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EXECUTIVE SUMMARY

This planning proposal seeks to amend the Waverley Local Environmental Plan (WLEP) 2012 to
introduce additional permitted uses at 49-59 Hall Street and 69-71 Roscoe Street, Bondi Beach.
Specifically, the amendment would allow ‘residential flat building’ as an additional permitted use on
the E1 Local Centre zoned lots on Hall Street, and ‘shop top housing’ as an additional permitted use
on the R3 Medium Density Residential zoned lots at Roscoe Street.

This will enable the mixed-use development with basement to span all of the lots within the site,
improving urban design outcomes and enabling housing supply in Bondi Beach.

The key matters contemplated in the consideration of the planning proposal were urban design and
streetscape, site isolation and traffic. The planning proposal would facilitate the redevelopment of the
site in an orderly manner. Traffic generated from the proposal would not be significantly altered
compared to a compliant scheme or the currently approved development scheme. The proponent has
made attempts in good faith to avoid the isolation of sites on Roscoe Street. The site is located within
a prominent location in the Bondi Village and the incorporation of sites on Roscoe Street is considered
to be a logical expansion of the footprint of this centre. In summary, Council officers consider that the
proposal can be supported to proceed to a gateway determination.

INTRODUCTION

A planning proposal has been prepared by LK Planning on behalf of Hall Street by HSN Pty Ltd and Hall
Street Property A Pty Ltd and Hall Street Property B Pty Ltd (herein referred to as HSN Property Group
/ the Proponent) and submitted to Waverley Council as the planning proposal Authority.

The purpose of the amendment is to introduce additional permitted uses to allow:
e ‘Shop top housing’ on the Roscoe Street (R3 zoned) land; and
e ‘Residential flat building’ on the Hall Street (E1 zoned) land.

No changes are proposed to the zoning, building height, or floor space ratio maps. The proposal is
supported by urban design, architectural, and economic studies and is consistent with relevant local
and regional strategies.

The planning proposal is considered a Standard planning proposal under the LEP Making Guidelines
(August 2023).

AFFECTED LAND

This planning proposal applies to the following land parcels:
e 49 Hall Street (Lot 11, Section 4, DP 747)
e 51 Hall Street (SP 21058)
e 53-55 Hall Street (Lot 4, Section 8, DP 747)
e 57 Hall Street (Lot 1, DP 516525)
e 59 Hall Street (Lot 2, DP 516525)

planning proposal | PP-1/2025| Permissible uses at 49-59 Hall Street & 69-71 Roscoe Street Bondi Beach
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e 69 Roscoe Street (Lot 2, DP 506227); and
e 71 Roscoe Street (Lot 1, DP 506227).

Combined, the subject site spans approximately 2,911m? and has dual frontages to Hall Street and
Roscoe Street.

BACKGROUND AND EXISTING CONTROLS

An existing development consent (DA-501/2022) applies to part of the subject site at 53-59 Hall
Street. This approval permits a four-storey shop top housing development comprising:

e Basement car parking accessed from Hall Street;

Ground floor commercial premises activating Hall Street;

Three storeys of residential apartments above, including both market and affordable housing;

Private balconies and communal open space; and

Associated landscaping and public domain improvements.

Since the granting of DA-501/2022, the Proponent has acquired adjoining sites at 49-51 Hall Street
and 69-71 Roscoe Street, enabling a larger consolidated development footprint.

A subsequent development application (DA-327/2025) is currently under consideration for the
expanded site. This revised scheme proposes:

e Asingle basement level extending beneath the entire consolidated site;

e Relocation of the entrance to the basement carpark from Hall Street to Roscoe Street,
removing the existing crossover from the main retail frontage;

e Continuous ground floor commercial activation along Hall Street;
e A mix of market and affordable housing in the upper levels; and
e Public domain works.

The planning proposal seeks an amendment to facilitate these changes by allowing the consolidated
scheme to proceed under the same key development parameters.

