










 

 

 

JB/JZ 
15773 
30 March 2017 
 
 
Ms Maria Atkinson 
District Commissioner  Central 
Greater Sydney Commission 
PO Box 257  
PARRAMATTA 2124 
 
Dear Ms Atkinson 
 
SUBMISSION ON DRAFT CENTRAL DISTRICT PLAN 
247-273 KING STREET, MASCOT 
 
This submission has been prepared by JBA on behalf of Jewel Fine Foods who owns the site at 247-273 
King Street, Mascot (the site). The site is situated within the Green Square-Mascot Strategic Centre 
identified by the Draft Central District Plan (Draft District Plan). 
 
The specific purpose of the submission is to inform the Greater Sydney Commission(GSC
potential in delivering the vision and the strategic intent of the area as expressed in the Draft District Plan 
and the growth barriers of the existing local planning controls.  
 
Specifically, the site could create over 750 full time jobs and 1,100 construction jobs and a range of 
housing options (approximately 720 of market and affordable apartments) growing 
population. However, this is unlikely to be achieved if the current business zoning (B5) is retained. In 
order to demonstrate this, the client has commissioned the preparation of two development schemes, 
one which complies with the current planning controls and is in a form ready to be lodged with the local 
Government following extensive consultation and a second which could be developed under a mixed-
use zoning, which has been discussed for over 18 months, and previously supported  by the local 
government to form a planning proposal submission.  
 
The development schemes demonstrate that the retention of the business zoning on the site does not 
actually achieve the outcomes that the draft District Plan seeks to achieve in the area  being primarily 
employment growth. Rather, if the zoning is amended to a mixed-use zoning, the alternative scheme 
would deliver not only more employment (approximately five times that existing on the site and three and 
half times that achieved in the complying scheme) but also new housing (both market and affordable) as 
well as other public benefits such as public open space (dedicated to the local community), childcare and 
monetary contributions well over and above Section 94 requirements. 
 
We have not attached the two schemes to this submission for reasons of commercial confidence. 
However, we would be happy to meet with the GSC to present the schemes and discuss the potential 
employment and public benefits the site can deliver if desired. 
 
Specifically, this submission: 

 Describes the Site and the current controls applying to it;  

 Outlines the vision and strategic intent of the Green Square-Mascot Area as expressed in the Botany 
Bay Planning Strategy 2031, A Plan for Growing Sydney and the draft Central District Plan;  

 Provides a comparison of the outcomes of a scheme complying with the current business zoning of the 
site versus a scheme which could be developed under a mixed-use zoning; and 

 Recommends identifying the site as a mixed uses zone in the review Draft Central District Plan to better 
achieve the strategic intent of the draft District Plans at the local level.  
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In preparing this submission we have reviewed the following documents: 

 Draft Central District Plan 2016 (Draft District Plan); 

 Botany Bay Local Environmental Plan 2013 (LEP) and Botany Bay Development Control Plan 2013 
(DCP); 

 Botany Bay Planning Strategy 2031; 

 Mascot Station Town Centre Precinct Masterplan 2012; and 

 NSW population and household projections 2016. 

1.0 THE SITE AND SURROUNDING LOCALITY 

The Site is located at 247-273 King Street, Mascot, within the Bayside Local Government Area (LGA), 
formerly Botany Bay Local Government Area. It includes two (2) lots being Lot A DP 396401 and Lot B 
DP 396401 and has an area of approximately 25,855m2.  
 
The Site contains four (4) structures, each between two and three storeys currently utilised for a mix of 
business and warehouse uses which occupy approximately 50% of the land  (see Figure 1). 
Approximately 143 jobs are currently provided on site. 
 
Mascot is an established suburb with a mixture of low-medium residential, mixed use commercial and 
business and industrial areas, located approximately 7 kilometres south from Sydney CBD and 
approximately 600m north of Sydney Kingsford Smith Airport. The location benefits from convenient 

Gardeners Roads. Mascot train station is within 800m walking distance of the Site. A context map is 
provided at Figure 2. 
 
As shown in the aerial photo (Figure 1), residential properties adjoin the Site to the north-east, east and 
south. Further to the north is the Mascot Park.  The Mascot area is undergoing intense re-development 
and a number of significant developments have already been approved in this area, including a number 
of residential and commercial towers around Mascot train station. The Site is situated in an important 
corner location that can facilitate the transition between business and residential zones. 
 

the WestConnex Project. This will have the effect of severing the site from the primary Mascot business 
zone, creating two clear distinct neighbourhoods  a commercial/business mixed use zone to the west 
and a residential/mixed use zone to the east. 

