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File: PP-2019/3 Doc: IC20/127 

ITEM 2 
DRAFT PLANNING PROPOSAL FOR THE FORMER BULLI BOWLING CLUB, LOT 360 
DP1214993, NO. 218 PRINCES HIGHWAY, BULLI PP-2019/3 

  

In 2019, a Planning Proposal request was lodged to rezone the former Bulli Bowling Club to enable a 
mixed-use development. The proposal has been considered twice by Wollongong Local Planning Panel 
(LPP). The LPP recommends that the proposal not be progressed at this time.  

It is recommended that the draft Planning Proposal to rezone the site not be supported. 
 

RECOMMENDATION 

1 A draft Planning Proposal not be prepared for the former Bulli Bowling Club site (Lot 360  
DP 1214993) No. 218 Princes Highway Bulli, as it does not have strategic merit. 

2 The proponent be advised of Council’s decision not to progress the proposal. 

 

REPORT AUTHORISATIONS 

Report of: Chris Stewart, Manager City Strategy  
Authorised by: Linda Davis, Director Planning + Environment - Future City + Neighbourhoods  

ATTACHMENTS 

1  Location Map 
2  Concept Plan and Proposed Planning Controls 
3  Wollongong Local Planning Panel Advice 7 August 2019 
4  Wollongong Local Planning Panel Advice 2 April 2020 
  
 

BACKGROUND 

The former Bulli Bowling Club site is located at No. 218 Princes Highway, Bulli (Lot 360 DP 1214993), on 
corner of Grevillea Park Road. The site has an area of 8,301m2 and is zoned RE2 Private Recreation 
(Attachment 1).  

The site is located within the Bulli Showground/Recreation precinct. In 1967 Council sold the site to the 
Bulli Bowling Club. The Bowling Club closed in 2013. The current owner purchased the site in 2016, and 
currently has an approval to use the site as an indoor recreational facility (gym).  

The site is on the fringe of the Bulli Town Centre. The site is located within 160m of the town centre and 
less than 370m of the Bulli train station. The site is located within the Bulli Heritage Conservation Area 
under the Wollongong Local Environmental Plan 2009.  The site has a medium flood risk. 

PROPOSAL 

In 2019, a draft Planning Proposal request was lodged for the site, proposing - 

• To rezone the site from RE2 Private Recreation to R1 General Residential 

• Increasing the maximum building height limits from 9m to 14m, 17m and 19m, and 

• Introducing a Floor Space Ratio of 1.4:1 

• Permitting the additional uses under Schedule 1 Restaurants or Cafes, Office Premises, Medical 
Centre and Markets (Noting that restaurants or cafes, and markets are permitted under the current 
RE2 Private Recreation zone). 

The proposed controls were based on a concept design seeking a mixed-use development consisting of 
one three-storey building, one four-storey building (with ground floor café and co-working space) and two 
five-storey buildings, enabling approximately 95 dwellings, including five dwellings for Affordable Rental 
Housing. 
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The draft Planning Proposal request was lodged with supporting documentation including - 

• Planning Proposal Report  

• Urban Design Report  

• State of Heritage Impact  

• Flooding Report  

• Geotechnical Assessment  

• Preliminary Community Consultation Report  

• Bush Fire Assessment Report  

• Traffic and Parking Impact Assessment  

Council officers considered the proposal and recommended to the proponent that the rezoning request 
be withdrawn, as there was no adopted strategy supporting the proposal and therefore the proposal did 
not have strategic merit to proceed. 

The proponent indicated that they wished to progress the proposal. On 7 August 2019, the proposal was 
considered by the LPP, who deferred the item seeking additional information. Further information on the 
LPP deliberations and recommendations are detailed later in this report. 

The proponent requested additional time to revise the proposal. Additional information was submitted in 
October 2019, December 2019 and January 2020. The revised draft Planning Proposal sought to - 

• Rezone the site from RE2 Private Recreation to R1 General Residential to enable a mixed-use 
development consisting of three residential flat buildings 

• Increasing the maximum building height limit from nine (9) to 16 metres, and 

• Introducing a maximum Floor Space Ratio (FSR) of 1.3:1.  