Under WLEP 2012 the Hall Street site is zoned E1 Local Centre, which permits commercial premises
and shop top housing, but prohibits residential flat buildings. The Roscoe Street site is zoned R3
Medium Density Residential, which permits residential flat buildings but prohibits shop top housing.
This arrangement prohibits the necessary crossover of land uses to allow for shared basement access
proposed under DA-501/2022. This planning proposal seeks to resolve this through a site-specific
amendment (Additional Permitted Uses) to Schedule 1 of WLEP 2012.

planning proposal | PP-1/2025| Permissible uses at 49-59 Hall Street & 69-71 Roscoe Street Bondi Beach
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SITE CONTEXT

Hall Street is a vibrant retail street and is one of the main hubs of activity in the Bondi Beach village
centre. It forms part of Council’s pedestrian-priority network and is identified for enhancement in the
Waverley Centres Strategy. The section of Hall Street where the site is located is characterised by
single lot retail tenancies ranging from 11m to 14 metres in width. A notable exception to this is the
Adina Hotel, which has a longer frontage of approximately 58 metres. The street level interface of the
Adina hotel is two retail tenancies (Bill's all-day café and restaurant and Gelato Messina) and the
entrance to “The Hub” retail arcade.

Roscoe Street is primarily a residential street, although “The Hub” provides a pedestrian thoroughfare
that links through from Hall Street to Roscoe Street, and at the Roscoe-end there is a restaurant which
has glass louvres opening onto Roscoe Street. To the east of the restaurant are terrace dwellings and
the lluka childcare centre. To the west of the retail tenancies are residential dwellings.

The site is located approximately 300m northwest of Bondi Beach.

PART 1 — OBJECTIVES AND INTENDED OUTCOMES

1.1 Description Statement

This planning proposal seeks to amend Schedule 1 of WLEP 2012 to introduce additional permitted
uses that will:

e Enable a single basement and integrated vehicle access from Roscoe Street

e Remove four existing vehicular crossings from Hall Street to improve walkability and retail

continuity

e Deliver diverse and affordable housing in a well-located centre

e Enhance the public domain and urban character of Hall Street

e Contribute to housing supply and strategic targets identified in the LSPS and Housing Strategy.

PART 2 — EXPLANATION OF PROVISIONS

2.1 Intended Provisions

The wording of the provisions aims to introduce the additional permitted uses while effectively still
requiring the Hall Street frontage to present as “shop top housing” i.e. retail retained on the ground
and similarly require development on Roscoe Street to present as a “residential flat building” to
integrate with the site’s context and mimic what could be achieved under a compliant scheme. This
proposed changes to the Waverley Local Environmental Plan 2012 are summarised in Table 2.

Table 2 - Proposed changes to WLEP 2012

Section of the Existing Proposed

WLEP 2012
Schedule 1 - Insert new clause:

For 69-71 Roscoe Street (Lot 1 & Lot 2, DP 506227):

planning proposal | PP-1/2025| Permissible uses at 49-59 Hall Street & 69-71 Roscoe Street Bondi Beach
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Development for the purposes of shop top housing is
permitted with consent if:

a) the ground floor is used for residential
accommodation only, except for access
arrangements; and

b) the use facilitates basement access associated
with the Hall Street site.

Schedule 1 - Insert new clause:
For 49-59 Hall Street (Lot 11, Sec 4, DP 747; SP 21058; Lot
4, Sec 8, DP 747; Lots 1-2, DP 516525):
Development for the purposes of a residential flat building
is permitted with consent if:
a) the ground floor is used for commercial premises
only, except for access arrangements; and
b) the use facilitates basement parking associated
with the Roscoe Street site.

Note: The specific wording to be added to Schedule 1 is subject to drafting by NSW Parliamentary
Counsel. The above is an example for discussion purposes.

PART 3 —JUSTIFICATION OF STRATEGIC AND SITE-SPECIFIC MERIT

This section details the reasons for the proposed LEP amendment and is based on a series of questions
and matters for consideration as outlined in the LEP Making Guidelines (August 2023). The issues to
be addressed include the strategic planning context of the amendments, Strategic Merit, Site-Specific
Merit, potential State and Commonwealth agency interests, and environmental, social and economic
impacts.

