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In the spirit of Reconciliation, Carter Williamson acknowledges
the Traditional Custodians of Country and their connections to
land and community.

We recognise that Country extends from land to sea and sky,and
pay our respect to all carers of Country and by extension all
living things.

In particular, we recognise the Gadi/Bidji Peoples of the Eora
Nations: The original inhabitants and custodians of land and
water in the Bexley North area, including the subject site.

We pay our respects to Elders past, present, and emerging, and
recognise the myriad ongoing ways First Nations Australians
have cared for and shaped their natural and built environments
across thousands of generations.
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1. Introduction

1.1 Introduction

Carter Williamson (CW) has been appointed by the owners of the site at 187 Slade Hoad,
Bexley North (the site), to prepare an consolidated urban design study as requested by the
Gateway Determination for the Planning Proposal (Department Ref: PP-2022-24586).

This consolidated Urban Design Report (cUDR) builds upen the initial urban design report
by GMU (included in annexe B of this report), which was included as part of the Gateway
Determination (30 May 2023). The primary focus of this report is to respond to the
conditions of the Gateway determination, specifically condition (d), including all sub-items
(i) through to {viii).

There are two main focuses of this report taken from the Gateway Determination
cenditions, which are the subject site (187 Slade Road) and the “potential future
development on surrounding land which complies with the existing LEP". To ensure
robustness of the proposal and its effects on the surrounding context the concept has been
developed with considerable detail to prove the viability and detail of the current proposal in
responding to the gateway conditions.

The surrounding context has been similarly developed to ensure robustness of the
proposal. Not only considering the surrounding lands, and in particular the Council owned
carpark, in the context of the LEP provisions, but also the possible desired future character
of these lands in the context of a town centre adjacent to the rail station. The objective of
this additional approach is to prove the maximum developable potential of the surrounding
land can be achieved to SEPPE5-ADG compliance, whilst also achieving SEPPE5-ADG
Compliance of the subject site.

The rationale and strategies of the Robustness Test - the town centre approach - offering
insight into possible future “vision” for the area, is designed on sound urban design
principals that set a framework for good streets, streetscape activation, footpaths, and
parkland for a vibrant local area. The urban design framework, to some degree, considers
appropriate site amalgamations to form viable developable sites of good amenity.

This consolidated Urban Design Report has been prepared with the expert advice of the
following consultant team:

Architects - JKM Architects

Town Planners - Planning Ingenuity

Traffic Consultant - TRAFFIX

Flood Consuliants - GRC Hydro

Landscape architects - SITEDESIGN Studios
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1.2 Methodology

Thizs cUDR is consistent with, and builds upon, the Urban Design Report (UDR) by GMU
(refer to annexe C).

In addition to the methodology of GMU's UDR, this report has added a Robustness Test

to help answer conditions of the Gateway Determination, but also any anticipated future
town-centre development. The specific conditions being 1.(d), (v}, (wi), & [viii) - which seeks
to understand the implications of this proposal on surrounding lands and existing buildings,
with a particular focus on the Council-owned carpark site.

The Robustness test was developed with JKM Architects and Planning Ingenuity. It seeks
to not only test for the LEP text case, but also a potential town centre development at Bexley
Morth which would see town-centre core heights increase from the LEP's of 6-7 Storeys

to 12 storeys. The urban design rationale being the core would be experience the tallest
heights to identify it as the core {as a hierarchy of development).

It is eritical that 187 Slade Road plays its part in any future vision for Bexley North. The
Robustness Test is to demonstrate this proposal is not only fit-for-purpose for the current
LEP, but also any future Bexley North town-centre by achieving SEPPE5-ADG compliance
for increased densities. Thus, allowing the maximum developable potential of adjacent sites
(surrounding lands) as well as the proposed site.
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2. Strategic Context

2.1 Strategic Context
This cUDR is consistent with, and builds upon, the UDR by GMU (refer to annexe C).

Based on the consclidated Urban Design Report (cUDR), and consistent with the
conditions of the Gateway Determination this Planning Proposal tests various development
scenarios consistent with a Town Centre approach around critical transport infrastructure.
Importantly this testing satisfies the conditions of the Gateway Determination to test

for LEP compliance to surrounding lands, especially the Council owned carpark site
immediately to the west of this Proposal. The cUDR not only successfully tasts for LEP
compliance for this condition, but also tests scenarios of what a Town Centre approach to
Bexley North might look like. The Proposal at 187 Slade Road, plays an important partin
Town Centre approach as it scales-up towards a centre at the intersection of Bexley Road,
Slade Road and Shaw Street, and extending north along Bexley Road to the rail-line and
station.