The revised planning proposal has been reduced from 1.4:1 to 1.3:1 FSR and a reduction in height from 
19 metres to 16 metres. The revised concept shows development comprising of two buildings with 
predominantly three storey heights, plus additional attic storey above basement parking, (with ground 
floor café, child care centre and co-working space), enabling approximately 100 dwellings 
(Attachment 2). 

Council officers assessed the revised proposal and again recommended that it be withdrawn, as the 
proposal did not have strategic merit to proceed. The proponent advised that they wished to progress the 
proposal. 

On 2 April 2020, the revised proposal was considered by the Wollongong Local Planning Panel (LPP) 
who recommended that the proposed rezoning not be progressed as it is premature to the strategic 
planning consideration of Bulli and does not demonstrate strategic merit. Further information on the LPP 
deliberations and recommendations are detailed later in this report. 

The proponent requested time to explore some design response options for the site. These were 
provided in June 2020, outlining 4 potential options - 

1 FSR of 0.5:1 and building height of 9 metres – similar to the surrounding R2 Low Density 
Residential zone and would yield up to 28 dwellings (the proponents concept plan shows a mix of 
dual occupancies and detached dwelling houses). 

2 FSR of 0.75:1 and building height of 9 metres and 13 metres – similar to the nearby former Bulli 
Brickworks Site, which would yield some 54 units 

3 FSR of 1:1 and building height of 13 metres and would yield some 71 units 

4 FSR 0.5:1 and 1:1 [building height is not given, estimated to be approximately 13 metres] and would 
yield some 10 dwelling houses and 27 units. 
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By comparison the current planning controls applying in the nearby residential areas along the Princes 
Highway are R2 Low Density Residential zone, with a nine metre height limit and 0.5:1 floor space ratio. 
The former Bulli Brick Works site is zoned R3 Medium Density with a 0.75:1 floor space ratio and 
13 metre height limit. The B2 Local Centre zone within Bulli town centre has an 11 metre height limit and 
1.5:1 floor space ratio.  

The proposal is seeking a significant uplift in potential development density compared with the current 
character of controls applying to the areas surrounding Bulli town centre.  

The options were considered by staff and again the applicant was advised to withdraw the proposal in 
August 2020 as it was not supported due to the lack of strategic merit, and concerns relating to the 
impact on character and heritage. The applicant was advised that the proposal could be considered as a 
submission to the draft Housing and Affordable Housing Options paper as an “opportunity site” for 
additional housing.  

Recent DA history 

• DA-2017/419 Change of use to indoor recreation facility – approved 15 June 2017 

• DA-2018/43 Change of use to community facility – refused 25 January 2018 

• DA-2019/137 Change of use - proposed community market on the old Bulli Bowling Club greens – 
approved 14 August 2019 

• DA-2019/958 Use of existing greenkeeper’s shed for community DIY space – approved 22 October 
2019 

• DA-2020/705 Alterations and additions to existing building and change of use to food and drink 
premises (restaurant/café) and community markets stalls – approved 30 October 2020  

Strategic Context 

The draft Housing and Affordable Housing Options Paper indicates that the LGA currently has sufficient 
capacity to meet housing demand, however there is a need to provide more townhouses and villas (the 
missing middle) and affordable housing. 

The Wollongong Local Strategic Planning Statement provides a planning vision for the LGA and a 
holistic approach to considering suitable areas for increased housing. This document notes that the LGA 
already has adequate capacity available with regard to housing, and that Council has studies to increase 
future capacity either underway, or planned. In this regard, there is little urgency to consider this site in 
isolation ahead of detailed strategic planning for the area. 

The Planning Proposal has inconsistencies with - 

• Illawarra Shoalhaven Regional Plan (2015) 

• Council’s Planning Proposal Policy (2018) 

• Section 9.1 (Environmental Planning and Assessment Act (1979), Ministerial Direction 4.3 (Flood 
Prone Land) 

• NSW State Flood Prone Land Policy and NSW Floodplain Development Manual (2005) 

• Wollongong Local Environmental Plan 2009 Clause 7.3 Flood Planning 

• Wollongong Local Environmental Plan 2009 Clause 5.10 Heritage Conservation 

Planning Issues 

The main planning issues relating to the draft Planning Proposal are - 

• The proposal lacks strategic merit 

• It has not been demonstrated that the proposal is suitable within the Heritage Conservation Area 

