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Executive Summary 
 
Notting Hill Advisory has prepared this Engagement Outcomes Report on behalf of DPG Project 37 
Pty Ltd (Develotek), in support of the State Significant Development Application (SSDA) for the site 
located at 79-81 Queens Road and 2-8 Spencer Street, Five Dock (the Proposal).  

  
The Proposal will include the construction of a mixed-use development, comprising 15% affordable 
housing across two separate part 5 and part 26 storey buildings with a shared basement and podium.  
 
The Proposal constitutes State Significant Development (SSD) pursuant to Schedule 26A (in-fill 
affordable housing) of State Environmental Planning Policy (Planning Systems) 2021 (Planning 
Systems SEPP) being:  
 

● A development on land in the Eastern Harbour City with an estimated cost of development 
greater than $75 million  

● A development that does not involve development prohibited under an EPI applying to the land; 
and  

● Up to 15% affordable housing (for 15 years).  
 
The engagement approach for the Proposal has been conducted in accordance with the principles set 
out in the Undertaking Engagement Guidelines for State Significant Projects (the Guidelines). 
 
The information in this report illustrates that engagement carried out has been transparent and effective, 
while noting that Develotek is committed to ongoing consultation with the community as the project 
progresses through the next phase of planning.  
 
The site is illustrated below in Figure 1.   
 

 
 

       Figure 1 Site Aerial (Source: Six Maps / Beam Planning)  
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1. Background 
  
1.1 Project Description 
  
The Proposal is aligned to NSW Government priorities to deliver additional housing supply and 
affordable housing in well located areas, close to jobs, amenity and public transport.  
 
The Proposal utilises the infill affordable housing provisions pursuant to Chapter 2 of the Housing SEPP 
to provide 15% of the total gross floor area of the development as affordable housing, in exchange for 
30% additional height above the LEP height of building control.  
 
The proposal involves the construction of a new mixed-use development, which will include infill 
affordable housing. Specifically, the proposed works will include: 
 

• Site preparation works, including demolition and excavation. 
• Construction of 2 x shop top housing buildings, including a 5-storey building along Queens 

Road, and a 26-storey building along William Street, comprising a shared single storey non-
residential podium, with 134 dwellings above. 

• Construction of a shared basement carpark accessed from Spencer Street. 
• Public domain and landscaping upgrades, including landscaped street setbacks to all 

boundaries, and the provision of part of a shared through site link connecting Queens Road to 
Spencer Street. 

• Associated infrastructure upgrades and diversions.  
 
1.2 Site Location and Context 
  
The site is located at 79-81 Queens Road and 2-8 Spencer Street, Five Dock within the City of Canada 
Bay Local Government Area (LGA). The site comprises five separate allotments, which are legally 
described as Lot 17, 20, 21 and 22 in Section 3 of Lot DP1117, Lot 18 in DP651570 and Lot 1 in 
DP540151. The consolidated site has a total site area of 3,158m2. 
 
The site has an ‘L’ shaped configuration and is bound by Queens Road to the north, William Street to 
the east, and Spencer Street to the south. Currently, it is occupied by 1-2 storey buildings that are used 
for light industrial purposes, including vehicle workshops and warehouses. 
 
It is located within Area 17 of the Kings Bay Precinct and is subject to specific controls governed by 
the Canada Bay LEP and the DCP. It comprises the majority of Area 17 but excludes 10-12 Spencer 
Street at the south-western corner of the block because the owner of this land does not wish to sell or 
redevelop their land at this current point in time. 
 
It is emphasised that the SSDA will have regard to the future redevelopment of 10-12 Spencer Street 
and provide for future basement vehicular access and servicing to minimise impacts of site isolation. 
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1.3 Engagement Purpose 
  
The purpose of this stage of engagement is to fulfil the requirements set out in the Secretary’s 
Environmental Assessment Requirements (SEARs), as below:  
 

● Demonstrate that engagement and consultation activities have been undertaken in accordance 
with the Undertaking Engagement Guidelines for State Significant Projects and identify how 
issues raised, and feedback received have been considered in the design of the project.    

 
○ If the development would have required an approval or authorisation under another Act 

but for the application of s 4.41 of the EP&A Act or requires an approval or 
authorisation under another Act to be applied consistently by s 4.42 of the EP&A Act, 
the agency relevant to that approval or authorisation must be consulted. 
 

2. Engagement Approach 
 
2.1 Engagement Principles and Guidelines for State Significant Projects  
 
To deliver effective engagement and build trust with the community, Notting Hill adopted the principles 
and objectives set out in the Department’s Undertaking Engagement Guidelines for State Significant 
Projects. 
 
These principles and objectives include:  

● Planning and engaging early  
● Ensuring engagement is effective 
● Ensuring engagement is proportionate to the scale and impact of the project 
● Being innovative 
● Being open and transparent about what can be influenced 

  
2.2 Engagement Methodology 
  
Notting Hill’s data-driven engagement approach is designed to be responsive to the broadly held 
concerns and interests of the community impacted by a particular proposal. A key component of Notting 
Hill’s engagement approach is in conducting randomised and statistically representative telephone 
surveys across the community, to ensure we capture views towards the Proposal from a broad catchment 
of the public.  
  
This approach ensures perspectives from respondents who would otherwise not engage with traditional 
methods of consultation are captured in the engagement process, including from renters and young 
people.  
 
Further to this survey methodology, Notting Hill, in collaboration with Develotek has provided the 
community with access to ongoing detailed information about the Proposal and mechanisms for 
interested members of the community to provide written feedback directly to the project team.  
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3. Engagement Undertaken 
 
3.1 Engagement Activities and Communication Tools  
 
Tables 1 and 2 below outline the engagement activities and communication tools comprising 
engagement undertaken to date.   
 
Table 1: Engagement Activities and Communication Tools 

Activity Description Purpose Level of Engagement 

Public Sentiment 
Research  

~10-minute live telephone 
surveys with n=196 
residents living nearby the 
Proposal. 

Randomised 
research provides an 
accurate and 
statistically 
representative 
sample of 
community attitudes 
towards the 
Proposal. 

Consult, Inform and 
Involve   

Online Feedback 
Mechanism 

A feedback form 
established on the online 
engagement portal, 
allowing community 
members to submit their 
written feedback directly to 
the project team for review 
and response. 

To facilitate a 
mechanism for 
members of the 
community to 
provide written 
feedback directly to 
the project team. 

Consult and Involve  

Community 
Information Flyer 

Flyer distribution via 
letterbox to nearby 
residences to inform the 
community about the 
Proposal and share access 
instructions for the Online 
Portal.  

Boost awareness of 
the Proposal and 
communication 
channels available 
to the community to 
access information 
and provide their 
feedback. 

Inform 

Online Engagement 
Portal 

A central forum for project 
information to ensure clear 
communication with the 
community. The portal will 
outline how and when the 
community can get 
involved, making it easy to 
access information, provide 
feedback and ask questions. 

Provides key project 
information, FAQs 
and a mechanism to 
submit written 
feedback.  

Consult, Inform and 
Involve  
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Community Drop-in 
Session 

Informal community drop-
in sessions held at a local 
community centre and 
advertised to residents and 
businesses adjacent to the 
Proposal.  

Provide an 
opportunity for 
interested members 
of the community to 
engage directly with 
the project team and 
learn more about 
what is being 
proposed.  

Inform and Consult  

Project FAQs FAQs published to the 
online portal addressing 
key questions relating to 
the Proposal, providing 
answers in plain English.  

Ensures accurate 
and consistent 
information about 
the Proposal is 
accessible to the 
community.  

Inform 

 
  
3.2 Public Sentiment Research  
 
Between 15 May 2025 to 12 June 2025, live person-to-person telephone surveys were conducted with 
n=196 residents living in postcodes close to the Proposal. The average duration of each telephone survey 
was approximately 10 minutes. 

 
The surveys tested sentiment on a range of issues, including but not limited to:   

• Housing affordability and housing supply in the Canada Bay LGA; 
• Attitudes towards the Proposal; 
• Attitudes towards the local neighbourhood and existing amenity; 
• Public and community infrastructure; and  
• Project benefits  

 
The results of the public sentiment research are summarised in Section 4.1 of this report and a full copy 
of the research report and methodology is provided in Appendix 1 of this report.  
 
3.3 Community Information Flyer 
 
A community information flyer was distributed to 1,227 nearby residences and businesses on Friday 20 
June 2025. The flyer provided recipients with information about the proposal and details about how to 
access the online portal and feedback mechanism as well as the details for the Community Drop-in 
Sessions.  
 
A copy of the community information flyer is provided at Appendix 2 and the associated delivery 
radius is provided at Appendix 2.1 of this report.  
 
3.4 Online Engagement Portal   

The Online Engagement Portal (www.queensandspencer.com.au) was published on Friday 20 June 
2025, concurrent to the distribution of the community information flyer. The online portal was 
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established to provide key project information and a mechanism for the community to provide written 
feedback to the project team via an online feedback form.  

A screen capture of the online engagement portal is provided at Appendix 3 of this report.  

3.5 Frequently Asked Questions 
 
A set of Frequently Asked Questions were published to the online portal as drop-down banners, 
providing visitors with detailed responses regarding key questions about the Proposal. FAQ’s are 
provided at Appendix 4 of this report, alongside the feedback forms from the Drop-in Sessions.   
 
3.6 Community Drop-In Sessions  
 
Two (2) Community Drop-in Sessions were held at the Bay Room of Five Dock Library across one 
(1) weekday session and one (1) weekend session, each running for two hours.  
 