Table 3 — Assessment of Proposal against Strategic Merit Test

a) Does the proposal:

Give effect to the relevant regional plan outside of the | Yes, it is consistent with the Greater Sydney Regional
Greater Sydney Region, the relevant district plan | Plan and Eastern City District Plan as discussed later
within the Greater Sydney Region, and/or a | inthisreport.

corridor/precinct plan applying to the site. This
includes any draft regional, district or
corridor/precinct plans released for public comment
or a place strategy for a strategic precinct including
any draft place strategy; or

Demonstrate consistency with the relevant LSPS or
strategy that has been endorsed by the Department
or required as part of a regional or district plan; or

Yes, it is consistent with the Waverley Local Strategic
Planning Statement as discussed later in this report.

Respond to a change in circumstances that has not
been recognised by the existing planning framework.

Yes, the proposal responds to the amalgamations of
the sites which were previously under separate
ownership and identified as separate sites.

planning proposal | PP-1/2025| Permissible uses at 49-59 Hall Street & 69-71 Roscoe Street Bondi Beach
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Factors that lead to responding to a change in
circumstances may include, but not exclusively relate

to:

e Key infrastructure investment or opportunity to
plan for future infrastructure unanticipated by the
existing strategic planning framework

® Response to key Government priorities — Premier’s
Priorities, climate change, or a shift in government
policy (e.g. NSW Government’s Net Zero Plan)

¢ Changes to population and demographic trends and
associated needs such as housing or jobs.

Table 4 — Assessment of Proposal against Site Specific Merit Test

b) Does the proposal have site-specific merit, having regard to the following:

The natural environment on the site to which the
proposal relates and other affected land (including
known significant environmental areas, resources or

hazards).

There are no identified environmental constraints.
The site is not heritage listed and is already
developed. Urban design assessments support its
suitability.

Existing uses, approved uses, and likely future uses of
land in the vicinity of the land to which the proposal

relates

Existing and approved uses are a mix of residential
and commercial premises. The proposal will deliver a
compatible built form and land use mix in line with
the local character and planning controls.

Services and infrastructure that are or will be available
to meet the demands arising from the proposal and
any proposed financial  arrangements

infrastructure provision.

Existing infrastructure is sufficient to support the
proposal. Any additional demand will be addressed
through contributions under the relevant section
7.12 plan.

No, the planning proposal is not a result of any strategic study or report.

Yes. Introducing additional permitted uses for the site via a Schedule 1 amendment is the most
appropriate mechanism as it enables site-specific flexibility without altering zoning, height, or FSR.
Given it is site specific it does not change the overall land use character of the area.

If the planning proposed did not progress, the site could be developed in a similar fashion however
any basement carpark servicing both retail and residential uses could not span both sites. The sites
could still be redeveloped as one building, with a split basement with a carpark entrance on Hall Street
for the retail uses and a separate carpark on Roscoe Street for the residential uses. This is considered
to be a worse outcome given this would mean there were two vehicle / carpark entrances associated

with the development.

planning proposal | PP-1/2025| Permissible uses at 49-59 Hall Street & 69-71 Roscoe Street Bondi Beach
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An alternative approach would be to either rezone the Roscoe Street lots to match the zoning of the
Hall Street lots or rezone the Hall Street sites to match the zoning of the Roscoe Street lots.

The rezoning of the Hall Street lots to R3 was quickly dismissed, as this would mean that residential
flat buildings would be permitted on Hall Street and therefore that the ground floor could be
residential uses instead of retail. This could degrade the feel of Hall Street which is currently
predominantly made up of active retail frontages.

Secondly, it would be possible to rezone the lots on Roscoe Street to E1, however this would mean
that residential flat buildings would be prohibited.