• Close proximity to a major recreation facility – Bulli Showground (noise, amenity and traffic impacts) 

• Flooding and site access – the potential risk in the absence of a strategic reason to proceed 

• Potential traffic implications 
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• The need for additional child care facilities in the area and the existing site zoning permits this use. It 
is noted that there is a child care facility next door (on Council land). Child care facilities are 
permitted in a range of zones 

• The proposal seeks a bulk and scale out of character with existing development 

Heritage and Character 

The site is within the Bulli Heritage Conservation Area. The LPP advice to Council in August 2019 was 
that the height, size, density and configuration proposed had the potential to impact on the visual quality 
of the area, particularly the views of the Bulli Heritage Hotel, escarpment and ‘sense of arrival’ in Bulli.  

The proposed height and density sought is greater than the height and floor space ratio within Bulli town 
centre, despite this site being on the fringe. This would likely set a precedent, as other landowners would 
be able to argue that their properties within the town centre could have similar heights and densities. 

Wollongong Development Control Plan 2009 describes the desired future character for Bulli as retaining 
its relatively low density residential suburban character and generally be restricted to two stories in 
height. The proposed height and floor space ratio sought is not in keeping with the desired character of 
the precinct.  

Flood Risk 

The site is located within the Slacky Creek catchment and has a medium flood risk. The proposal is 
supported by a flood study which indicates mitigation measures. There is insufficient justification to place 
future residents at risk and consider flood mitigation works, when other sites could provide additional 
housing with less risk from flooding. It is also likely that the development will need to be raised clear of 
flood levels, which would potentially impact on the streetscape / Heritage Conservation Area. 

Traffic 

A traffic study accompanied the initial proposal. It estimated that the proposal would generate an 
additional 117 traffic movements in the AM peak hour, and 64 movements in the PM peak hour. The 
Study found that there would be little impact on the traffic exiting Grevillea Park Road, but there would be 
increased queuing on the Princes Highway right turn into Grevillea Park Road. The AM queuing distance 
increasing from 57.5m to 76.3m (an extra three vehicles). The Study also found a decrease in the level 
of service at the Point Street and Park Street intersections, particularly in the AM peak hour, although 
considered it a minor impact. 

The Princes Highway - Grevillea Park Road intersection does have traffic lights, but no south bound right 
turning lane. This intersection, and other ones between the Northern Distributor / Memorial Drive and 
Thirroul are prone to queueing and side swipe accidents. Transport for NSW, with Council’s assistance, 
is investigation options to improve traffic flow and safety between Bulli and Thirroul. 

RE2 Private Recreation Zone 

The RE2 Private Recreation zone has the objectives of - 

• To enable land to be used for private open space or recreational purposes. 

• To provide a range of recreational settings and activities and compatible land uses. 

• To protect and enhance the natural environment for recreational purposes. 

The zone permits the following range of uses: 

Animal boarding or training establishments; Aquaculture; Boat building and repair facilities; Boat 
sheds; Camping grounds; Caravan parks; Cemeteries; Centre-based child care facilities; 
Community facilities; Entertainment facilities; Environmental facilities; Environmental protection 
works; Extensive agriculture; Function centres; Kiosks; Markets; Recreation areas; Recreation 
facilities (indoor); Recreation facilities (major); Recreation facilities (outdoor); Registered clubs; 
Respite day care centres; Restaurants or cafes; Roads; Signage; Take away food and drink 
premises; Water recreation structures 
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In addition, other uses are permissible under various State Environmental Planning Policies. For 
example SEPP Seniors Housing permits residential development on land adjoining an urban zone, 
provided a site compatibility statement is obtained from the NSW Department of Planning, Industry and 
Environment. 

Residential zones 

The submitted draft Planning Proposal proposes the rezoning of the site to the R1 General Residential 
zone.  The R1 General Residential zone currently applies to land around the Wollongong City Centre in 
North Wollongong, West Wollongong and South Wollongong, having been introduced as part of the 
Wollongong City Centre LEP 2007. The R1 zone has very broad permissibility and does not indicate the 
preferred housing form or likely future character unlike the R2 Low Density Residential, R3 Medium 
Density Residential and R4 High Density Residential zones. 