The first drop-in session was held on Thursday 3 July from 5.30pm and the second was held on 
Saturday 5 July from 12.30pm. Details about the drop-in sessions were made available to the 
community through the mailout conducted on Friday 20 June 2025 and via the Online Portal.  
 
The Drop-in Sessions were attended by representatives from Develotek, Beam Planning, The 
Transport Planning Partnership (TTPP) and Notting Hill Advisory. The drop-in sessions were 
intended to provide an interactive forum for interested members of the community to engage with the 
Project team. Details about the Project and the broader Kings Bay Precinct were made available at the 
drop-in sessions, including by way of information boards and other printed resources. 
 

 
   Images 1 & 2 - Five Dock Bay Room Drop-in Sessions 
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4. Engagement Outcomes 
  
This section summarises feedback received throughout the engagement process and how the project 
team has responded to issues raised.  
 
4.1 Public Sentiment Research 
 
The survey was completed by 196 respondents living in Five Dock, Russell Lea, Canada Bay and 
Concord. As of the last ABS Census recorded in August 2021, these suburbs have a combined 
population of around 21,434 adult residents. This geographic area was selected as best representing the 
community with a significant personal, economic, and/or civic interest in the proposed development. 
 
Around 60% of the adult population are aged under 55. Around 39% of households own their home 
outright, another 30% are mortgage-holders and 31% are in renting or other housing arrangements. 
 
A summary of the range of issues from the public sentiment research is included in Table 2, below and 
a copy of the methodology and detailed findings from the survey is provided at Appendix 1.  
 
Table 2: Issues derived from public sentiment research 

Topic Detail Project Team Response 

Housing 
Affordability and 
Dedicated 
Affordable Housing   

61% of respondents 
rated housing 
affordability in their 
area as Poor. 66% of 
respondents were 
favourable towards the 
inclusion of dedicated 
affordable housing. 
  

Develotek acknowledges that housing affordability 
is a pressing concern in Five Dock. By providing 
more housing supply in an area that is well serviced 
by public transport and amenities, the Proposal aims 
to alleviate the cumulative pressures felt across the 
community in relation to housing affordability. 
Further, the Proposal includes a 15% allocation for 
dedicated affordable housing to be managed by a 
registered Community Housing Provider, aligning 
with both planning policy and community 
expectations. 

Traffic and Parking
  

Traffic and parking was 
the most common 
concern raised by 
respondents in open-
ended feedback (40%). 
Just under one in four 
(24%) rated traffic and 
parking as Poor. 

The project team is attentive to local traffic and 
parking concerns. The Proposal includes basement 
parking for residents and visitors, and detailed 
traffic modelling will account for traffic conditions, 
including during the school term to minimise 
impacts across the precinct. Additionally, the 
proximity of the Proposal to public transport options 
is anticipated to reduce the reliance of private 
vehicular usage across the precinct.  

Public Transport  66% of respondents 
expressed a favourable 
view of the Proposal’s 
proximity to public 
transport. 61% agreed 
that access to the new 

The Proposal’s location and the precinct more 
broadly takes advantage of the proximity to high-
frequency public transport routes, including the 
future Burwood North and Five Dock metro stations 
and frequent bus services along Parramatta Road. 
This aligns with planning priorities from the NSW 
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Burwood North metro 
station and existing bus 
routes makes the 
location suitable for 
new housing. 

Government to deliver more housing supply in well-
connected areas and reduce future dependence on 
private vehicular usage. 

Building Height  Building height was 
raised by 24% of 
respondents as a 
concern in open-ended 
feedback. A minority of 
respondents (40%) 
expressed an 
unfavourable view of 
the proposed height. 

The Proposal balances local objectives for housing 
supply with urban design requirements set by the 
NSW Government for the Kings Bay Precinct. A 
design excellence competition will guide final 
outcomes to ensure quality and contextual 
alignment of the Proposal.  

Individual Aspects of 
the Proposal  

The most supported 
aspects of the Proposal 
were: 1) Affordable 
housing (66% 
favourable), 2) 
Proximity to public 
transport (66% 
favourable), 3) Ground-
level retail (58% 
favourable). 

Develotek is encouraged by the support across the 
community for the individual aspect of the 
Proposal. The project team will continue to refine 
the Proposal through the design stage, to reflect the 
early feedback received from the community.  

Favourability 
towards the 
Proposal.  

46% of respondents 
expressed a favourable 
or neutral view before 
consideration of 
detailed benefits. This 
rose to 49% after key 
benefits were presented. 

Initial support shows the community’s openness to 
the Proposal. The project team is committed to 
maintaining transparency and engaging further with 
residents to incorporate feedback into the evolving 
design. 

 
4.2 Community Drop-in Sessions  
 
Across the two community drop-in sessions, approximately 15 individuals attended, including local 
residents and business owners. Held in a prominent location within Five Dock Library, the sessions 
also attracted incidental foot traffic, with some attendees engaging with the project team out of 
interest while visiting the library for other purposes. 
 
Hard copy feedback forms were made available to all attendees during the drop-in sessions, with eight 
(8) forms completed. These forms were designed to capture participants’ views on the Proposal, their 
priorities for the precinct’s development, and reflections on the engagement process. 
 
A summary of the feedback received from the drop-in sessions, including through the hard copy 
feedback forms and informal discussion is summarised in Table 3 below. A copy of the feedback 
forms is provided in Appendix 4 of this report. 
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Table 3: Themes from community drop-in sessions  
Topic Detail Project Team Response 

Retail 
Activation 

Support for more retail space 
planned for the ground floor of the 
Proposal. 

The proposal includes activated ground-
floor retail to contribute to the vibrancy of 
the area and provide amenities for new and 
existing residents in Five Dock. 

Affordable 
Housing 

Repeated interest in affordable 
housing being a key component of 
the proposal.  

The project includes a dedicated affordable 
housing component in line with 
government policy to support housing 
diversity and accessibility. 

Design Quality Comments supportive of good 
design and the look and feel of the 
development. 

Design excellence is a guiding principle of 
the Proposal. High-quality architecture and 
public realm outcomes are being pursued 
in line with planning requirements set by 
the NSW Government and Canada Bay 
Council. A detailed design excellence 
competition (see section 4.4) was held for 
the Proposal. This played a key role in 
guiding the design of the future building 
and its interaction with the broader 
precinct. Plus Studio was selected as the 
successful candidate following the design 
excellent competition.  

Construction 
Impact 

Concerns raised about potential 
disruption during construction. 

Construction staging and management will 
be addressed in a detailed Construction 
Traffic Management Plan to minimise 
impacts on local residents. 

Public 
Transport 

Interest in improved public transport 
access and connectivity in the area. 

The site is well located with access to 
existing transport services and is within 
walking distance to the planned future 
Metro Stations at Burwood North and Five 
Dock. 

General 
Support 

Many respondents expressed 
appreciation for the session and 
support for the development 
following clarification of key issues. 

The project team remains committed to 
transparent engagement and will continue 
to respond to feedback throughout the 
planning process. 
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4.3 Online Engagement Portal   

As at the end of July 2025, the portal has attracted 85 unique visitors, with an average engagement time 
of 7 minutes and 22 seconds. 6 unique feedback forms have been submitted to the online engagement 
portal.  

There was some confusion in respect of the Proposal and other SSDA’s within the Kings Bay Precinct, 
which was noted in some of the feedback received via the online portal. Response provided by way of 
return email clarified the intent of the Proposal and the context for the broader Kings Bay Precinct 
Masterplan.  

A summary of the feedback received via the online portal is summarised in the Table 4 below.  

Table 4: Themes derived via Online Portal 
Topic  Detail Project Team Response 
Building height Some respondents queried the 

height of the Proposal and the 
proposed density.  

The height responds to strategic planning objectives for 
housing near transport and amenities and aligns with 
relevant policy settings for the Kings Bay Precinct set 
by the NSW Government and endorsed by Canada Bay 
Council.  

Neighbourhood 
character  

Feedback suggested the design 
should retain the character of 
the local area. .  

The design has been developed to integrate with the 
surrounding area through appropriate built form and 
quality materials while considering the future context of 
the Kings Bay Precinct. 

Traffic and parking 
impacts 

Submissions raised concern 
about existing congestion and 
on-street parking availability.
  

A detailed traffic impact assessment will support the 
Proposal. Basement parking and site access have been 
designed to reduce potential impacts.Future and existing 
transport connections are envisioned to reduce the 
reliance on private vehicular usage.  

Construction 
impacts 

One respondent highlighted 
the need to manage future 
construction carefully.  

Construction staging and management will be addressed 
in a detailed Construction Traffic Management Plan to 
minimise impacts on local residents. 

Support for new 
housing supply  

Several respondents supported 
new housing in Five Dock, 
especially in well-connected 
locations. 

The Proposal delivers well-located housing consistent 
with NSW Government priorities for growth in 
established urban areas. 

Retail and public 
space  

Feedback welcomed inclusion 
of retail and activated ground-
floor uses.  

The Proposal includes retail, hospitality and improved 
public space to support a vibrant, walkable town centre. 
 

Retention of 
Akasha Brewing 
Company  

Multiple respondents 
described their support for the 
Proposal, while noting their 
desire to say the Akasha 
Brewing Company at 10-12 
Spencer Street retained in its 
current form as it is a much 
loved local business, 
providing recreational 
opportunities for the local 
community.  