Additionally, rezoning the sites on Roscoe Street from Medium Density Residential to Local Centre
would raise the question as to whether the FSR or HOB on the site in the LEP should also be updated,
as typically the Local Centre zoning is associated with a slightly higher HOB and FSR control compared
to Medium Density Residential, to allow for one level of retail to be accommodated.

On the basis of the above, the current approach in the planning proposal is the best way forward as it
allows for a reduction in vehicle access (and potential vehicle/pedestrian conflict) points on the site,
without the need to alter the overall land use character of the area.

The proposal is consistent with the objectives of a Metropolis of Three Cities Region Plan and the
Eastern City District Plan as it is consistent with the applicable objectives and planning priorities as per
the following tables.

Table 5 — Metropolis of Three Cities

Relevant Objectives Comment

The proposal enables additional dwellings in a well-

Objective 10 — Greater housing supply located area by facilitating a residential use across
the site.
The proposal will permit residential development
Objective 11 — Housing diversity and affordability including affordable housing which will contribute

toward housing diversity.

Objective 12 — Great places that bring people | The proposal improves pedestrian outcomes on Hall
together Street.

Supports walkability by removing crossovers on Hall
Street and improving active frontages.

Directive 6 — Walkable neighbourhoods

Table 6 — Eastern City District Plan

Relevant Planning Priorities Comment

The planning proposal enables residential
development including affordable housing in a highly
accessible location.

E5 - Providing housing supply, choice and
affordability, with access to jobs, services and public
transport

The proposal revitalises Hall Street’s retail edge and
supports a more active, pedestrian-friendly
environment.

E6 — Creating and renewing centres and respecting
local character

planning proposal | PP-1/2025| Permissible uses at 49-59 Hall Street & 69-71 Roscoe Street Bondi Beach
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Comment

Relevant Planning Priorities
E11l — Growing investment, business opportunities
and jobs in strategic centres

The proposal will provide ground-floor commercial
activity on Hall Street to support local employment.

E12 - Delivering housing supply, choice and
affordability

Adds to the housing supply, particularly in a high-
demand, transit-accessible area.

3.4 |Is the planning proposal consistent with a council LSPS that has been endorsed by the Planning
Secretary or GCC, or another endorsed local strategy or strategic plan?

The planning proposal is consistent with applicable local strategies and plans, as per the following
tables. It is noted that the Waverley Affordable Housing Contributions Scheme (AHCS) applies to
proponent led planning proposals sites that propose uplift as part of the proposal. As there is no
proposed changed to the height of building or floor space ratio permitted on the site the AHCS does
not apply.

Table 7 - Waverley Local Environmental Plan 2012

Relevant Aims Comment

(a) to promote and co-ordinate a range of
commercial, retail, residential, tourism,
entertainment, cultural and community uses to
service the local and wider community

(c) to provide for a range of residential densities and
range of housing types to meet the changing housing
needs of the community

(ca) to encourage the development of a variety of
housing on land close to public transport, essential
goods and services and open space.

Enables a mixed-use design that integrates
commercial and residential forms with pedestrian-
friendly interfaces.

The proposal would enable the proposed four storey
building.

Supports housing variety and includes affordable
housing provision.

Table 8 — Waverley Local Strategic Planning Statement (March 2020)

Relevant Planning Priorities Comment

6. Facilitate a range of housing opportunities in the
right places to support and retain a diverse
community

8. Connect people to inspiring and vibrant places, and
provide easy access to shops, services, and public | Enables mixed-use outcomes in a local centre.
transport

Provides a mix of market and affordable dwellings in
a highly accessible location.

Table 9 — Waverley Local Housing Strategy

Relevant Priorities Comment

H1 — Manage housing growth sustainably and in the | The subject site is within a centre, close to services
right location and transport.

It is understood that the Proponent intends to
H3 — Increase amount of affordable rental and social | include affordable housing on the site, utilising the
housing bonuses available in the Housing SEPP, however this
is a matter for consideration in the DA phase.