If the draft Planning Proposal is progressed, it would be preferable to use the R2 Low Density 
Residential or R3 Medium Density Residential zone, with appropriate floor space ratio and building 
height controls. 

As noted, the nearby residential areas along the Princes Highway are R2 Low Density Residential zone, 
with a 0.5:1 FSR and 9m height limit. The R3 Medium Density Residential zone with the former Bulli 
Brickworks site has a 0.75:1 FSR and 13m height limit. The B2 zone within Bulli town centre has an 11 
metre height limit and 1.5:1 floor space ratio. 

CONSULTATION AND COMMUNICATION 

Wollongong Local Planning Panel Consideration 

On 7 August 2019, the item was considered by the LPP who acknowledged that the land is a key site 
with capability for some development. The LPP noted that the site is located at the northern edge of the 
Bulli Town Centre and may be described, along with the surrounding land, as the significant northern 
gateway to new Bulli. The site is in a prominent visual location with an escarpment backdrop and is 
located within the Bulli Heritage Conservation Area. The site sits within a landscaped buffer to the 
village. The mature trees of Mailbag Reserve opposite the site, the riparian vegetation along the creek 
line, and the open space created by the former bowling greens, the garden of the child care centre and 
the Bulli showground all add to the escarpment backdrop and create a landscape threshold to the 
village. The site is also constrained by flooding. Therefore, the height, size, density and configuration of 
any future development on the site must be carefully controlled to ensure an appropriate built form 
outcome (Attachment 3).  

The LPP raised concerns in relation to the following aspects of the proposal - 

• There is no apparent strategic justification for a residential development of this size in this location 

• It is unclear how the proposed development fits within the overall context of Bulli 

• The proposal to increase the permissible building heights has the potential to impact on the visual 
quality of the area in that the buildings will be higher than the existing tree line and may block views 
of the escarpment from the Princes Highway 

• The height and scale of the development will visually detract from the view of the heritage 
conservation area, in particular the Bulli Heritage Hotel, in the arrival sequence to Bulli 

• The floor level is proposed to be raised significantly higher than the ground level to be above the 
1:100 year flood event. How is this to be resolved in terms of access to the buildings, access to 
basement car park and visual impact 

• The fine grain “laneway” design approach adopted for the concept does not translate to the proposed 
built form 

• Overall, the height, scale and density of the proposal appears to ignore the established character of 
Bulli 

The LPP also noted that a large building setback is proposed to the Princes Highway frontage. This is 
considered to be an important design principle to ensure that the green open gateway to Bulli is 
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maintained. It is considered however that the encroachment of the proposed corner building on this 
setback is not appropriate. 

The proponent requested that the LPP defer consideration of the planning proposal for eight weeks to 
allow the proponent to address the concerns raised at the meeting. 

The LPP recommended that action in relation to this planning proposal be deferred until 2 October 2019 
to provide the proponent with an opportunity to respond to the following matters - 

1 The impact of flooding on the site and further details of the impacts and behaviour of floodwaters and 
information as to whether reticulated sewer, water and electricity would be affected by a 1 in 100 
year flood event. Whether residents would need to be evacuated and if so, how this would occur 
during a flood event. 

2 Identify more clearly the strategic context of the site in terms of the Bulli Town Centre, proposed 
Town Centre Study and residential growth. 

3 Review the surrounding character and context of the site and how residential development should be 
controlled to ensure that character is maintained. 

4 Consider a more appropriate lower density, height and scale for the site in keeping with the character 
of the locality and impacts on the sense of arrival at the town centre of Bulli. 

5 Provide a visual assessment of the locality and the escarpment backdrop, which identifies the 
impacts of development of the site as proposed and how these impacts may be lessened by a lower 
height, less bulky development concept. 

6 Provide detailed information as to how the ground floor of the buildings and the basement carpark 
will have a suitable transition to the ground level. These levels need to be resolved to ensure 
compliance with DDA and to prevent inappropriate visual impacts. 