Develotek acknowledges the community’s support for 
the Akasha Brewing Company at 10–12 Spencer Street. 
The Proposal does not involve any development on the 
brewery site. However, it includes provisions to ensure 
that any future development on that land, if pursued 
separately, can proceed in an orderly manner. 
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4.4 Stakeholder Engagement  
  
The Applicant continues to engage proactively with relevant agencies from the NSW Government as 
well as Canada Bay Council. A copy of correspondence received from relevant agencies following 
issuance of SEARs is provided in Appendix 5.  
 
A register of stakeholder engagement with relevant stakeholders, NSW Government agencies and local 
government representatives is provided in Table 5 below.  

Table 5: Register of Stakeholder Engagement  

Date Stakeholder Description 

19 November 2024 

Department of Planning, 
Housing and Infrastructure 
(DPHI) 

High-level discussion of the project and SEARs 
process. The SEARs request was initially lodged 
on the basis of a Clause 4.6 variation to minimum 
site area; however, DPHI advised that a Planning 
Proposal would be the more conservative, lower-
risk approach. 

City of Canada Bay Council 
(CCBC) 

High-level discussion of the project and the 
Planning Proposal, including process and timing. 
Council acknowledged site acquisition 
constraints, supported progression of a Planning 
Proposal, and provided guidance on key issues 
and approach. 

25 February 2025 DPHI SEARs issued.  

14 July 2025  City of Canada Bay Council 
Preliminary discussion of Infrastructure Strategy 
Parramatta Road Corridor Stage 1 Precincts and 
infrastructure works relating to subject site. 

June – August 2025 
DPHI, CCBC, NSW 
Government Architect 
(NSWGA) 

Design Competition program with independent 
observers from DPHI, CCBC and GANSW. Plus 
Studio selected as the successful candidate.  

13 October 2025  Metropolitan Local Aboriginal 
Land Council 

Walk on Country organised by Virtus Heritage 
with representatives from Metropolitan Local 
Aboriginal Land Council. 
 
Initial consultation with Aboriginal to understand 
Connecting with Country principles and 
opportunities to apply to project design. 

6 November 2025  Design Integrity Panel (DIP) 

DIP meeting with attendance from Canada Bay 
Council and DPIE. 
 
DIP confirms they are satisfied that project retails 
or improves upon design qualities exhibited in the 
competition-wining submission and retains 
potential to achieve design excellence prior to 
lodgement. 

20 January 2026 Sydney Water Feasibility Application (Ref Case: 230100) 
submitted to Sydney Water  
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4.5 Consultation with Metropolitan Local Aboriginal Land Council 
(MLALC) 

 
As part of the Connecting with Country process, Virtus Heritage facilitated an on-site 
consultation with representatives of the Metropolitan Local Aboriginal Land Council (MLALC) 
on 13 October 2025. 
 
The consultation was attended by MLALC Sites Officers Josh Marr and Jordan Marr, 
alongside the project team including representatives from Plus Studio, Land + Form, DPG 
Project 37 Pty Ltd, and Virtus Heritage's Senior Anthropologist. The purpose of the meeting 
was to discuss culturally appropriate design principles and Connecting with Country 
concepts to inform the development's design direction. 
 
Discussion centred on three key areas: sustainability, ethnobotany, and Water Country, with 
MLALC representatives providing cultural guidance on material reuse, native planting, and 
the significance of the site's relationship to waterways and Country. The meeting formed part 
of an ongoing consultation process, with subsequent written correspondence and verbal 
engagement with MLALC Senior Culture & Heritage Officer Raymond Weatherall, who 
provided verbal approval of the draft report by phone on 28 January 2026. 
 
A copy of the meeting minutes from 13 October 2025 and subsequent engagement with 
MLALC is provided in Appendix 6.  
 

5. Conclusion and Next Steps 
This Engagement Outcomes Report provides a concise overview of the communications and 
engagement activities undertaken in support of the SSDA for the Proposal.    

As the Proposal evolves, Develotek will continue to engage local residents, landowners, businesses and 
key agencies, ensuring that community input remains at the heart of the development process. 
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The survey targeted the suburbs of 
• Five Dock
• Canada Bay
• Concord
• Wareemba
with a combined population of 
around 21,434 adult residents, 
according to the last ABS Census 
from August 2021. 

Around 60% of the adult population 
are aged under 55. Around 39% of 
households own their home outright, 
another 30% are mortgage-holders, 
and 31% are in renting or other 
housing arrangements.

This geographic area was selected as 
best representing the community 
with a significant personal, economic, 
and/or civic interest in the proposed 
development.

Source: ABS Census (August 2021)

Survey targeted residents near the proposed 
development.
SURVEYED GEOGRAPHICAL AREA

SURVEYED 
AREA

PROPOSED 
DEVELOPMENT
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Methodology

 8–10-minute interviews were conducted by Computer Assisted Telephone 
Interviewing (CATI); call-centre staff conducted live person-to-person phone 
interviews of target population. 

 Fieldwork was undertaken from 15 May to 12 June 2025.

 The total sample included n=196 completed interviews with adult residents.

 Data are weighted by age and gender interlocking, and housing tenure, to be 
representative of the adult population across suburbs Five Dock, Canada Bay, 
Concord, and Wareemba.

 Margin of sampling error for this poll is approximately +/- 7% for topline results, 
according to a 95% confidence interval. 

 Note margin of error increases for sub-samples (by gender, age, etc.). Caution 
should be taken in interpreting smaller sample sizes.

QUEENS & SPENCER PROPOSAL — COMMUNITY CONSULTATION

Research team are members of the International Association for Public 
Participation (IAP2 Australasia), and the Market Research Society (MRS).
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Executive Summary

 Local awareness of the proposal is substantial; four in ten (41%) residents are aware of the proposal (page 9).

 There are a range of attitudes towards the proposal; 46% of respondents are either favourable or neutral towards the 
proposal, 33% are unfavourable (page 10).

 Attitudes are positive towards many of the proposal’s details; majorities have favourable views of the affordable 
housing component (66%), the proximity to public transport (66%), the ground-level retail space (58%), and the design 
excellence competition (54%). 

 Most residents see benefits in the proposal; 61% agree proximity to the new Burwood North metro station and 
existing bus routes makes the location suitable, and 60% agree the ground-level retail space will benefit the community. 

 Residents are open to new housing; only one in seven (14%) say that no additional housing should be built in the 
council area, while three in five (59%) disagree. Additionally, three in five (61%) residents rate local housing 
affordability as poor.

QUEENS & SPENCER PROPOSAL — COMMUNITY CONSULTATION



6

Attitudes towards 

Local Neighbourhood



74%

68%

44%

20%

7%

19%

19%

29%

36%

19%

4%

0%

7%

13%
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61%
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Parks and green spaces
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Housing affordability

Good Acceptable Unsure Poor
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Three in five residents rate local housing 
affordability as poor.
PERCEPTIONS OF LOCAL NEIGHBOURHOOD

Q. I’d like you to rate certain aspects of your local neighbourhood. 
How would you rate your local neighbourhood for … Is it Good, Acceptable or Poor?

NET

+72

+56

+23

-21

-54
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Attitudes towards 

Queens & Spencer Proposal
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Around two in five residents are aware of the 
proposal.
AWARENESS OF QUEENS & SPENCER PROPOSAL

● A new mixed used development is being proposed in Five Dock by Sydney developer Develotek.
● The proposal is within the Queens & Spencer, an area identified by Canada Bay Council and the 
NSW Government for urban renewal. 
● It will be between Queens Road and Spencer Street, approximately 1km or a 15-minute walk from 
the new Burwood North Metro Station and less than 500 metres from existing frequent bus services 
along Parramatta Road.
● The proposal is for a 25-storey building facing Spencer St, and a 5-storey podium facing Queens St, 
with ground level retail space, for uses such as shops, restaurants and cafes, as well as 
approximately 128 parking spaces for residents and visitors.
● The project will allocate 15% of new homes as affordable housing for essential workers like 
teachers, nurses and first responders.  
● Finally, the project will be the subject of a design excellence competition to ensure high quality 
building design and amenity.

Q. Before today, were you aware of this proposal? 

41%

59%

0% 10% 20% 30% 40% 50% 60% 70%

Yes, I was aware

No, I was not aware
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Residents have a range of views on the proposal; 
around half have a favourable or neutral view, 
and one in three an unfavourable view
ATTITUDE TOWARDS THE PROPOSAL

Q. Based on what you know of this proposal, what best describes your attitude towards it?

46% 
Favourable or Neutral

26%

20%

33%

21%

0% 5% 10% 15% 20% 25% 30% 35%

Favourable

Neutral

Unfavourable

Unsure
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66%

66%

58%

54%

18%

10%

13%

20%

27%

13%

9%

6%

9%

11%

10%

15%

15%

13%

8%

58%

0% 20% 40% 60% 80% 100%

Inclusion of affordable housing

Proximity to public transport

Ground-level retail space

The design excellence competition

Building height

Favourable Neutral Unsure Unfavourable

Majorities have favourable views of the 
affordable housing, proximity to transport, 
retail space, and design competition.
ATTITUDE TOWARDS ASPECTS OF THE PROPOSAL

Q. I am now going to read out some specific aspects of the proposed development. For each, could 
you tell me whether your attitude towards it is favourable, unfavourable, or neutral?

