhood centre’ 
activities along this frontage.

Along Jane Street, the building setback has been increased 
by 6m from the existing building line, creating an 18m 
setback from the building frontages opposite - both the 
existing	(138-146	Barker)	and	proposed	(Neighbourhood	
Centre	Residential	-	light	blue).

The increased setback reflects guidance in the SEPP65 
Residential Design Code that ‘for buildings over three 
storeys it is recommended that building seperation increase 
inn proportion to building height to ensure appropriate 
urban form, adequate amenity and privacy for building 
occupants’ (p26).

For buildings standing at 5 - 8 storeys, as proposed on the 
site along the Jane Street frontage, a seperation of 18m 
between habitable room windows is recommended. 

Site Boundary

Neighbourhood Centre Primary Frontage

Neighbourhood Centre Residential

Newmarket: up to 9 storeys

Newmarket: up to 8 storeys

Newmarket: up to 6 storeys

Newmarket:	up	to	5	storeys	(Site	Only)

Newmarket: up to 3 storeys

Shared	Surface	Route	(Vehicles	&	Pedest.)

Pedestrian	Route	(only)

KEY

3.1.1Schematic Option 01
Site Plan

Schematic Layout Option 01 - scale 1:1,000 @ A3
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The setback from Jane Street creates an opportunity to 
create a new landscaped edge to Jane Street, which serves 
a number of purposes for the site:

•	 Continues the landscaping and pedestrian 
environment from Barker Street,

•	 Frames and softens views from the Struggletown 
Conservation Area looking north along Jane Street - 
investigated further

•	 Provides	relief	from	the	height	and	scale	(up	to	4-5	
storeys)	proposed	along	the	Barker	Street	frontage	as	
part of the neighbourhood centre

•	 Inform break-out and dining space for the ground 
floor retail and commercial uses proposed for the 
Newmarket

The location and massing of development on the site serves 
as an important perimeter edge to the Newmarket block, 
containing a private courtyard and continuing the frontage 
to the Jane Street access,

Summary

Site Area:   400m2

Site Coverage:  208m2

Heights Range:  3-5 storeys

     9-19m

GFA:    1,100m2

FSR:    2.75:1

3.1.2Schematic Option 01
Site Plan

Schematic Layout Option 01 - scale 1:500 @ A3
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10.0m 10.0m

7.0m 7.0m
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3.1.3Schematic Option 1
Site Section - Barker Street
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Option 01 Site Section, Barker Street - scale 1:500 @ A3
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This section illustrates the relationship between proposed 
development at the Barker Street frontage between the 
Newmarket proposal and the illustrative Neighbourhood 
Centre proposal outlined in the REHSC Discussion paper. 

A	the	eastern	edge	(left	of	section)	the	height	of	the	
Newmarket proposal stands at 7 storeys, with a 4m 
commercial level running across the entire Barker Street 
ground level. The proposal steps up to 8 storeys opposite 
the Neuroscience Building, at the eastern edge of the 
Newmarket site.

At	the	corner	of	Jane	and	Barker	Streets	(the	site)	the	
heights drop to 6-storeys, providing a transition between 
the 7-8 storeys at Newmarket and the 4-5 storeys proposed 
along	Barker	Street	west	(no.128-146).	The	18m	setback	
along Jane Streets is illustrated.
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3.1.4Schematic Option 1
Site Section - Jane Street
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Newmarket 
Maximum Height

Existing Properties

Existing Apartment Block: 4 Storeys Newmarket: 
3 Storeys

Newmarket: 
6-3 Storeys

Site Plan 1:2,000
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Option 01 Site Section, Jane Street - scale 1:500 @ A3

24.0m

9.0m

7.0m

16.0m

10.0m

19.0m

+27.0m

+24.0m

6.0m

4.0m

13.0m

3.0m

The 6-storeys on the site, at the corner of Barker Street, 
punctuates the roofline along Jane Street to provide 
legibility and serve as a marker for the Newmarket proposal. 
However, the height on the site still stis below the maximum 
for	Newmarket	(+24m)	and	the	Neuroscience	(+27m).	

The transition in hieght rises long Maud Street to the 
4-storey apartment block at 131 Barker and then the 
6-storeys on the site before it steps down along Jane 
Street to four and then three storeys.  A single three storey 
block creates the final trnasition between Newmarket 
and the retained residential buildings in the Struggletown 
Conservation	Aera	(N’s	9	onwards).

17.0m

Site Boundary
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6-Storey Corner at 
Site Entrance

7-8 Storeys opposite the 
Neuroscience Building

5m Setback from 
Barker Streer

24m Setback from 
131 Barker Streer

17m Setback

Stepping to 4-Storey  
along Jane Street

Internal Courtyard: 
Private Amenity Space

Building Height Steps to 
3-Storeys along Jane Street

8m Landscaped Setback 
from Jane Street 

Massing Model: Option 01 in relation to existing facade & roofline

3.1.5Schematic Option 1
Massing Model
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3.1.6Schematic Option 1
Key Views

131 Barker St.

Neuroscience
Newmarket

Newmarket

No. 148

No. 148

No. 131

No. 138-146

No. 138-146
Rooflin

e Roofline

View 01 - Barker Street

From the junction with Botany Street looking west along 
Barker Street the role of the site in providing a transition 
between the Newmarket and any future neighbourhood 
centre proposals from 128-146 Barker Street is evident. 