Table 10 — Waverley Community Strategic Plan 2025-2035

planning proposal | PP-1/2025| Permissible uses at 49-59 Hall Street & 69-71 Roscoe Street Bondi Beach
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Relevant Direction or Strategy Comment

1.5 — Protect and grow affordable housing stock

The proposal delivers a mix of affordable and market
housing.

2.3.4 — Create vibrant, liveable and accessible mixed- | Provides a mix of retail and residential uses in a highly

use centres

accessible local centre.

3.5 — An inclusive and diverse economy where we

focus on local businesses, visitor economy, nighttime | Integrates housing, retail, and infrastructure in a way
activation and well-maintained commercial centres. | that supports the local economy.

3.5 Is the planning proposal consistent with any other applicable State and regional studies or

strategies?

Yes. While there are no additional State or regional strategies specifically targeting the subject site
beyond those already addressed under Sections 3.3 and 3.4, the Planning proposal is consistent with
broader NSW Government policies and programs that encourage housing supply, diversity, and
affordability in well-located centres.

The proposal aligns with:

e Future Transport Strategy 2061, by supporting development in a location with high public
transport accessibility, thereby encouraging sustainable travel patterns;

e Housing 2041, by enabling affordable housing and increased density in established, serviced

areas;

e NSW 2040 Economic Blueprint, by contributing to the vitality of local centres and supporting
employment in retail and service sectors.

The Planning proposal does not conflict with any other State or regional strategic documents.

3.6 Is the planning proposal consistent with applicable SEPPs?

This Planning proposal is consistent with applicable State Environmental Planning Policies. Assessed
the Planning proposal against the State Environmental Planning Policies SEPPs:

Table 9 — Assessment of Proposal against the SEPPs

Title ‘ Applicable Comment

Housing SEPP Yes Facilitates delivery of additional dwellings, including
affordable housing, in a location well served by public
transport and services. Supports housing diversity and
tenure mix.

Exempt and Complying | N/A Not directly applicable; future minor works may be carried

Development Codes SEPP out under this SEPP, where compliant.

Transport and Infrastructure | Yes Consistent with objectives to integrate land use and

SEPP transport and will improve pedestrian safety by removing
Hall Street vehicle access.

Primary Production SEPP N/A

Biodiversity and Conservation | N/A

SEPP

planning proposal | PP-1/2025| Permissible uses at 49-59 Hall Street & 69-71 Roscoe Street Bondi Beach
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Title ‘ Applicable Comment

Resilience and Hazards SEPP N/A

Industry and Employment SEPP | N/A

Resources and Energy SEPP N/A

Planning Systems SEPP Yes

Sustainable Buildings SEPP Yes Future development will be required to meet BASIX and
energy efficiency targets under this SEPP.

Harbour City SEPP N/A No precinct-specific provisions apply to the site.

3.7 Is the planning proposal consistent with applicable Ministerial Directions (section 9.1 Directions)
or key government priority?

The proposal is consistent with applicable Ministerial Direction(s) under Section 9.1 of the

Environmental Planning and Assessment Act 1979 as outlined in the below table.

Table 10 — Assessment of Proposal against Ministerial Direction

Ministerial
Direction

6.1 Residential
Zones

Relevance

Requires proposals to broaden
housing choice, make efficient use of
existing infrastructure, reduce land
consumption on the urban fringe, and
ensure good design.

Consistency

The proposal enables a mix of market and
affordable housing in a walkable centre, close to
transport and services, supporting housing
diversity and reducing pressure on fringe areas.

4.1 Flooding

Requires proposals to ensure that the
provisions of an LEP that apply to flood
prone land are commensurate with
flood  behaviour and includes
consideration of the potential flood
impacts both on and off the subject
land.

The subject site is identified as being located in
the Flood Planning Area (FPA) and affected by
predominantly low flood risk with a small level of
medium flood risk.

The planning proposal will not facilitate an
intensification of development on the site
beyond the existing permissible standards in the
WLEP and relevant SEPPs.

A Flood Impact Assessment has been completed
under the DA process and outline that the
applicant believes the development satisfies the
relevant flooding provisions of the Waverley
Council LEP, DCP, and Flood Policy.