NET

+51

+50

+44

+47

-40
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61%

60%

49%

48%

47%

12%

11%

20%

25%

12%

11%

11%

16%

11%

19%

19%

19%

11%

30%

0% 20% 40% 60% 80% 100%

The proximity to the new Burwood North metro 
station and existing bus routes makes this location 

suitable for a new housing and retail precinct

Retaining the ground level for retail use will benefit 
the surrounding community

Delivering a retail precinct alongside new housing 
ensures future residents have access to convenient 

amenities, without increasing pressure on 
surrounding neighbourhoods

The project's focus on design excellence will 
improve the appearance of the new building

The 15% affordable housing for essential workers 
will help improve housing affordability in Five Dock

Agree Neutral Unsure Disagree

NET

+41

+42

+30

+37

+17

Three in five agree proximity to the Metro & 
buses make the location suitable for housing.
PROJECT BENEFITS

Q. I am now going to read out some statements relating to the proposed development. For each 
statement, could you tell me if you agree, disagree, or are neutral?
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After considering the project’s posited 
benefits, there is a substantial uplift in 
favourable attitudes towards the proposal.
POST-CONSIDERATION ATTITUDE TOWARDS THE PROPOSAL

Q. Thinking again about the proposal, what best describes your attitude towards it? 

After considering individual aspects 
of the proposal, and a selection of 

presented benefits, favourable views 
of the proposal increase 8pts from 

26% to 34%.

Net favourability (% favourable minus 
% unfavourable) for the project 

increased by 7pts. 

N.B. Between the pre- and post-consideration 
questions, respondents were asked about their 
attitudes towards five individual aspects of the 

proposal, and five statements on its posited 
benefits.

Figures rounded.

34%

15%

34%

17%

0% 5% 10% 15% 20% 25% 30% 35% 40% 45%

Favourable

Neutral

Unfavourable

Unsure

↑8
compared to 
initial view

↓5 

↑1

↓4 

49% 
Favourable 
or Neutral
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Attitudes towards the proposal are 
relatively fluid, not fixed.

After further consideration of the 
proposal, including statements on its 

posited benefits, more than one in 
four (27%) change their attitude 

towards the project. 

Around one in eight (12%) change 
their view to favourable. 

One in nine (11%) change their view 
to neutral or unsure, and 4% change 

their view to unfavourable.

N.B. Between the pre- and post-consideration 
questions, respondents were asked about their 
attitudes towards five individual aspects of the 

proposal, and five statements on its posited 
benefits.

Views on the proposal are fluid, not fixed; 
after further consideration of the proposal, 
more than one in four change their views.
PRE- VS POST-CONSIDERATION ATTITUDE TOWARDS THE PROPOSAL

Q. Thinking again about the proposal, what best describes your attitude towards it? 

PRE-CONSIDERATION POST-CONSIDERATION
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Open-ended responses
152 of 196 respondents provided comments



16

Parking & traffic, building height, and 
affordable housing led the discussion.
MAIN SUBJECT MATTER OF OPEN-ENDED RESPONSES (CODED) 

Q. And very briefly, do you have any additional comments on the proposal? 

N.B. 152 respondents took the opportunity to provide additional comments.
Coding based on leading subject of each comment. 

152 respondents (78%) took the 
opportunity to provide additional 

comments. 

Of those who provided comments, 
the most common leading subjects 

were parking & traffic (40%), 
building height (24%), and affordable 

housing (14%).

40%

24%

14%

5%

4%

2%

11%

0% 5% 10% 15% 20% 25% 30% 35% 40% 45%

Parking & Traffic

Building Height

Affordable Housing

Retail Space

Heritage & Green Spaces

School

Other

Responses weighted.
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Parking & traffic was the leading subject among 
both supporters and sceptics.
MAIN SUBJECT MATTER OF OPEN-ENDED RESPONSES (CODED), BY INITIAL ATTITUDE 

Q. And very briefly, do you have any additional comments on this proposal? Those with favourable views were 
most likely to comment on parking & 

traffic (35%), followed by the retail 
space (21%).

Those with unfavourable views of 
the project were most likely to 

comment on parking & traffic (45%), 
followed by building height (32%). 

19%

0%

4%

21%

8%

13%

35%

11%

4%5%

1%

22%
20%

37%

8%

1%
4%

1%

9%

32%

45%

0%

10%

20%

30%

40%

50%

OtherSchoolHeritage &
Green Spaces

Retail SpaceAffordable
Housing

Building HeightParking &
Traffic

Favorable Neutral / Unsure Unfavorable

Responses weighted.N.B. 152 respondents took the opportunity to give additional comments. 

Initial attitude towards proposal
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Respondents were highly favourable towards 
the affordable housing component.
SELECTED VERBATIM QUOTES: AFFORDABILITY & GENERAL POSITIVE

Q. And very briefly, do you have any additional comments on this proposal? 

 “I am favourable because we need more housing. Better if they could increase the 

affordable housing to maybe 20%.” Female 65-74, Homeowner without a mortgage

 “… I love the idea of having new retails, and renewing or redeveloping areas that 

are old and ugly to make them sleek and modern, but I believe it is going to cause 

potential problems such as traffic. They need to focus on improving the 

infrastructure to support the development. Also, affordable housing should not be 

limited to essential workers.” Male 55-64, Homeowner without a mortgage

 “I am in favour because we’re in need of more housing.” Female 55-64, Homeowner 

with a mortgage

 “I'm in favour of upgrading Five Dock, both retail and residential.” Male 55-64, 

Homeowner without a mortgage

 “This type of development will help in the future progress of Five Dock.” Male 55-

64, Renting

 “Fully favourable if the building is less than 25 storeys; very, very favourable if 

it's less than 10.” Male 45-54, Homeowner with a mortgage
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Many respondents were focused on parking, 
traffic, and building height.
SELECTED VERBATIM QUOTES: OTHER SUBJECTS

Q. And very briefly, do you have any additional comments on this proposal? 

 “They should do traffic reports and studies during school terms so they can assess 

the traffic in the area.” Female 45-54, Homeowner with a mortgage

 “It depends on the type of retail shops you have, but if the building is too tall, 

parking will always be an issue. We should increase the affordable housing.” Male 

65-74, Homeowner without a mortgage

 “I am not in favour with 25 storeys, but 15 storeys would be acceptable. They 

should fix the traffic and parking problem first because adding these developments 

would make it worse.” Female 75+, Homeowner without a mortgage

 “Due to the building height and potential traffic issues, I am not in favour of the 

proposal.” Female 55-64, Homeowner without a mortgage

 “I'm favourable towards the project but my only concern for this one is how it will 

affect the traffic in the area.” Male 35-44, Homeowner with a mortgage

 “My only concern is about the traffic on Queens Road. It's not a wide road.” Male 65-

74, Homeowner without a mortgage
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General views on

Housing
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A majority (74%) agree that new 
housing should be constructed close 

to public transport and local 
amenities.

Residents are divided on whether 
housing affordability can be 

improved by new developments that 
increase supply (43% agree, 31% 

disagree).

A majority of residents are either 
neutral (25%) or unsure (32%) that 
Canada Bay Council will meet its 

housing target. 

Only one in seven (14%) say that no 
additional housing should be built in 
the council area, while three in five 

(59%) disagree.

74%

43%

18%

14%

12%

14%

25%

16%

6%

12%

32%

10%

8%

31%

25%

59%

0% 20% 40% 60% 80% 100%

New housing should be constructed close to public 
transport and local amenities

Housing affordability can be improved by new 
developments that increase housing supply

I am confident Canada Bay Council will meet its 
housing target of 5,000 new homes by 2029

No additional housing should be built in my 
council area

Agree Neutral Unsure Disagree

NET

+66

+12

-7

-45

A majority agree that new housing should be 
constructed close to public transport and 
local amenities.
GENERAL VIEWS ON HOUSING

Q. I am now going to read out some statements on housing. For each statement, could you tell me if 
you agree, disagree, or are neutral?

‘NIMBY’ ‘YIMBY’
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APPENDIX:

Crosstabs
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PERCEPTIONS OF LOCAL NEIGHBOURHOOD

Q. I’d like you to rate certain aspects of your local neighbourhood. 
How would you rate your local neighbourhood for … Is it Good, Acceptable or Poor? (NET)

Parks & green 

spaces

Accessibility to 

shops & 

restaurants

Public transport Traffic & Parking
Housing 

affordability

Total +72 +56 +23 -21 -54

Female +66 +46 +30 -36 -68

Male +80 +67 +16 -4 -39

18-34 +63 +60 +17 +11 -48

35-54 +79 +46 +21 -27 -50

55+ +72 +63 +30 -34 -61

Renting / Other +72 +48 +8 -3 -66

Mortgage +71 +47 +27 -32 -46

Owned outright +74 +69 +33 -27 -51
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AWARENESS OF QUEENS & SPENCER PROPOSAL

● A new mixed used development is being proposed in Five Dock by Sydney developer Develotek.
● The proposal is within the Queens & Spencer, an area identified by the NSW Government for urban 
renewal. 
● It will be between Queens Road and Spencer Street, approximately 1km or a 15-minute walk from 
the new Burwood North Metro Station and less than 500 metres from new rapid bus routes on 
Parramatta Road.
● The proposal is for a 20-storey building and 5-storey podium, with ground level retail space, for 
uses such as shops, restaurants and cafes.
● The project will allocate 15% of new homes as affordable housing for essential workers like 
teachers, nurses and first responders.  
● Finally, the project will be the subject of a design excellence competition to ensure high quality 
building design and amenity.

Q. Before today, were you aware of this proposal? 

Yes, I was aware. No, I was not aware.