Following receipt of an amended Planning Proposal and supporting information, the draft Planning 
Proposal was referred again to the LPP on 2 April 2020. The LPP noted that many of the points raised in 
the previous consideration still applied to the revised proposal. The LPP acknowledged that the site is 
worth considering as part of Council’s forward planning work for the Bulli Town Centre. The LPP 
recommended that the proposed rezoning not be progressed as it would be premature to the strategic 
planning consideration of Bulli and it does not demonstrate strategic merit (Attachment 4). 

The LPP provides advice to Council to assist the decision-making process. Council can resolve to 
progress the draft Planning Proposal, to seek a Gateway Determination and then exhibit the draft 
Planning Proposal to enable community submissions. 

PLANNING AND POLICY IMPACT 

Under Council’s Planning Proposal Policy, the key factor in determining whether a Planning Proposal 
should proceed is whether the proposal demonstrates strategic merit. The urban design and architectural 
merits are secondary to the overall strategic consideration. At Planning Proposal stage, Council is 
considering the overall planning controls that would apply to the site, not a specific development 
proposal. 

Having reviewed the new material provided, Council officers are not supportive of the planning proposal 
at this time, in isolation of a broader strategic plan for the area. As such, the concept is not considered to 
have sufficient strategic merit to warrant a change to Wollongong LEP 2009 as this will pre-empt and 
potentially compromise upcoming strategic planning for the wider area.  

The key reasons that the concept lacks strategic merit are (but not limited to) the following - 

Illawarra-Shoalhaven Regional Plan 2015 

The Illawarra-Shoalhaven Region Plan 2015 is the NSW Government’s strategy for guiding land use 
planning decisions for the region for the next 20 years. In the strategy, the focus for increased housing 
activity is within five precincts, with centres identified including Thirroul, Corrimal and Fairy Meadow. 
Action 2.2 in the strategy states that there is capacity to accommodate 24,100 new homes in existing 
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urban areas. The strategy also states that a place-based approach will be adopted to consider these 
opportunities.  

There is no urgency to increase housing capacity at Bulli in the short to medium term. It is noted that 
other sites within Wollongong are being developed within the current planning control regime and there 
is spare capacity for residential development within existing zones on less constrained land. A zoning 
change including increase in height and FSR on the site is therefore considered to be low priority within 
this context. 

The concept pre-empts Wollongong City Council’s planned housing strategy  

On 23 March 2020, Council endorsed the draft Housing and Affordable Housing Options Paper to be 
exhibited. The Options Paper being part of the preparation of a new Housing Strategy which will guide 
housing outcomes over the next 20 years, with particular consideration to the need for affordable 
housing. It is noted that the State Government recently expanded application of State Environmental 
Planning Policy No. 70 – Affordable Housing to enable Wollongong City Council to require contributions 
for affordable housing. 

Although the site is well located near Bulli Train Station, and close to the Bulli Town Centre, this area 
has not been identified as being able to potentially cater for additional residential density (Illawarra-
Shoalhaven Urban Development Program, 2016 Update, Department of Planning and Environment). 

The draft Housing and Affordable Housing Strategy is being prepared and the site can be considered as 
an “opportunity site” for future consideration. This acknowledges the LPP advice. 

The Wollongong LGA has enough capacity under current planning controls for housing expected 
increases in population, although some adjustments are required to meet the changing demand. There is 
not an urgent shortage that justifies consideration of a spot rezoning ahead of more holistic studies. 

Wollongong Local Strategic Planning Statement (2020) 

On 29 June 2020, Council adopted the Wollongong Local Strategic Planning Statement (LSPS). The 
LSPS informs the City’s future planning controls, including desired housing outcomes across the local 
government area and to ensure appropriate sequencing of development. The LSPS suggests that 
Wollongong Local Government Area already has adequate capacity available with to meet our housing 
demand and that council has studies to increase future capacity either underway or planned. In this 
regard, there is little urgency to consider this site in isolation ahead of proper strategic planning for the 
area. 

There is no strategic rationale for a site-specific planning proposal being progressed and other sites may 
be disadvantaged by a development of this scale, as it could receive a greater proportion of future uplift 
than it might otherwise have received had it been considered in the broader strategic context. 

Bulli Showground Masterplan  

The site is surrounded by land owned by Council including the Bulli Showground and Bulli Child Care 
Centre.  A draft Bulli Showground Masterplan is in preparation, with a Community Survey being 
undertaken in 2018. 