Figure 1  Aerial map 
Source: JBA 
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Figure 2  Local Context and Accessibility 
Source: JBA 
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2.0 EXISTING PLANNING CONTROLS AND STRATEGIES 

2.1 Botany Local Environmental Plan 2013 

Under the Botany Local Environmental Plan 2013 (BB LEP 2013), the Site is zoned B5 Business 
Development (see Figure 3)
building height is 22m and Floor Space Ratio is 3:1. Hotels and serviced apartments are permissible with 
consent on the site. 
 
Sites adjoining to the east and north are zoned R3 Medium Density Residential and land to the south is 
zoned R2 low density residential. 
 

 

          The Site 

Figure 3  Zoning Map 
Source: Botany Bay Council LEP 2013 

2.2 Botany Bay Planning Strategy 2031 

The Botany Bay Planning Strategy was prepared in the lead up to the preparation of BB LEP 2013 and 
to address the Metropolitan Strategy of 2005 to plan for housing and economic growth to 2031. The 
document analysed available floor space in the LGA and expected future demand to understand the 
capacity of planning controls to accommodate the anticipated growth 
 
The analysis of existing floor space and future demand found sufficient capacity under the current 
controls to accommodate future employment related floor space required in the LGA. However, the 
capacity varied across the employment precincts and in some areas development potential needed to be 
increased to facilitate more intensive employment outcomes (for example, around Mascot Station and in 
an extended Lord Street business park precinct). In other areas Council proposed to protect sites for 
freight and logistics and general industrial activities by way of subdivision and minimum lot size (such as 
near the Port and Airport). 
 
The findings and recommendations of the strategy have since been implemented in the planning 
provisions of BB LEP 2013 and controls of BB DCP 2013. 
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2.3 A Plan for Growing Sydney 

for guiding future development of greater Sydney. The Plan identifies four core areas of focus  
economy, housing, communities and environment. Greater Sydney is planned through setting of 
subregions, which have corresponding, more detailed planning policies. 
 
The site is located in the Sydney Airport Precinct as identified in the Plan. The Priorities for this Transport 
Gateway are to: 

 identify and protect strategically important industrial-zoned land in and near Sydney Airport Precinct. 

 
airport-related land uses and infrastructure in the area around the Airport. 

 facilitate road planning to connect Sydney Airport to WestConnex. 

 
The Plan further states that: 
`Transport gateways are locations with major ports or airports, and their surrounding precincts. They 
connect 
prosperity and often support large concentrations of complementary business activity and employment  
 
Focusing future growth in both strategic centres and transport gateways will provide the greatest benefits 
to Sydney in terms of land and infrastructure costs, social infrastructure and social and environmental 
outcomes.  

2.4 Draft Central District Plan 

The Draft District Plans prepared by the Greater Sydney Commission help set out how A Plan for 
Growing Sydney will apply to local areas. The site is located within the Central District and is therefore 
subject to the policies established in the Draft Central District Plan (the draft District Plan). 
 
The site is situated within the Green Square-Mascot strategic centre (see Figure 4) identified in the 
Central District as part of the Eastern City. The Eastern City presently generates approximately 700,000 
jobs and is part of what is described in A Plan for Growing Sydney as the Global Economic Corridor. 
 
The Central district will remain a critical driver On this basis, the draft 
District Plan identifies the need to leverage from a number of existing opportunities, investments, and 
economic assets, including evolving employment and urban services land at Green Square-Mascot.  
 
As part of the strategic network to support and enhance the role and productivity of Sydney City, the draft 
District Plan outlines that it will be crucial to maximise the land use potential of this important precinct. 
Planning policies are to take account of the 30-minute access to jobs and services principle where 
possible to provide more opportunities for people to live close to work, and not lead to a missed 
opportunity for the centre to be activated and also achieve desired outcomes for a vibrant urban centre. 
 
To grow economic activity in centres, the GSC outline that well-planned centres should: 

 ensure the most efficient use of infrastructure  

 provide jobs closer to home in support of the 30-minute city  

 reduce the need to travel by car by co-locating residential, health, employment and education 
facilities  

 promote healthier lifestyles and community cohesion with improved walking, cycling and transport 
access to a wider range of services and opportunities  

 provide attractive, safe and inclusive locations for communities to meet, recreate and spend time.  