Total 41% 59% 

Female 45% 55% 

Male 36% 64% 

18-34 15% 85% 

35-54 55% 45%

55+ 43% 57% 

Renting / Other 26% 74% 

Mortgage 48% 52% 

Owned outright 47% 53% 
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ATTITUDE TOWARDS THE QUEENS & SPENCER PROPOSAL

Q. Based on what you know of this proposal, what best describes your attitude towards it?

Favourable Neutral Unfavourable Unsure

Total 26% 20% 33% 21% 

Female 19% 15% 40% 27% 

Male 34% 25% 26% 15% 

18-34 21% 30% 26% 23% 

35-54 24% 16% 39% 20% 

55+ 30% 16% 32% 21% 

Renting / Other 27% 32% 24% 17% 

Mortgage 18% 15% 42% 25% 

Owned outright 31% 14% 34% 22% 
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ATTITUDE TOWARDS ASPECTS OF THE QUEENS & SPENCER PROPOSAL

Q. I am now going to read out some specific aspects of the proposed development. For each, could 
you tell me whether your attitude towards it is favourable, unfavourable, or neutral? (NET)

Inclusion of 

affordable 

housing

Proximity to 

public transport

The design 

excellence 

competition

Ground-level 

retail space
Building height

Total +51 +50 +47 +44 -40

Female +52 +51 +43 +47 -54

Male +50 +50 +50 +42 -24

18-34 +79 +79 +63 +54 -12

35-54 +41 +35 +39 +33 -47

55+ +44 +47 +44 +50 -50

Renting / Other +71 +63 +52 +54 -25

Mortgage +46 +41 +39 +35 -49

Owned outright +39 +48 +48 +44 -45
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QUEENS & SPENCER PROJECT BENEFITS

Q. I am now going to read out some statements relating to the proposed development. For each 
statement, could you tell me if you agree, disagree, or are neutral? (NET)

Retaining the 

ground level for 

retail use will 

benefit the 

surrounding 

community

The project’s focus 

on design 

excellence will 

improve the 

appearance of the 

new building

The proximity to 

the new Burwood 

North metro station 

and existing bus 

routes makes this 

location suitable for 

a new housing and 

retail precinct

Delivering a retail 

precinct alongside 

new housing 

ensures future 

residents have 

access to 

convenient 

amenities, without 

increasing pressure 

on surrounding 

neighbourhoods

The 15% affordable 

housing for 

essential workers 

will help improve 

housing 

affordability in Five 

Dock

Total +41 +37 +42 +30 +17

Female +44 +40 +39 +28 +15

Male +39 +34 +46 +32 +19

18-34 +42 +49 +76 +39 +28

35-54 +34 +31 +30 +24 +8

55+ +47 +35 +33 +30 +18

Renting / Other +48 +37 +57 +34 +32

Mortgage +34 +39 +29 +34 +5

Owned outright +42 +36 +41 +23 +15
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POST-CONSIDERATION ATTITUDE TOWARDS THE QUEENS & SPENCER PROPOSAL

Q. Thinking again about the proposal, what best describes your attitude towards it? 

Favourable Neutral Unfavourable Unsure

Total 34% 15% 34% 17% 

Female 28% 12% 39% 21% 

Male 41% 18% 29% 12% 

18-34 51% 7% 26% 17% 

35-54 26% 21% 44% 9% 

55+ 32% 14% 30% 25% 

Renting / Other 47% 10% 27% 16% 

Mortgage 27% 15% 44% 15% 

Owned outright 30% 19% 31% 20% 
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GENERAL VIEWS ON HOUSING

Q. I am now going to read out some statements on housing. For each statement, could you tell me if 
you agree, disagree, or are neutral? (NET)

New housing should be 

constructed close to 

public transport and 

local amenities

Housing affordability 

can be improved by 

new developments 

that increase housing 

supply

I am confident Canada 

Bay Council will meet 

its housing target of 

5,000 new homes by 

2029

No additional housing 

should be built in my 

council area

Total +66 +12 -7 -45

Female +66 +4 -2 -41

Male +67 +22 -13 -49

18-34 +72 +7 -5 -39

35-54 +60 +11 -9 -48

55+ +69 +16 -7 -46

Renting / Other +67 +24 +2 -50

Mortgage +70 +2 -10 -39

Owned outright +63 +11 -12 -46
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Visit our online portal at
queensandspencer.com.au

Queens & Spencer
Five Dock

SEEKING COMMUNITY FEEDBACK

Have Your Say via The
Online Portal
Develotek is planning a new mixed use
development at 79–81 Queens Road
and 2–8 Spencer Street in Five Dock.
Visit our online community portal at
queensandspencer.com.au to learn
more about the project, share your
feedback, and stay informed about the
planning process.

Your feedback is important. Share your
thoughts on the proposal: 

develotek.com.au



Join Our Community Drop-In Session
We are hosting drop-in sessions for the community

to discuss the project and hear your views.

queensandspencer.com.au

Five Dock Library (Bay Room)
4-12 Garfield Street, Five Dock NSW 2046

Thursday, 3 July 2025 
5.30 pm - 7.30 pm

Drop-In Session 1

Saturday, 5 July 2025 
12.30 pm - 2.30 pm

Drop-In Session 2
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Appendix 4  Drop-in Session Feedback Forms and Frequently Asked Questions   

  
 
 
 
 
 
 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 

FREQUENTLY ASKED QUESTIONS – Queens and Spencer  
1. What is being proposed? 

Develotek is proposing a new mixed-use development within the Kings Bay Precinct, 
delivering new homes, including affordable housing, alongside ground floor retail, 
services, and public domain improvements. Early feedback is now being sought to help 
inform and shape the project vision. 
 

2. Will there be any affordable housing? 
Yes. A minimum 15% of the dwellings will be allocated as affordable housing and will be 
managed by a registered Community Housing Provider. 
 

3. What is affordable housing and who is it for? 
Affordable housing refers to rental housing offered at below-market rates to people on 
low to moderate incomes. It is designed for key workers and essential service providers 
such as teachers, nurses, childcare workers, hospitality staff, and retail employees, who 
may be priced out of the private rental market but don’t qualify for social housing. It is 
different from social housing, which is typically managed by the government and 
allocated to those with the highest level of need. Affordable housing is usually managed 
by registered community housing providers and is targeted at people who are working 
and contributing to the local economy, but who are facing housing stress. This type of 
housing supports a more diverse, inclusive community by helping essential workers live 
closer to where they work, thereby reducing commute times, supporting local services 
and strengthening the social fabric of the area. 
 

4. What planning pathway is being used? 
The project will be assessed by the NSW Department of Planning, Housing and 
Infrastructure (DPHI) as a State Significant Development. 
 

5. Why is the project considered a State Significant Development Application? 
Since the projects residential component exceeds $75 million in value and includes 
affordable housing, it qualifies as a State Significant Development. 
 

6. Will there be traffic impacts? 
We understand that traffic is a primary concern for the community. Develotek will 
prepare a Traffic and Transport Impact Assessment to evaluate the potential effects of 
the proposed development, during construction and operation, and introduce 
appropriate measures to mitigate traffic impacts and support road safety. Findings of 
this report will be made publicly available during formal exhibition period. 
 

7. What community benefits are included? 
As part of the project, Develotek will dedicate land to Council to support public domain 
improvements. Further, Develotek will make contributions towards local and State 
infrastructure, helping to fund broader upgrades across the Canada Bay area. 



 
 

8. What kind of retail or commercial spaces are planned? 
The proposal includes ground-floor space for new shops and local businesses to service 
the community. We want to hear from you about what services you desire within walking 
distance that will make your daily life easier and more enjoyable. Whether that is a 
neighbourhood café, yoga studio, a bookstore or small grocery store. Tell us what you 
would be excited to walk to. 
 

9. What is the Kings Bay Precinct and why is this site part of it? 
Kings Bay is one of several areas identified for renewal under the NSW Government’s 
Parramatta Road Corridor Urban Transformation Strategy (PRCUTS), a 30-year plan 
released in 2016 to guide housing, jobs and public space improvements along 
Parramatta Road. In response, Canada Bay Council finalised a rezoning of the Kings Bay 
Precinct in 2022, allowing for a mix of housing, retail, commercial and public spaces in 
key locations, including this site. The rezoning supports a coordinated vision for well-
located housing near future public transport and existing services. This proposal aligns 
with that strategic direction and is part of delivering the long-term plan already in place. 
 

10. What happens to my feedback? 
Your feedback will be reviewed by the project team and summarised in a report that 
helps inform the final design. All submissions will be treated in confidence, and no 
personal information will be published. 
 

11. How can I stay informed? 
You can register your interest to receive updates, and another opportunity to provide 
formal feedback will occur during the official exhibition of the EIS. 