The Bowling Club use was consistent with the recreational use of the precinct.  A residential use would 
be a significant change in character. 

The site sits at a distance from other residential precincts, although is mid-way between the former Bulli 
Brickworks and Bulli Town Centre.  

It is not agreed that there are no viable private recreation uses for the site. The background report 
suggests that uses such as community facilities, restaurant/café and public park will contribute to the 
renewal of the site. In considering the location close to the showground precinct and Bulli Town centre, 
uses such as community facilities, centre-based child care facilities, entertainment facilities, restaurants, 
markets, recreation facilities etc are permitted within the existing RE2 zone and would complement the 
uses in the entertainment precinct. 
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Wollongong City Council’s Planning Proposal Policy 

The Planning Proposal does not comply with Council’s Planning Proposal Policy, as it is not supported 
by a strategy, plan or policy and is of limited public benefit to the greater Wollongong community. 

The future uses of the land and appropriate housing forms are better considered holistically as part of a 
wider consideration of this area. 

There is no significant public benefit to this proposal 

There is no urgent need in housing supply terms to consider this site ahead of the guiding strategies and 
studies discussed above. The proposal seeks a building height limit and floor space ratio greater than is 
currently permitted within the Bulli town centre. Council has not yet formulated its own vision with the 
community to inform the future desired development style, height and density. As previously noted, the 
proposed height and floor space ratio sought is not in keeping with the desired character of the precinct 
as outlined in the current planning controls. 

OPTIONS 

This report recommends that Council not support the progression of a draft Planning Proposal. Council 
has the option of resolving to progress a draft Planning Proposal, seek a Gateway Determination and 
then exhibit the draft Planning Proposal.  To progress the draft Planning Proposal, a suitable alternate 
resolution would be: 

1 A draft Planning Proposal be prepared for the former Bulli Bowling Club site (Lot 360 DP 1214993) 
No. 218 Princes Highway Bulli, incorporating: 

a Rezoning the site from RE2 Private Recreation to R3 Medium Density Residential, 
b Introducing a Floor Space Ratio of 0.75:1, 
c Increasing the Maximum Height of Buildings to 11m, 
d Introducing a Minimum Lot Size of 449m2. 

2 The draft Planning Proposal request be forwarded to the NSW Department of Planning, Industry 
and Environment for a Gateway Determination. 

3 Following the gateway determination, the draft Planning Proposal be exhibited for a minimum period 
of 28 days. 

4 The NSW Department of Planning, Industry and Environment be requested to issue authority to the 
General Manager to exercise plan making delegations, following the consideration of the post 
exhibition Council report. 

PLANNING AND POLICY IMPACT 

This report contributes to the delivery of Our Wollongong 2028 goal 5 “We have a healthy community in 
a liveable city”.  It specifically delivers on the following:  

Community Strategic Plan Delivery Program 2018-2022 Operational Plan 2020-21 

Strategy 4 Year Action Operational Plan Actions 

5.1.1 We work in partnership to build on 
opportunities to strengthen vulnerable 
communities 

 

5.1.1.2  Continue to undertake 
social, land use and 
environmental activities 
that assist in service 
planning. 

Access rezoning submission and 
progress supported Planning 
Proposals. 

CONCLUSION 

The former Bulli Bowling Club site has some development potential that may be considered in the future, 
however, this would best be achieved through a holistic study for the broader area, to work out the wider 
demands, type of development desired within the area and best suited to the site. There are other areas 
in the Wollongong local government area, close to public transport and commercial hubs that can 
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accommodate additional development density under current planning controls while strategic studies are 
carried out. 

It is noted that there is a need for additional child care facilities within the locality, as position availability 
is extremely limited and likely to increase in demand with population growth. The site is well located and 
could be utilised for a child care facility under the current zoning provisions.  

The draft Planning Proposal represents proposed over development of the site within the context of the 
character of Bulli and is not justified at this time. The site should be considered holistically as part of a 
wider plan for the area, undertaken by Council. 

Council has the option of allowing the draft Planning Proposal to progress to be sent to the NSW 
Department of Planning, Industry and Environment for a “Gateway” determination to be issued, or to 
resolve not to progress the draft Planning Proposal. This report recommends that Council not progress 
the draft Planning Proposal at this time. 
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