The 6-storey element at the corner of Jane Street, 
combined with the increased setback creates a visible and 
important urban marker, which identifies the beginning of 
the Newmarket proposal and provides balance to the height 
and massing of 131 Barker Street.

View 02 - Jane Street

The vista from the Struggletown Conservatrion Area 
has been opened up by the increased building setback 
along Jane Street. While 131 Barker is more visible, with 
landscaping and tree planting the eastern edge to this vista 
can be improved, whilst adding interest and activity to the 
street edge. The stepping, setbacks and vareity of building 
heights provides an indication of the activity ad intensity 
along Barker Street, as compared to the finer grain and 
lower scale along Jane Street.

Site Plan 1:2,000
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Site Boundary

Neighbourhood Centre Primary Frontage

Neighbourhood Centre Residential

Newmarket: up to 9 storeys

Newmarket: up to 8 storeys

Newmarket: up to 6 storeys

Newmarket:	up	to	5	storeys	(Site	Only)

Newmarket: up to 3 storeys

Shared	Surface	Route	(Vehicles	&	Pedest.)

Pedestrian	Route	(only)

KEY

3.2.1Schematic Option 01
Site Plan

Schematic Layout Option 01 - scale 1:1,000 @ A3
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The structure of the schematic option is based on the 
site	concept	02	(section	2.0)	and	features	the	retention	
of the existing Jane Street setback and a reduction in the 
building height along this frontage to respond to SEPP65 
recommendations - buildings up to four storeys require 
12m between habitable room windows.

By shifting the Jane Street frontage to the west a larger 
internal courtyard space has been created, which can serve 
as a surface car park and/or to provide a combination of 
private and semi-private open space. The proposal may 
include terraces to the Jane Street frontage with private 
gardens located within the courtyard setting. 

Removing	the	southern	edge	to	the	courtyard	(see	option	
01)	opens	the	space	and	provides	visual	connection	to	
the east-west through site link between Jane and Young 
Streets. The restructured perimeter block allows the Jane 
Street access to shift north, which subsequently shifts the 
southernmost 3-storey block of the Newmarket proposal 
north,	increasing	the	setback	from	the	adjoining	property	(9	
Jane	St.).	
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3.2.2Schematic Option 01
Site Plan

Schematic Layout Option 01 - scale 1:500 @ A3

The retention of the existing building setback along Jane 
Street and its relationship with the increased height along 
both	frontages	(Newmarket	&	REHSC	Proposal)	creates	
an urban interface and gateway between the finer grain 
residential character in the Struggletown Conservation Area 
(south)	and	the	grander	scale	of	the	neighbourhood	centre	
along	Barker	(north).

A narrow laneway has been used to break the massing 
along Jane Street and provide demarcation between 
typologies	(i.e.	apartments	to	Barker	and	terraces	to	
Jane	Streets),	whilst	also	providing	access	to	the	internal	
courtyard. This proposed route mirrors the laneway to the 
west, running north/south between 136 and 138 Barker 
Street.

The site features the 5-storey elements, a reduction from 
option	01,	with	3-storey	terraces	(x5)	aligned	along	Jane	
Street to the south. Each terrace has a street address and 
private open space at the rear. The east-west orientation of 
the block ensure maximum solar access for both the front 
and rear elevations. 

Summary

Site Area:   400m2

Site Coverage:  320m2

Heights Range:  3-5 storeys

     9-16m

GFA:    1,320m2

FSR:    3.3:1
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4.0m 4.0m

3.2.3Schematic Option 2
Site Section - Barker Street
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Option 02 Site Section, Barker Street - scale 1:500 @ A3
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The retention of the building setback along Jane Street 
(12m	frontage	to	frontage)	has	pulled	the	building	heights	
on the site down to 5 storeys at the Barker Street frontage, 
mirroring	the	maximum	height	on	the	adjacent	site	(138-
146	Barker).	The	orientation	of	habitable	room	windows,	
balconies and other openings will need to be considered 
along	the	Jane	Street	elevation	to	ensure	the	proposal(s)	
satisfy SEPP65 recommendations. 

The site continues to play an important role in the transition 
of building height and massing from 8 to 4 storeys along 
Barker Street. The activation of the street level has been 
reflected in the 4m heights along the ground floors of each 
Newmarket proposal.
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3.2.4Schematic Option 2
Site Section - Jane Street
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Option 02 Site Section, Jane Street - scale 1:500 @ A3
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This section illustrates the gradual rise and fall of building 
heights and their corresponding rooflines along the Jane 
and Maud Street alignments. The heights peak at Barker 
Street, between the site’s 5-storeys and the opposite 
4-storey block at 131, reflecting the activity and intensity of 
uses proposed along Barker Street.