These scenarios propose a town centre core height of 12 storeys, with the council carpark
site being critical to the Bexley North Town Centre core, and successfully tests for SEPPES
ADG compliance (being the most amenity intensive test). These scenarios that imagine a
Bexley North Town Centre is consistent with general government thinking of development
uplift around new or existing transport infrastructure to help amortise the value to the state
of existing critical infrastructure whilst helping solve societal needs of finance, housing and
employment. This is highlighted by the development around Metro Stations where heights
more than 18 and 20 storeys are not uncommon.

2.2. Government Architect NSW
Guidance and Framework Documents

This cUDR is consistent with, and builds upon, the UDR by GMU (refer to annexe C).

In addition to the reference documents of the of GMU's UDR, this consolidated Urban
Design Report considers the Government Architect of NSW's Policies and Frameworks,
Guidance, Review and Resources documents.

2.3 Comparative Analysis
Other Centres Of The Same Hierarchy, Inc. Metro Sites

This cUDR is consistent with, and builds upon, the UDR by GMU (refer to annexe C).

It should be noted that development around new Metro Stations have expernenced
significant uplift in Gross Floor Area, as well as height as part of a sensible government
strategy to increase density around critical transport (rail) infrastructure. Moting heights for
Metro site in similar areas (Campsie, Morth Ryde, Macguarie Park, Castle Hill, Westmead)
to Bexley Morth being in the vicinity of 20 stories.

Carter Williamson Architects
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2. Strategic Context

2.4 Summary of Urban Design Response - GMU June 21

This document should be read as part of long conversation of how this proposal was
formed for the Gateway Determination and this response to the Gateway Determination
conditions. The evolution of this conversation, of which the Urban Design Response by
GMU is part of, demonstrates a skilful and appropriate built form for the subject site (157
Slade Road), that also allows the full range of compliant design responses (from public
piazzas, to LEP envelopes, to town-centre concepts) to occur.

In the context of the timing of the cUDR and the broader societal conversation about
housing need and a sensible governmental desire to maximise the benefits of existing
transport (rail) infrastructure, the 187 Slade Road proposal occurs at a critical time that
meets these needs. Importantly, as demonstrated in this cUDR and graphically explained
with the Urban Design Strategies document prepared by JKM Architects, the Council
owned carpark site plays a critical role in the town centre approach, which is ably assisted
by the 187 Slade Road proposal (town centre core & periphery).

It is the proposition of this report that both the Council owned carpark site and the 187
Slade road site be considered as a suite of development - conceptually across both sites

— for a future vision of Bexley North town centre. Gradually rising in height and urban scale
from the east building of the 157 Slade Road proposal at 6 storeys to the western edge of

the Council owned carpark site where a town centre core building, defining the urban edge,

reaches an appropriate height (possibly 12 storeys).
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3. Local Context

3.1 Current Planning Controls

This cUDR is consistent with, and builds upon, the UDR by GMU (refer to annexe C).

3.2 Wider Context

This c¢UDR is consistent with, and builds upon, the UDR by GMU (refer to annexe C).

3.3 Topography

This cUDR is consistent with, and builds upon, the UDR by GMU (refer to annexe C).

e: Lots gver 1200mz site arez may exce
3.4 Local Context e i e ],
by an addtional 0.5

This cUDR is consistent with, and builds upon, the UDR by GMU (refer to annexe C).

3.5 The Site

This cUDR is consistent with. and builds upon, the UDR by GMU (refer to annexe C).

titeers.: 267 Sincic Bowc, Baaloy herin . Ustan Goagn Serotrgy  Mamine=cs YW Rcgiairoe Amchitocts Bxith Me2047 F]
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4. Built Form Strategy

4.1 Opportunities and Constraints - Bexley North Centre

This cUDR is consistent with, and builds upon, the UDR by GMU (refer to annexe C).

4.2 Vision for Bexley North
This cUDR is consistent with, and builds upon, the UDR by GMU (refer to annexe C).

The idea of a Bexley North Town Centre is consistent with the general broader vision of
town centres around transport infrastructure. This is of particular relevance when viewed
adjacent to town centre development around new Metro stations. It is noted that Bexley
Morth has been identified in general planning studies as a centre that could increase
density to the greater benefit of society, meeting publicised Government objectives of
getting greater value of our existing critical transport infrastructure.