 
  



247-273 King Street, Mascot  Submission on Draft Central District Plan | 30 March 2017 

 

JBA  15773  JB/JZ 6 

 

The productivity priority also identifies the need for planning authority to demonstrate how its planning for 
centres has considered strategies to:  

  

 meet the retail and service needs of the community  

 promote the use of walking, cycling and integrated public transport solutions  

 provide urban spaces such as meeting places and playgrounds  

 manage the transition between higher intensity activity in and around a centre and lower intensity 
activity that frames the centre.  

 

 
Figure 4  Green Square-Mascot strategic centre existing activities 
Source: Draft Central District Plan  
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3.0 DISCUSSIONS WITH BOTANY BAY COUNCIL 

The landowner, in considering its options for the future of the site, prepared a complying 
development scheme which proposed hotel and serviced apartment accommodation and sought 
pre-DA advice from Council in relation to the scheme. 
 
In recognition of the development potential of the site and the disconnect between the outcomes of 
the current planning controls and the desired strategic directions and outcomes for the Mascot 
Precinct, the owner was requested to put the application on hold and meet with strategic planning 
staff of the former Botany Bay Council.   
 
In order to facilitate these discussions, the land owner prepared an alternative mixed use scheme 
(Planning Proposal) to illustrate the point that a mixed-use zoning on the site would better achieve 
the strategic directions as set out in the Plan for Growing Sydney and the Botany Bay Planning 
Strategy 2031 than a complying scheme under the current B5 business zoning. The two different 
schemes are described in the following sections. We have not attached the relevant documents to 
the submission for reasons of commercial confidence but would be happy to meet with the GSC to 
present the options and discuss the proposal further if desired. 
 
After over a year of discussions and following 
Bayside Council, the landowner (whist frustrated with the process) was requested again to delay 
any formal submission of the compliant DA or planning proposal until future studies were 
undertaken by the Council.  
 
18 months since the landowner indicated its intent to submit the complying DA the landowner 
remains in limbo, attempting to accommodate Councils requests for continued delay whist further 
reports are commissioned. The landowner is willing to work with the GSC and Bayside Council to 
achieve an optimum outcome on the site. However, should the landowner not be successful in 
achieving a rezoning outcome on the site then it intends to proceed down the path of the complying 
scheme (whilst the compliant, does not meet the requirements of the draft Plan or any State 
Government growth strategies)  

4.0 COMPLYING SCHEME 

The complying scheme proposes the following development: 

 demolition of existing buildings and structures;  

 construction of a mixed-use development consisting of:  

 a hotel (163 rooms); and  

 serviced apartments (642 units).  

 
The development will comprise eleven (11) buildings ranging between six (6) and seven (7) levels 
above a two-level basement containing 1,064 car parking spaces. The proposed Floor Space Ratio 
(FSR) of 2.63 :1 is below the LEP FSR 3:1 limit, and the maximum building height of 25.05m seeks 
a minor variation based on Clause 4.6.   
 

is permitted with consent under the current B5 Business 
Development zoning, it is a generally complying development that meets the intent of the current 
zone objective. The proposal would generate approximately 215 jobs on the site.  
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5.0 ALTERNATIVE MIXED USE SCHEME 

The alternative mixed use scheme proposes the following development:  

 Demolition of existing buildings and structures; 

 Construction of a mixed-use development comprising: 

 A hotel (6,500m2); 

 Commercial office buildings (8,700m2); 

 Retail floor space (6,000m2); and 

 Residential Apartments (724 apartments  including market and affordable). 

 
The buildings would range in height between 6 storeys and 13 storeys and the overall development 
would have an FSR of 3.1:1. In addition to the above, the following public benefits would be 
provided: 2,000m2 open space, through site links, community meeting rooms, childcare and $15  
$20 million monetary contribution. The proposal is expected to generate up to 750 jobs full time 
jobs, an increase of 538 above the existing onsite jobs).  
 
In order to facilitate the alternative scheme the site would need to be rezoned to a mixed uses zone 
to allow for the broader range of uses proposed.  

6.0 COMPARISON OF OUTCOMES OF DA VERSUS PLANNING PROPOSAL 

As can be seen in the assessment provided below, the alternative mixed use scheme will generate much 
greater community benefit that can facilitate in meeting the strategic targets set in the Metropolitan Plan 
and Draft District Plan. It will not only create more employment opportunities, but also enable workers to 
live close to jobs and enable the provision of several other public benefits.  
 