Therefore the proposed LEP changes are not
considered to result in any adverse flood
behaviour on the site and further consideration
will occur as part of the assessment of the DA.

3.8 Is there any likelihood that critical habitat or threatened species, populations or ecological
communities, or their habitats, will be adversely affected because of the proposal?

planning proposal | PP-1/2025| Permissible uses at 49-59 Hall Street & 69-71 Roscoe Street Bondi Beach
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No. The site is fully urbanised and already developed. There is no known presence of critical habitat
or threatened species, populations, or ecological communities on or adjacent to the land. The proposal
will not result in adverse environmental impacts.

There are no other likely environmental effects associated with the proposal. The site is not subject
to flooding, bushfire, or other natural hazards. Any minor environmental impacts arising from future
development (e.g. during construction) can be addressed through the standard development
assessment process.

Yes. The Planning proposal will deliver positive social and economic outcomes, including:
e Supporting additional housing supply in a highly accessible and desirable location;

e Delivering affordable housing in accordance with Council’s Affordable Housing Program,
contributing to social diversity;

e Retaining and enhancing active ground-floor commercial uses along Hall Street, supporting
local business vitality and employment opportunities;

e Improving pedestrian safety, connectivity, and amenity by removing vehicle crossovers on Hall
Street;

e Creating a continuous active frontage that reinforces Hall Street’s role as a key destination in
the Bondi Beach village centre.

The Proponent has completed an Economic Impact Assessment (EIA) (Attachment 5) to determine
whether Bondi Village can accommodate additional retail space based on current market conditions,
and what the overall economic impacts would be of a mixed uses development spanning the six lots.
The Assessment states that the proposal would meet some of the centres' retail needs over the
coming decades (14 to 34 per cent) without creating an oversupply or adversely affecting retail
viability within or surrounding the centre. The EIA also cites social impact associated with additional
residential uses including affordable housing being provided on the site.

The proposal will strengthen the economic resilience of the centre by encouraging more foot traffic
and longer dwell times, which in turn benefits surrounding businesses and services. The introduction
of additional residents will also increase local spending and support public transport usage.

Yes. The site is located within an established urban centre with access to public transport, utilities,
roads, and community facilities. No infrastructure upgrades are required beyond those managed
through the development process and contributions plans.

The Traffic Impact Assessment (Attachment 4) states that the parking associated with the concept
plans for the site would generate 32 vehicle movements in the AM peak and 31 in the PM peak. This
represent one additional vehicle trip being generated approximately every 6-7 minutes during the

planning proposal | PP-1/2025| Permissible uses at 49-59 Hall Street & 69-71 Roscoe Street Bondi Beach

12

PD/5.2/25.11- Attachment 1 Page 13



Strategic Planning and Development Committee 4 November 2025

weekday morning and afternoon peak periods. This is considered minimal and is unlikely to noticeably
alter the traffic conditions of the area. As a result, no upgrades to nearby road infrastructure are
considered necessary.

The site is located within an established urban centre and is fully serviced by existing public
infrastructure, including water, sewer, electricity, and telecommunications. It is within walking
distance of high-frequency bus services that connect to Bondi Junction, the CBD, and surrounding
suburbs. The site also benefits from proximity to public open space, community facilities, and schools.

Developer contributions under Council’s Contributions Plan will assist in funding any broader
infrastructure needs.

Formal consultation with public authorities will be undertaken following the Gateway determination,
in accordance with Section 3.34 of the Environmental Planning and Assessment Act 1979. Agencies
likely to be consulted include:

e Transport for NSW —in relation to pedestrian, cycling, and traffic network integration;
e Sydney Water —in relation to water and sewer infrastructure capacity;
e Ausgrid —for electricity supply considerations;

e Department of Planning, Housing and Infrastructure — for policy and statutory compliance;
and

e Any other agency as directed by the Gateway determination.