Along Jane Street the site features a 3-storey block, which 
could read as a terrace row, separated from the Barker 
Street frontage by a narrow lane way. This small break in 
the frontage ensures the Jane Street reads as separate 
buildings, reinforcing any changes in typology whilst 
reducing the massing. 

The increased setbacks and separation created by the 
realignment of the site access from Jane Street ensures the 
development integrates with the existing properties to the 
south.

17.0m

Site Boundary
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6-Storey Corner at 
Site Entrance

7-8 Storeys opposite the 
Neuroscience Building

5m Setback from 
Barker Streer

24m Setback from 
131 Barker Streer

12.5m Setback

9m Setback
Continue 

Building Line

3-Storey	(terrace	or	flat)
along Jane Street

Internal Courtyard: Surface 
Parking or Landscaped Podium

Building Height Steps to 
3-Storeys along Jane Street

Zero-Boundary Setback 
from Jane Street 

Massing Model: Option 02 in relation to existing facade & roofline

3.2.5Schematic Option 2Massing 
Model
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3.2.6Schematic Option 2
Key Views

131 Barker St.

Neuroscience
Newmarket

Newmarket

No. 148

No. 148

No. 131

No. 138-146

No. 138-146

Rooflin
e Roofline

View 01 - Barker Street

The roofline along Barker Street when viewed from the 
corner of Botany Street reflects the more gradual transition 
in height, from the 8 storeys opposite the Neuroscience 
building, to the 5 storeys at the corner with Jane Street, 
and on to the 4-5 storeys proposed for the neighbourhood 
centre outlined in the REHSC Discussion Papers.

View 02 - Jane Street

As previously notes, the retention of existing setbacks along  
the site’s Jane Street frontage creates an interface between 
the Struggletown Conservation Area and the neighbouhood 
centre activity along Barker Street. When considered in 
relation to a future proposal at 138-146 Barker, the vista 
is frame by the 5-storey corner elements, focusing views 
along Jane and Maud Streets, while obscuring the visibility 
of 131 Barker.

Site Plan 1:2,000
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3.3Conclusions

The purpose of this urban design report, as part of the 
planning proposal for No. 148 Barker Street, Randwick, is 
to illustrate how the site can be integrated into Council’s 
emerging ideas for Barker Street and the Newmarket 
proposal. 

The site’s exclusion from the latter is not considered a 
constraint to its future development potential. In fact we 
consider the Newmarket proposal, and those contained in 
the Council’s Randwick Education and Health Specialised 
Centre - Discussion Paper present exciting opportunities for 
both the site and its context.

This report clearly shows the benefits associated with 
inclusion of the site in the Newmarket proposal, particularly 
in relation to integration between proposals and with 
the existing built environment, improved access and 
activity, enclosure and framing of views and defining the 
‘neighbourhood centre’ character along Barker Street. 
These benefits are explored in greater detail on the facing 
page.

By considering the site as part of a comprehensive study 
for Barker Street, between Young and Botany Streets, and 
in the context of the Struggletown Conservation Area, we 
are able to see the true potential of a single property and its 
important in facilitating the best urban outcomes.
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3.3Conclusions

Heights

•	 Visual connections between the site and its 
immediate context

•	 When viewed along Barker Street, the relationship 
between the 4-storeys at No. 131 and the site, both 
in its existing state and as part of the Newmarket 
proposal

•	 4-storeys at No. 136 provides a height reference for 
the neighbourhood centre proposal contained in the 
REHSC Discussion Paper

Integration

•	 Stepping of the roofline and building heights along 
Barker Street between the 8-storeys on Newmarket 
opposite the Neuroscience building to the 4-storeys 
towards Botany Street

•	 The relationship between buildings at the corner of 
Jane and Barker Streets: both 5-storeys, or stepping 
for 6 to 5 storeys

•	 Similar integration along Jane Street with height and 
grain	falling	towards	the	retained	buildings	(9	Jane	
St.):	6	down	to	3	storeys

Setbacks

•	 5m setback along Barker Street to accommodate 
greater levels of activity and movement, and provide 
an appropriate setting for ground floor retail/
commercial use

•	 Additional 6m setback along the site’s Jane Street 
frontage to reflect the increased building height

•	 Jane Street setback can accommodate landscaping 
to soften views from the conservation area and 
provide a relief space away from Barker Street

Access

•	 Pedestrian movements around the edges of the site 
are improved by increased setbacks and activation of 
routes

•	 Newmarket proposal provides increased permeability, 
reinforced by further site links, such as the lane way 
access from Jane Street

•	 Flexibility in the location of the Jane Street access as 
a result of the site’s inclusion - able to accommodate 
an increase setback from neighbouring properties.
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