Table 1  Priority 1: Creating opportunities for the growth of commercial floor space 

 

 

 

 

 
 

Table 2  Priority 3: Manage Growth and Change in Strategic and District Centres, and, as relevant, local centres 
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Productivity Priority 5: Protect and support employment and urban services land 
Relevant planning authorities should take a precautionary approach to rezoning employment and urban 
services lands, or adding additional permissible uses that would hinder their role and function. The 
exception being where there is a clear direction in the regional plan (currently A Plan for Growing 
Sydney), the District Plan or an alternative strategy endorsed by the relevant planning authority. Any 
such alternative strategy should be based on a net community benefit assessment (i.e. analysis 
of the economic, environmental and social implications) of the proposed exception, taking account of a 
District-wide perspective in accordance with Action P5. 
 

Table 3  Net Community Benefit Assessment 
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7.0 ACHIEVING STRATEGIC PRIORITIES 

The following section provides a further discussion as to how the alternative mixed use scheme will 
achieve the strategic priorities set out for the Mascot/Green Square Strategic Centre. 

7.1 Employment 

Hill PDA has undertaken an Economic Impact Assessment of the proposed rezoning from B5 to the 
mixed uses zone. Their assessment concludes that: 

 The alternative mixed use scheme would better assist Bayside Council in achieving the additional 
jobs target set out in the draft Plan than the complying scheme, noting that the alternative mixed use 
scheme would generate up to 750 jobs, which is a net increase of approximately 610 jobs over the 
existing situation and 538 more than that likely to be generated by the complying scheme. 

 If the site is not rezoned, it is unlikely that it would be redeveloped for alternative employment 
(industrial/warehouse) uses due to the significant construction cost and its geographical proximity to 
Mascot Train Station, Pagewood Westfield, Botany Bay retail strip and surrounding residential 
development. Therefore, without rezoning, the likely highest and best use of the site is the existing 
building use with no significant redevelopment (currently employing 143 jobs), equating to 
underutilised employment lands. 

 The alternative scheme, with the provision of 8,700m2 of commercial floor space, 6,000m2 retail floor 
space and 195 hotel rooms would cater for local industries such as the airport and to the residents 
and workers on the site. The facilities would also be expected to capture a proportion of convenience 
retailing demand from other residents in Mascot and surrounding suburbs. However, the scale of 
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offering would not be sufficient to impact on the existing retail hierarchy and the surrounding centres 
would be expected to benefit from the additional demand associated with the workers and residents 
on the site. 

 The alternative scheme would be consistent with the five key requirements of the Business and 
Industrial Zones Section 117 Ministerial direction. In particular it would not result in a net loss of 
potential floor space for employment use. 

 The type of employment to be provided under the alternative mixed use scheme is consistent with 
that identified as that preferred in the Mascot area under the Botany Bay Planning Strategy, being 
office and business related. 

 Analysing the employment trends of residents within the former Botany Bay LGA reveals a steady 
growth in higher order industries, whilst traditional manufacturing has declined. As such there needs 
to be further development of employment floor space that reflects this changing nature of the 
industries that would further promote employment containment within the LGA, adding to the 
economic contribution to GDP. 

Please note that we have not appended the Hill PDA report as the Planning Proposal has not yet been 
formally lodged or exhibited, however we would be willing to provide this document confidentially should 
the GSC request it. 

7.2 Housing 

The Draft Plan seeks to improve housing choice, improve housing diversity and affordability and respond 
 The five-year housing target set for the Bayside LGA is an additional 

10,150 dwellings. 
 
The provision of 720 apartments and new employment space on the site would enable better utilisation 
of the services and infrastructure in the Mascot Precinct and would provide a significant contribution 
towards the five-year target for the Bayside LGA (approximately 7% of the five-year target). The proposal 
would also be consistent with the liveability outcomes identified in the draft Plan. In particular, the 
proposal would: 

 Improve housing choice and support affordable and appropriate housing for all: 

Hill PDA, in their assessment note that the future housing demand in the Mascot centre is likely to be 
from lone households and families with children. The provision of medium density housing which caters 
for these household types is thus appropriate. Further the provision of  affordable housing further 
improves choice in terms of not only the type but also the cost of the accommodation and therefore 
caters for a wider spectrum of the community.   

 Demonstrate design excellence by delivering high quality design that supports community safety, 
health and wellbeing, and enhances community assets and character: 

The alternative scheme has been designed and tested by a quality architect, Dickson Rothschild. The 
proposal can achieve a high level of amenity for future employees and residents of the site. It also has 
the potential to deliver new community assets such as the public open space and cycle links which will 
better foster a sense of community and character than the complying scheme which is primarily focused 
at a tourist market and would not deliver any community benefits. 
 

Street and the residential development located to the east, thereby further improving the character, 
health and wellbeing of the community. 