Early discussions with Council’s internal traffic and urban design teams indicate general support for
the consolidation of vehicle access on Roscoe Street and the retention of active frontages on Hall
Street. Feedback from external agencies will be considered in finalising the planning proposal and may
inform additional conditions or design refinements.

The Waverley Local Planning Panel (the Panel) provided advice on 27 August 2025 under Schedule 2,
Part 5, Item 26 of the Environmental Planning and Assessment Act 1979. The Panel, after considering
the relevant materials and hearing from Council Officers, supported the Planning Proposal as provided
in Council’s planning proposal report. The panel also recommended in their advice, that Council give
consideration to precedent the planning proposal could set in relation to the adjoining properties on
Roscoe Street, in particular those properties located between the subject sites and the Adina
development, located at 8,6,4 and 2 O’Brien Street. The context of this discussion was that this could
occur as part of a further review of the local area as part of any future update of the WLEP or
associated local strategy or policy and that this matter would not prevent the planning proposal
proceeding to a Gateway determination.

In summary, the Panel provided the following advice:

1. The Panel considers that the Planning Proposal may proceed to Gateway Determination, as

planning proposal | PP-1/2025| Permissible uses at 49-59 Hall Street & 69-71 Roscoe Street Bondi Beach
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the proposal demonstrates Strategic Merit and Site-Specific Merit as described in Council’s
Planning Proposal Report.

2. The Council gives consideration to the precedent established by this Planning Proposal in
relation to the adjoining properties on Roscoe Street.

The resolution provided by the Panel was unanimous.

Council Officers have reviewed the feedback provided at the WLPP and reflected in the minutes and
are of the opinion that the planning proposal should proceed as is to a gateway determination.
Feedback regarding the precedent in relation to Roscoe Street is noted and will be considered as part
of the next review of relevant planning controls for the area.

The full minutes are provided in Appendix A.

PART 4 — COMMUNITY CONSULTATION

Public exhibition would include at minimum a display on the Council’s website. The gateway
determination will specify the level of public consultation that must be undertaken in relation to the
planning proposal.

Pursuant to Division 3.4 of the Act, a planning proposal must be placed on public exhibition for a
minimum of 28 days, or as specified in the gateway determination for the proposal. The Responsible
Planning Authority must consider any submissions made concerning the proposed instrument and the
report of any public hearing.

PART 5 — PROJECT TIMELINE

The following indicative project timeline will assist with tracking the progress of the planning proposal
through its various stages of consultation and approval. It is estimated that this amendment to WLEP
will be completed by approximately July 2026.

The detail around the project timeline is expected to be prepared following the referral to DPE for a
Gateway Determination.

Table 11 — Indicative project timeline

Tasks Timeframe and/or date
Consideration by Council November 2025
Gateway determination December 2025 / January 2026

Commencement and completion of public exhibition period | February 2026

Consideration of submissions and post-exhibition review March 2026

Post-Gateway Council decision April 2026

Submission to the Department for finalisation (where | May 2026
applicable)

planning proposal | PP-1/2025| Permissible uses at 49-59 Hall Street & 69-71 Roscoe Street Bondi Beach
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Gazettal of LEP amendment July 2026
APPENDIX A — MINUTES OF THE WAVERLEY LOCAL PLANNING PANEL
planning proposal | PP-1/2025| Permissible uses at 49-59 Hall Street & 69-71 Roscoe Street Bondi Beach
15

PD/5.2/25.11- Attachment 1

Page 16



Strategic Planning and Development Committee 4 November 2025

ADVICE OF THE WAVERLEY LOCAL PLANNING PANEL

49-59 Hall Street and 69-71 Roscoe Street, Bondi Beach = Planning Proposal
27 August 2025

SCHEDULE 2, PART 5, ITEM 26 OF THE ENVIRONMENTAL

PLANNING AND ASSESSMENT ACT 1979 (NSW)

Panel members:

David Ryan (Chair)

Megan Jones

Clare Swan

Jesse Lockhart-Krause (Community Representative)

Declarations of Interest
One panel member declared a conflict of interest.