 



QUEENS  & SPENCER
Community Drop-In Session Feedback & Survey Form

1. What is your postcode?

�. Are you:

a. A renter

b. A homeowner with a mortgage

c. A homeowner without a mortgage

�. Do you live in:

a. An apartment

b. A house

c. 0ther

�. How did you hear about the Drop�In Session?

a. 'lyer in the mail

b. Website

c. 0ther

�. What was your attitude toward the proposed Queens & Spencer project before you came 
to the drop�in session today?

a. Very favourable

b. Somewhat favourable

c. Neutral

d. Somewhat unfavourable

e. Very unfavourable

f. Unsure



6. Which aspects of the Queens & Spencer proposal are most important to you?
(Select all that apply)

a. Availability of affordable housing

b. Impact on local traffic and parking

c. Inclusion of new retail and commercial spaces

d. Design of the building

e. Height of the building

f. Construction management and timelines

g. Access to public transport

7. Do you feel that your questions have been answered today?

a. Yes, completely

b. Yes, partially

c. No, not at all

8. After attending the session, what best describes your current attitude toward the Queens & 
Spencer proposal?

a. Very favourable

b. Somewhat favourable

c. Neutral

d. Somewhat unfavourable

e. Very unfavourable

f. Unsure

9. Do you have any additional comments or concerns about the proposal? (Optional)

10. Would you like to be kept informed about updates on the Queens & Spencer
project? If yes, please provide your email address: (Optional)
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4 Parramatta Square | 12 Darcy Street Parramatta NSW 2150 | Locked Bag 5022 Parramatta NSW 2124 | dcceew.nsw.gov.au 

Our ref: DOC24/844087 

Ms Michelle Niles 
Senior Planning Officer 
Department of Planning, Housing and Infrastructure 
4 Parramatta Square, 12 Darcy Street 
PARRAMATTA  NSW  2124 

29 October 2024 

Subject: Infill Affordable Housing at 79-85 Queens Road and 2-8 Spencer Street, Five Dock 

Dear Ms Niles 

I refer to the 30 September 2024 request for advice from the Biodiversity, Conservation and 
Science Group (BCS) of the Department of Climate Change, Energy, the Environment and Water 
on the Planning Secretary’s environmental assessment requirements (SEARs) for the above 
project. 

BCS has reviewed the Scoping Letter prepared by Beam Planning dated 23 September 2024 and 
recommends the proponent address the attached requirements. 

In relation to point 4 of the recommended biodiversity environmental assessment requirements, 
please note the minimum information and spatial data requirements are in Tables 24 and 25 of the 
Biodiversity Assessment Method 2020 (BAM). Other requirements, such as those relating to the 
BAM Calculator and Biodiversity Offset Assessment Management System, are detailed in the 
guides, tools and databases webpage. 

Should a waiver to the requirement for a BDAR be sought, it must be clearly demonstrated that the 
proposed development is not likely to have any significant impact on biodiversity values. 
Development that requires clearing of native vegetation or additional biodiversity impacts as 
prescribed by clause 6.1 of the Biodiversity Conservation Regulation 2017 is likely to require a 
BDAR. 

Any request for a BDAR waiver must include the information requirements set out in Tables 1 and 
2 of the DPIE guidelines on How to apply for a biodiversity development assessment report waiver 
for a Major Project Application. The proponent can find further information on the BDAR waiver 
process on the Biodiversity development assessment report waiver webpage. 

In relation to Items 8 to 10, there is no existing flood study to the east of the site and therefore BCS 
recommend a more comprehensive flood impact and risk assessment (FIRA). 
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Should you have any queries regarding this matter, please contact Angela Stewart, Senior 
Conservation Planning Officer, via angela.stewart@environment.nsw.gov.au.  

Yours sincerely 

Louisa Clark 
Director 
Regional Delivery - Greater Sydney Branch 
Biodiversity Conservation and Science Group 
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BCS Environmental Assessment Requirements - Infill Affordable Housing at 79-85 Queens 
Road and 2-8 Spencer Street, Five Dock SSD 

Biodiversity 

1. Biodiversity impacts related to the proposed development are to be assessed in accordance with
Section 7.9 of the Biodiversity Conservation Act 2016 (BC Act), the Biodiversity Assessment Method
2020 (BAM) and documented in a Biodiversity Development Assessment Report (BDAR), unless a
waiver is granted, or the site is on biodiversity certified land. The BDAR must include information in
the form detailed in the BC Act (s.6.12), Biodiversity Conservation Regulation 2017 (s.6.8) and the
BAM, including an assessment of the impacts of the proposal (including an assessment of impacts
prescribed by the regulations).

2. The BDAR must document the application of the avoid, minimise and offset framework including
assessing all direct, indirect and prescribed impacts in accordance with the BAM.

3. The BDAR must include details of the measures proposed to address the offset obligation as follows:
• The total number and classes of biodiversity credits required to be retired for the

development/project.
• The number and classes of like-for-like biodiversity credits proposed to be retired.
• The number and classes of biodiversity credits proposed to be retired in accordance with the

variation rules.
• Any proposal to fund a biodiversity conservation action.
• Any proposal to make a payment to the Biodiversity Conservation Fund.
If seeking approval to use the variation rules, the BDAR must contain details of the reasonable 
steps that have been taken to obtain requisite like-for-like biodiversity credits. 

4. The BDAR must be submitted with all spatial data associated with the survey and assessment as per
the BAM.

5. The BDAR must be prepared by a person accredited in accordance with the Accreditation Scheme
for the Application of the Biodiversity Assessment Method Order 2017 under s.6.10 of the BC Act.

6. If the development is on biodiversity certified land, provide information to identify the site (using
associated mapping) and demonstrate the proposed development is consistent with the relevant
biodiversity measure conferred by the biodiversity certification.

Flooding 

7. Identify the flood planning level as set out in the relevant council LEP or SEPP.
8. A flood impact and risk assessment (FIRA) must be prepared in accordance with the NSW Flood Risk

Management Manual (FRM) as outlined in the Flood Impact and Risk Assessment Guideline - LU01
(FIRA guide). When determining the scope and category of the FIRA the requirements outlined in the
FIRA guide must be considered.

9. The FIRA must include:

• analyses of key flood characteristics, including conveyance, hazard, flood storage, and flood
levels based on a series of floods, for existing and post-development conditions, using suitable
techniques outlined in the Australian Rainfall and Runoff (ARR) guidelines for the full range of
flooding up to the Probable Maximum Flood (PMF)

• the flood behaviour in both the existing and developed scenarios to identify the impacts of the
proposed development on the flood hazard, flood function, and flood risk to existing and future
communities

• maps of the residual impacts (flood afflux) of the proposal on and off-site for the 5% Annual
Exceedance Probability (AEP), 1% AEP, PMF and 0.5% AEP or 0.2% AEP modelled flood
events
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• key details of the final proposal, including any changing runoff characteristics as well as any
proposed modifications to drainage infrastructure, floodplain landform, or vegetation

• consider the impacts of climate change due to any increases in rainfall intensities as
recommended in the NSW FRM.

10. Detail any flood risk management measures that are to be incorporated as part of the development
having regard to relevant guidelines including any design solutions, flood modification measures,
property modification measures, operational procedures or Flood Emergency Response Plan.

Note: Flood modelling is to be undertaken by a suitably qualified engineer consistent with Council’s 
requirements and the Australian Rainfall and Runoff. Flood behaviour includes flood volume, extent, 
depth, level, velocity, duration, rate of rise, flood function and hazard. Impacts of flooding include 
changes to flood behaviour and risks to the community including emergency management response for 
the community. 











 

Phone 131 555 
Phone 02 9995 5555 
(from outside NSW) 

TTY 133 677, then 
ask for 131 155 

Locked Bag 5022  
Parramatta 
NSW 2124  

6 Parramatta Square  
10 Darcy Street, 

Parramatta NSW 2150 

info@epa.nsw.gov.au 
www.epa.nsw.gov.au 

ABN 43 692 285 758 

 

DOC24/841682-2 
22 October 2024 

 
Michelle Niles 
Senior Planning Officer  
Social & Affordable Assessment 
Department of Planning, Housing and Infrastructure 
Locked Bag 5022 
PARRAMATTA NSW 2124 
 

 
By email: michelle.niles@planning.nsw.gov.au 
 
 

No Comment on SEARS for Infill Affordable Housing 
 
Dear Michelle 
 
I am writing in response to your request for the NSW Environment Protection Authority (EPA) to 
comment on the SEARs for the proposed mixed-use development Infill Affordable Housing at 79-85 
Queens Road and 2-8 Spencer Street, Five Dock.  
 
The EPA understands the proposal is for the construction of a mixed-use development which will 
contain 15% Affordable Housing.  
 
Based on the information provided, the EPA has no comment on this proposal and no further 
consultation is required. This is because: 

 the proposal does not constitute a Scheduled Activity under Schedule 1 of the Protection of 
the Environment Operations Act 1997 and so, will not require an Environment Protection 
Licence under this Act, 

 the proposal is not being undertaken by or on behalf of a NSW Public Authority, nor are there 
activities for which the EPA is the appropriate regulatory authority. 

 the site is not being regulated by the EPA under the Contaminated Land Management Act 
1997. 

 
The EPA does not require any follow-up consultation and Canada Bay Council should be consulted 
as the appropriate regulatory authority for the Protection of the Environment Operations Act 1997 in 
relation to the proposal. 
 
If you have any questions about this request, please contact Jenny Gustafson on 9585 6471 or via 
email at environmentprotection.planning@epa.nsw.gov.au. 
 
Yours sincerely 

 
 
CHRIS MARSH 
A/Unit Head – Environment Protection Planning 
NSW Environment Protection Authority  



















 We will treat this information as a guide/draft only.

We have provided an example below to show you the level of detail and type of attachments we require. 

Please see the example completed data form and necessary attached plans below to assist you complete the form:

Boundary Plan (EXAMPLE)

Staging Plan (EXAMPLE)

NOTE: This example is not of a real development and does not represent the plans of any developer. The site plans are to be used as a guide only and any representations or activities shown are null and 
void

The data collected will inform Sydney Water's planning investigations for servicing of the proposed development and wider area. Ideally updates should be provided every quarter for each development. 
Development intel helps to ascertain demonstrated demand and development confidence which supports business cases and commercial opprtunities. The data collected will be treated as commercial in 
confidence. As well as ultimate growth  staging data enables Sydney Water to ascertain both short and long term servicing options for a site and assists Sydney Water in asset decision making  referral 
responses  and interim planning. 