 Connect the community by supporting walking, cycling and public transport movement between 
destinations

The proposal is consistent with transit orientated development in that it is within walking distance of high 
frequency public transport services  noting that the site is much less than800m from Mascot Train 
Station. It further promotes cycling in the area by contributing new connections to existing cycle links. 

 Create a sense of belonging and local identity by creating great places that are socially inclusive and 
promote respect and feelings of belonging. 

The provision of a mixed-use development has a stronger potential to create a place that is socially 
inclusive. A mix of uses allows for a range of activities to occur across a broader spectrum of the day. 
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The provision of facilities such as new public open space, meeting rooms, retail premises and the like will 
provide opportunities for residents and workers to interact. 

 Provide social infrastructure provision by promoting an integrated approach to social infrastructure 
that includes health care, education, fresh food access, public open spaces and other 
community/cultural facilities 

The alternative proposal includes fresh food retail, public open space and community facilities. These 
facilities can only be delivered with a mixed-use scheme. 
 
In summary, the site presents a perfect opportunity to capitalise on existing infrastructure and locate new 
housing in a location that has high accessibility to employment, retail facilities and other day to day 
services, including the adjacent Mascot Public School. Apartment type dwellings are in high demand in 
the Bayside (former Botany Bay) LGA and the proposal would provide a significant contribution towards 
this demand both in terms of market housing and affordable housing. 

7.3 Other Considerations 

Obstacle Limitation Surface 
The site is constrained by OLS in terms of building height due to the proximity to airport. It sits in the 
RL51m zone which allows buildings up to 42.1m. Both the complying scheme and proposed alternative 
scheme sit under the OLS. 

Aircraft Noise 
The site sits within the 25-30 ANEF contour. As has been demonstrated in numerous examples of 
development in the same contour (e.g. 11-13 Lord Street, Botany and Cook Cove) an appropriate level 
of residential amenity for human occupation can be achieved through controls measures and initiatives 
in a well-prepared noise strategy.  
 
There are many multi story residential, hotel and serviced apartment buildings within the Sydney region 
which have been designed and constructed with suitable acoustic treatments to ensure internal noise 
levels comply with the relevant council and Australian standards and are within an ANEF contour greater 
than 25.  
 
In addition, a clear sign of how technological improvements has reduced aircraft noise is the shrinking of 
the ANEF contours since 1976. Through the ongoing technological advancements in aircraft design and 
construction it is anticipated that the area of affection from aircraft noise will continue to be further 
consolidated in the future. 

7.4 Conclusion and Recommendations 

The alternative mixed use scheme would generate the following public benefits: 

 result in a net increase in employment through the provision of total 750 jobs  This is five times the 
existing level of employment currently provided on the site and three and half times that which would 
be delivered under a complying scheme; 

 provide a greater contribution towards achieving housing supply targets and help improve local 
housing market affordability with the provision of 724 units (including market and affordable) which is 
equivalent of accommodation for up to 2,155 residents; 

 provide new public square (approx. 2000m2), open space (approx.4000m2), public domain including 
cycleway(approx. 4 km), playgrounds , and services; 

 provide new community facilities including residential square (approx. 3000m2), markets, two 
Community rooms (approx. 100m2 each) for a variety of purposes and events, 

 provide new retail and services - including small supermarket, child care, medical centre, gym, 
meeting rooms, specialty retail, restaurants, fresh food, etc, and 

 
Street and the residential development occurring to the east and north east of the site. This is 

school to the east. 
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The above benefits can only be realised if the site is rezoned for mixed use purposes. Without this, the 
land owner would proceed down the path of the complying scheme which would still deliver additional 
employment on the site but not to the extent that a mixed-use scheme can deliver. It would also not 
enable the provision of the significant public benefits the mixed-use scheme proposes. 
 
This submission has demonstrated that the alternative mixed use scheme would better achieve the 
strategic directions included in the Metropolitan Plan and Draft District Plan, delivering around five times 
the amount of existing employment and a significant number of new permanent dwellings. The current 
B5 zoning would not deliver the employment levels Council and the GSC are seeking to achieve in the 
Mascot centre, and would provide an inferior outcome in terms of public benefits that can be delivered. In 
light of the this it is requested that the Greater Sydney Commission reviews the strategic direction of the 
precinct and nominate the site as mixed use to provide significant public benefit as part of the review of 
both the Draft Central District Plan and A Plan for Growing Sydney in 2017.  
 
Should you have any queries about this matter, please do not hesitate to contact me on  

 
 
Yours faithfully 

 
Jennie Buchanan 
Associate 
 