Briefing

The following Council Officers from the Urban Planning team were present during the meeting to answer
any questions:

Tim Sneesby A/ Executive Manager, Urban Planning
Patrick Hay A/Manager Strategic Town Planning, Strategic Town Planning
Genevieve Hastwell Senior Strategic Planner, Strategic Town Planning

The Panel then discussed the Planning Proposal and provided advice on 27 August 2025 under Schedule
2, Part 5, ltem 26 of the Environmental Planning and Assessment Act 1979.

The Panel has considered the information that was circulated to it by Council email on 14 August 2025,
which included:
* Local Planning Panel — Summary Report and Recommendations.
Council Planning Proposal report.
Proponent’s Planning Proposal Report.
Urban Design and Architectural Report.
Traffic Impact Assessment,
Economic Land Use Report,

. 8 8 8

Resolution

The Panel after considering the above material and hearing from Council Officers supports the Planning
Proposal and provides the following further advice:

1. The Panel considers that the Planning Proposal may proceed to Gateway Determination, as the
proposal demonstrates Strategic Merit and Site-Specific Merit as described in Council’s Planning
Proposal Report.

2. The Council gives consideration to the precedent established by this Planning Proposal in relation
to the adjoining properties on Roscoe Street.

The resolution provided by the Panel was unanimous.
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1. Introduction
1.1 Preamble

This Planning Proposal (PP) has been prepared by LK Planning on behalf of Hall Street by HSN Pty Ltd
and Hall Street Property A Pty Ltd and Hall Street Property B Pty Ltd (known as HSN Property Group/
the Applicant) in support of a site-specific Planning Proposal at 69-71 Roscoe Street and 49-59 Hall
Street Bondi Beach (herein known as the ‘redevelopment’ and/or ‘subject’ site).

The total combined area of the subject site which comprises 6 properties is 2,911m? with a larger
rectangular shaped section on Hall Street and adjoining smaller rectangular shaped section on Roscoe
Street. The lots on Hall Street have a combined southern frontage to Hall Street of 48.76m and a length
of 47.83m, with a site area of 2,331.2m?, whilst the lots on Roscoe Street have a combined northern
frontage to Roscoe Street of 12.18m and a length of 47.83m, with a site area of 579.8m?.

The zoning is E1 Local Centre for the sites along Hall Street and R3 Medium Density Residential for the
sites along Roscoe Street, pursuant to Waverley Local Environmental Plan 2012 (WLEP).

The PP seeks to amend WLEP as it applies to the subject site and introduce new additional permitted
land uses in schedule 1 of the LEP, as follows:

e ‘shop-top housing’ on land at 69-71 Roscoe Street, Bondi Beach; and

e ‘residential flat building’ on land at 49-59 Hall Street, Bondi Beach.

The purpose of the PP is to facilitate the redevelopment of the subject site for a mixed use and
residential development; and to relocate all vehicular access from the primary street frontage at Hall
Street to the secondary street frontage at Roscoe Street, as part of the redevelopment.

The PP does not propose any changes to the development standards that apply to the subject site.

To assist stakeholders and the community of the intended development outcomes for the subject site,
the Planning Proposal is to be considered concurrently with a pending Development Application (DA)
(by HSN) at 69-71 Roscoe Street and 49-59 Hall Street, Bondi Beach. It is the intention that both
applications be considered and exhibited concurrently.

The PP has been informed by pre-lodgement consultation in April 2025 with Council officers from
Waverley Council. Advice from Council officers during the pre-lodgement consultation noted ‘in-
principle’ support for the reduction of vehicular crossovers along Hall Street and the relocation of
vehicular access to Roscoe Street. Other matters raised by Council officers included the need for
further analysis on the impact of the proposal on Bondi Village and the character of Hall and Roscoe
Streets.

As a result, this PP is supported by the following technical reports provided in the Appendix including:
e Traffic, Parking and Pedestrian Impact Assessment;
e Urban Design and Architectural report; and
e Economic Impact Assessment.

Page 4 of 46
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