Growth Servicing Data Form Instructions

Please complete all the questions in the form as accurately as possible  using the drop down options where applicable 

We understand that the data may change over time and timescales may be dependent upon DPIE/Council approvals. We request therefore "the best estimate" where not fully known. 

We are happy to accept additional information/ data sheets  but for tracking and inputting requirements we request you fill in the form following the structure we have provided. 



Growth Servicing Data

Please insert data in box to the left (column H). Use drop down options where applicable 

Growth Numbers
Development Type Utlimate proposed growth Total # stages 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033

Single Dwellings 0 0 0 0 0 0 0 0 0 0 0 0
Multi Dwellings 0 0 0 0 0 0 0 0 0 0 0 0
Jobs 0 0 0 0 0 0 0 0 0 0 0 0

Non-resi GFA (i.e xx/sqm & xx/ha)

"Updated Growth Data Form", Rev-1, 10/08/2021
CG&D, Growth Planning 

First dwelling connection anticipated (month and year - MM/YYYY):

Do you require the following services? (Y/N): 
Date development is fully constructed/occupied? (month and year - MM/YYYY):

SWC Edev case ref number (where applicable): (e.g 123456)
Any known high water users (e.g data centres, industrial process/production, hospitals, all developments >500 dwellings): RW may 
be used for these purposes (if yes, see over to the RW Form)
First S73 application received or  anticipated to be received? (month and year - MM/YYYY):

The data collected will inform Sydney Water's planning investigations for servicing of the proposed development and wider area. Ideally updates should be provided every quarter for each development. Development intel helps to ascertain demonstrated demand and development confidence which supports business cases 
and commercial opprtunities. The data collected will be treated as commercial in confidence. As well as ultimate growth, staging data enables Sydney Water to ascertain both short and long term servicing options for a site and assists Sydney Water in asset decision making, referral responses, and interim planning. 

Growth Data Development details

Date of Growth Update: 

All fields should be completed to enable Sydney Water to effectively plan for services needed for the area

Number of Update for the project (e.g 1st, 2nd, 3rd…)

Unique Identifier Code (if this your first form in this new form, leave blank)

Consent Authority Application Reference Number/s

Weblink to Consent application (ie. DA, SSD, planning proposal)

Anticipated date of rezoning/ approval?  (month and year - MM/YYYY)

Is this area in the GSP or an accelerated development? 

Consent Authority

Current development application type: 

Developer Name: 

Project/ Development Name: 

Address: 

Primary lot number & DP: 

LGA: 

Growth Area: 

Growth Precinct: 

Development/ Growth Precinct Status: 

Please indicate if you are outside the ww scheme, plan on having a septic/ stand-
alone system, or are interested in a commercial wastewater solution

If you are planning to have recycled water, your development is a high-water 
user, or you are interested in sustainable opportunities, please fill the Recycled 
Water Form over. 

Any additional comments?

Have all sections been completed?
Final Checklist Please ensure all section above are complete 

The more information provided will assist Sydney Water to assess opportunities for servicing via exisiting or interim services or wether there is a requirement for new assets. We acknowledge that data may be indicative only at this time . 

Water

Wastewater

Recycled Water 

Please attach a staging plan/intel 
Please attach a boundary site plan

Please attach additional growth information you may have (e.g if growth extends beyond 2030) 

Status of the form

Please attach link reference if applicable
Save document in this format: YYYYMMDD Companyname Developmentname 

SWC Internal Use Only  (SWC Growth Ref)

Please submit this form to your Account manager FirstName.LastName@sydneywater.com.au

Unique Identifying code
Date of next review/update (enter as MM/YYYY) 



Unit of measurement RW Forecast at ultimate development RW  2021 RW  2022 RW 2023 RW 2024 RW 2025 RW  2026 RW 2027 RW 2028 RW 2029 RW  2030
ML/year average
kl/day average 
Number of Jobs 

FOOTER - "TITLE OF DOC, REVISION #, DATE OF REVISION

Sydney's population is rapidly expanding and with the combined pressure of climate change putting strain on potable water sources, it is Sydney Water's responsibility to re-imagine our delivery of water serivce products to promote sustainability and water-reuse principles. Sydney Water is committed to 
investigating all suitable non-potable water-uses where feasible to decrease potable water demand on current and future water sources and to enable sustainable and thriving liveable communities where water is an integral part of the urban form - to improve liveability, adaptability, urban cooling and greening. 
The use of recycled water can reduce demand in already constrianed areas, assist Sydney Water deliver more appropriately sized water infrastructure to certain areas and provide reliable non-potable water services to service certain developments with high-water usage. The adoption of a more integrated water 
cycle management will also support healthy waterways and vibrant, cool and green places. 

Recycled Water Data 

Development Details Recycled Water Data 

RW purpose (Eg Data centre, food manufacture, irrigation, cooling towers, manufacturing process, concrete batching process, dust 
suppression, construction depot facility, tunnelling, commercial operations, residential third pipe etc): 

Recycled Water Numbers

RW quality (Eg food grade, cooling tower quality, RO, public open space irrigation, garden irrigation, street verge/tree irrigation, internal 
toilet & laundry etc) 
Date first RW required (month/year): 

Supporting information/analysis (insert Sharepoint link/report name/who analysed RW needs etc)
Additional information of note to Sydney Water



From: Annelly Ketheson
To: Michelle Niles
Subject: FW: Project Specific SEARs request for advice - Infill Affordable Housing at 79-85 Queens Road and 2-8

Spencer Street, Five Dock
Date: Tuesday, 22 October 2024 2:45:25 PM
Attachments: image001.png

image002.png
image003.png
image004.png
image005.png
image006.png
Project Specific SEARs In-fill Affordable Housing.docx
Industry+Specific+SEARs+Request .pdf

Aerial Context Map PDA-76054206.png

Hi Michelle,
 
Hope you have been well.
 
Reference is made to your email referral dated 14 October 2024, regarding the abovementioned property which
was referred to Transport for NSW (TfNSW) for comment.
 
TfNSW has reviewed the submitted draft SEARs and notes that Section 10 overall covers the traffic impact
analysis of the proposed development on road networks including the impacts on road capacity, intersection
performance and road safety as well as any cumulative impact from surrounding approved developments. Please
note, the EIS must include:
 

1. Traffic and Transport Impact Assessment which provides but not limited to the following standard
TfNSW requirements:

a. An analysis of the existing traffic network, including the road hierarchy, current and future daily
peak hour (light and heavy) vehicle movements and existing performance levels of nearby
intersections.

Specifically, TfNSW requests further assessment of the following signalised intersections:
William Street/Queens Road

b. A forecast of additional daily and peak hour vehicle movements as a result of the proposal and
identification of potential traffic impacts on road capacity, intersection performance and road
safety (including pedestrian and cycle conflict).

c. Undertake traffic and network modelling to understand the impacts of the development site and
intersections (using SIDRA modelling or similar at 5-year intervals), plus any traffic changes as a
result any planned or committed road projects.

d. Proposals to mitigate any traffic impacts, including intersection upgrades to achieve acceptable
performance.

e. Details of car parking provision, having regard to relevant parking rates, specifications and
standards.

f. Details of proposed vehicular access, loading and unloading deliveries and servicing
arrangements, and any proposed infrastructure improvements or measures to reduce potential
conflicts with pedestrians and cyclists.

g. Swept path diagrams depicting vehicles entering, exiting and manoeuvring throughout the site.
h. Details of road upgrades, infrastructure works, or new roads or access points required for the

development.
 

2. The Green Travel Plan (GTP) should be prepared and provided as a separate document, which should:
a. Be prepared by a suitably qualified transport or traffic consultant in consultation with TfNSW;

this includes a Traffic Impact Assessment (TIA) and Green Travel Plan;
b. Include objectives and modes share targets to reduce car use and increase public and active

transport (i.e. site and land use specific, measurable and achievable and timeframes for
implementation) to define the direction and purpose of the GTP;



c. Include specific tools and actions to help achieve the objectives and mode share targets;
d. Include measures to promote and support the implementation of the plan, including financial and

human resource requirements, roles and responsibilities for relevant employees involved in the
implementation of the GTP;

e. Include consideration of car parking management strategies that may be required to encourage
sustainable transport use / mode share targets;

f. Include a detailed Implementation Plan comprising specific tasks needed to complete the
proposed actions, the person/s responsible for completion of the task, completion date and
anticipated costs; and

g. Include details regarding the methodology and monitoring/review program to measure the
effectiveness of the objectives and mode share targets of the GTP, including the frequency of
monitoring and the requirement for travel surveys to identify travel behaviours of users of the
development.

 
3. Construction Pedestrian Traffic Management Plan (CPTMP) detailing construction vehicle routes,

number of trucks, hours of operation, access arrangements and traffic control should be submitted for
approval prior to the issue of a Construction Certificate.

Please be advised to liaise with TfNSW, Customer Journey Planning via
development.ctmp.cjp@transport.nsw.gov.au for preparation of the CPTMP.

 
It is emphasised that the comments provided above are informal and of a Pre-DA nature. They are not to be
interpreted as binding upon TfNSW and may change following formal assessment of a submitted development
application from the appropriate consent authority.
 
Should you have any questions regarding the above, please contact me on 9983 2731 or via email at
development.sydney@transport.nsw.gov.au.
 
Thank You & Kind Regards,
 
Annelly Ketheson
Land Use Planner, Land Use Assessment Central and Western
Transport Planning
Planning, Integration and Passenger Division
Transport for NSW
 

 
transport.nsw.gov.au
 
Level 4, 4 Parramatta Square
12 Darcy Street
Parramatta NSW 2150
 
 

 

 
I acknowledge the Aboriginal people of the country on which I work, their traditions, culture and a shared history and
identity. I also pay my respects to Elders past and present and recognise the continued connection to country.
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Meeting Notes – Consultation with Metro LALC 13th October 2025 on site 

Attendees: 

• Josh Marr (Sites officer, Metro LALC) 
• Jordan Marr (Sites officer, Metro 

LALC) 
• Anya Graubard (Senior 

Anthropologist, Virtus Heritage) 
• Alan Chen, DPG Project 37 Pty Ltd c/o 

Develotek 

• John Walsh, Principal, Plus Studio 
• Mahtab Bahrami, Plus Studio 
• Ranine Hamed, Senior Landscape 

Architect, Land + Form 
• Jennell Martinez, Graduate Architect, 

Land + Form 

Purpose: 
Discussion regarding Connecting with Country design concepts for upcoming projects. 

Key Discussion Points: 

• VH ICIP form and appropriate use of information shared 

• Overall proposed development and staging to inform MLALC – including proposed 
communal spaces, potential wayfinding markers 

Consideration of the following culturally appropriate design elements and interpretation: 

• Sustainability: 

o The theme of sustainability and specifically upcycling material was discussed extensively 
with community on site. 

ralia] leads in destructive ways we shouldn’t - Jordan 
• Ethnobotany:  

o key theme discussed with the MLALC. Ethnobotany—the study of relationships between 
people and plants—is central to understanding Aboriginal cultural practice and land 
stewardship.  

o Ecology is culture…a gateway to connect with community and culture - Josh 
o Integration of native plant species 
o emphasised the importance of ensuring all plants are safe for consumption, with any 

harmful species managed separately.  
o Potential for future Aboriginal employment of a landscaper or green team for caretaking 
o Suggested Muru Mittigar as largest native seed nursery in Western Sydney for further 

information on acquiring relevant seeds etc 
• Water Country: 

o acknowledging Traditional Custodians' deep understanding of seasonal water patterns 
across Country. 

o Inc references to archaeological context of shell middens and sandstone 
o sandstone to inspire materiality and colour palettes as a significant landscape 
o [middens denote a] social place to eat, camp, connect to culture - Jordan 
o Oysters soaked up negative and toxic materials in the waterways – Josh  
o The Georges River flows into the Hume [Murray] River…one big water table, one part 

doesn’t separate from another part – Raymond Weatherall (during review process) 

o Supportive of reusing existing timber and bricks per Plus Studio plans 
o [Aust

mailto:info@virtusheritage.com.au
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Outcomes: 

• Agreement to incorporate Connecting with Country principles into project design 
processes 

• Potential for ongoing consultation throughout project development stages - Jordan and 
Josh requested a further meeting with an Elder from the LALC. Virtus Heritage made 
multiple attempts to follow this up via email from 27th October and phone calls to the LALC 
but did not get a response to setup this meeting.  

o Raymond Weatherall provided verbal comment via phone call on 28th January 2026 
approving of the draft report and emphasising the importance of the Georges River 
(refer to direct quote above and consultation log appended below). 

 

mailto:info@virtusheritage.com.au


anyag
Typewritten text
Phone calls made by Anya Graubard on the following dates (see 
below):
9th October, 23rd Jan and 28th Jan - Raymond Weatherall 
13th and 30th October - Jordan Marr
13th October - Metro LALC


anyag
Typewritten text
Consultation log for Project 751 - Five Dock Connecting with 
Country



anyag
Typewritten text
Email correspondence is as below
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s[Ba@tBmmoulBfEGJÒ FGGIBhTXXUBrfcBkomk
avBiokjBwuxyBxzzzBB]vBoymuBxmuBu{zBcvB|||}~��������}���}��
B
���������������������������������������������
������ ¡¢£¤¥¦§̈©§�ª«§�¬¤­ �® ª̄¤£� °�ª«§�ª­ ̈ ª̄̄¤£ ¦�¤¥£§­°�¤±�ª«§� ­§ �������¤²§­ ª§°³

´

PQFBTHD@GWJET@HB_@HEJTHFABTHBEQTUBFpWJTXBWFUUJ\FBJHABJHIBJEEJ_QFABDTXFUBWJIB̀FB_@HDTAFHETJXBJHABWJIB_@HEJTHB_@SIGT\QEBWJEFGTJXB@DB]eCeKB@G

EQTGABSJGETFUbBCHIBMHJMEQ@GTUFABMUFlBATU_X@UMGFB@GB_@SITH\B@DBEQTUBFpWJTXBJHAµ@GBTEUBJEEJ_QWFHEUBTUBSG@QT̀TEFAbBYDBI@MBQJZFBGF_FTZFABEQTUBFpWJTXBTH

FGG@GBSXFJUFBH@ETDIBEQFBUFHAFGBTWWFATJEFXIB̀IBGFEMGHBFpWJTXBJHABAFXFEFBJXXB_@STFUB@DBEQFBWFUUJ\FBJHABJEEJ_QWFHEUbBaFD@GFB@SFHTH\B@GBMUTH\

JEEJ_QWFHEUlBSXFJUFB_QF_̂BEQFWBD@GBZTGMUFUB@GBAFDF_EUbB[MGBXTJ̀TXTEIBTUBXTWTEFABE@BGFUMSSXITH\BEQFBFpWJTXBJHABJEEJ_QFABDTXFUbBK@HEFHEBJHABZTFOU

FtSGFUUFABTHBEQTUBFpWJTXBWJIB̀FBEQ@UF

B

������,����-���.�����������.����/0�������0������
	����
������
�������� �!"�#�������$%$&�$'%$�)*
+������	
���
�����������������������	���
�����
������¶�*���
�:,:;��	���
�����	���
�����
������
·4��̧�����̧�����¹�¹����/0�������0������
	����
�123�4�����'�(6!�7��0���/0�0��0�/0��8
��9
��*:,:;�!<���=��
.���$%$6
B
º»»¼½¾¿ÀÁÂÃ»»Ã½ÄÁÀÂ»½ÅÆÅÇÈ
É
Ê½Ë»ÌÁ½Í»Î½Ë¾¼½¾½ÂÁÏÀ¿ÎÐ½Ë»ÐÑ¼¾Í½ÌÁÂÑ»¼½¾Ã¼½¾½ÒÁÂÍ½Ë¾ÌÌÍ½ÏÀ¾ÂÀ½À»½ÓÔÓÕÖ
Ê×Ø½¿»ÐÐ»ÙÑÃÚ½ÎÌ½»Ã½ØÍ½ÁØ¾ÑÐ½¿Â»Ø½ÛÕÀË½ÜÁÝÁØÞÁÂ½ÂÁÚ¾Â¼ÑÃÚ½ÀËÁ½¼Â¾¿À½Ç»ÃÃÁÝÀÑÃÚ½ÙÑÀË½Ç»ÎÃÀÂÍ½ÂÁÌ»ÂÀ½¿Â»Ø
»ÎÂ½ÏÑÀÁ½ÒÑÏÑÀ½»Ã½ÛÔÀË½ßÝÀ»ÞÁÂÖ
É



�����������	�
�����
��������������������������������������	����	����������	����
����	����������


������������������	��������������������	���
�������	�������
��� �!�"���#��������������
�����	$��#���	����
��

������		���������
���������	���	��%�&��������� 
'
!���������������$�����������	�����������������������������������
�����������������	���
���������
������
	����� ���
�	���
�
����������
��#���������
"�����	�����

���
���������������������
�������	���������������
��
"	���#����������������������(���������������������
����	�����������������
�����������������������
������	��"�
�������������������
� 
'
)����#�������	�������������������
 
'
*+,-./0123

456789:7;<7:=8>?@AB@ACDE
FGHIJK/LH*MKJNJOJPIF*

QRSRTUVW?RTSWX@CVYVZV[\]T̂W_̀AC?_X\TVaTbAcCd?edfTg_WhVZWTi

jklmjnojmpqrsmtnuvwmstjlwkxyzkjn{

|}~��{��{��}�}�}�{�������

�}��{�������{��{�����}����{����{����~������{���{�|����}����{��������

����{  � {¡¢£¡

{{{ {{{{

¤¥¦§¨©ª«¦¥§¬­«®̄ °±®¬¨²

³́µ¶·̧¹º»µ́¶¼½»¹̧́¹¾¿ÀÀ́¶¶»Á¹¶¿¹¶Â»¹̧Ã́µ́¶¹¿Ä¹µ»¾¿Å¾́Ǽ¼¶́¿Å¹¼ÅÁ¹¼¾ÇÅ¿ÈÆ»Á½»̧¹ÉÊ¿µ́½́Å¼Æ¹¼ÅÁ¹Ë¿µµ»̧¹Ì¶µ¼́¶¹Í̧Æ¼ÅÁ»µ¹Ã»¿ÃÆ»̧¹¼̧¹¶Â»¹Î́µ̧¶¹É·̧¶µ¼Ǽ¼Å̧¹¼ÅÁ¹¶Â»¹Ëµ¼Á́¶́¿Å¼Æ
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