If the premise of a Bexley North Town Centre is accepted, the next question then turns to
values, gualities, density and an appropriate urban scale. This report has turned its mind to
this very guestion. We know how to make good town-centres. GMU's UDR vision for Bexley
Morth is accepted and included in this report. DPE and the GA NSW have fine documents
that alzo answer the value, and qualities gueastions.

The Robustness Test of this report imagines an urban form hierarchy that would increase
height to the Town-centre core up to at least 12 storeys. Building on top of the Gateway
Determination of up to 10 storeys for 187 Slade Road, the robustness test then tested for
12 stories for SEPPS5-ADG compliance.
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4.3 Urban Design Principles (SEPP65, ADG, GANSW)

This cUDR is consistent with, and builds upon, the UDR by GMU (refer to annexe C).

In addition to the reference documents of the of GMU’s UDR, this consolidated Urban
Design Report considers the Government Architect of NSW's Policies and Frameworks,
Guidance, Review and Resources documents, specifically SEPPBE5-ADG.

4.4 Role of Subject Block and Surrounding Lands
Future Town Centre

This cUDR is consistent with, and builds upon, the UDR by GMU (refer to annexe C).

The role of the subject block offers the potential of a catalyst to form a Town Centre at
Bexley North. The site specific catalyst introduces scale, urban form that defines legible
site edges. and a series of through and cross site links that have the potential to define
future development on surround lands, but more specifically adjacent lots o the south and
the council-owned Carpark site immediately to the west.

The subject block can form the edge of the town centre as it scales up from 6 storeys, to 10
storeys, offering the potential for a hierarchy of height to define the town-centre core (refer
to JKM Urban Design Strategy — Page b. See below). In this proposal we have imagined a
Town Centre core height of 12 storeys - this was then successfully tested for SEPPBEE-ADG
compliance for surrounding lands for the Town Centre approach (Robustness Test).

This report envisions the Council owned carpark site to be critical to the Bexley North
Town Centre development. The width and depth of the carpark site allows any future
development to reach its LEP maximum future potential. Retaining this park could also see
core heights nise to 12 storeys and achieve SEPPB5-ADG compliance, but perhaps not the
maximum benefit (yield) of the carpark site.

However, a better outcome would be to re-think the park at this corner. Keep the

trees located in the public reserve (footpath), but relocating the park to the east, and
consolidating it into a bigger parcel of land that links with through and cross site links with
good solar access would allowing future develop to develop to the corner for a better urban
outcome. This would allow the building to hold and define one of the 4 critical urban corners
of the town-centre, allowing better streetscape activation, whilst potentially allowing more
yield (GFA). The base of this building has the potential to support bigger retail tenancies
such as a supermarket — but also engage with the cross site links with an activated portal
through the building delivering pedestrian traffic to the heart of the town-centre.

The town-centre approached used for the Robustness test provides maximum benefit
for the council owned carpark site in either LEP or increased density formats, achieving
compliant amenity and good urban outcomes. Making the subject block critical to the
future vision of Bexley North.
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4. Built Form Strategy

4.5 Preliminary Built-Form Studies for the Council Carpark
and Surrounding Areas

Preliminary Built-form studies have been prepared in the context of potential future
development on the council-owned carpark site and surrounding areas which complies
with the LEP. As mentioned elsewhere in this report, a Robustness test was also used to
test SEPPB5-ADG compliance for a town-centre approach for Bexley North. This involved
considering several options for development up to 12 storeys, which is detailed below.
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* Retain existing park % Retain existing park

* ADC compliznt envelope and building separation * ADGC compliant envelope and building separation

*  Max, 1z.5m deep typical floor plate with single & Max, +8m desp typical floor plate to schisve ADC
ioaded aparimenis. Solar compliance to neighbouring buildings.

Urban Design - Carpark Site Development Options by JKM Architects Architects

Create strestwall establishment along Bexlay
ro=d,

Maximize density,

ADG complisnt envelope and building separation
Max. 12.3m dasp typical floor plate with single
loaded apartments.
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4.5 Preliminary Built-Form Studies for the Council Carpark and Surrounding Areas

Carter Williamson Architects
wwiw.carterwilliamson.com

Current LEP allowable (6-storeys)

* GEA: 2385m2 (Podium - 2-storeys) ¢ GEA: 1670mz2 (Podium - 2-storeys)

* GEA:1320m2 (Typical Levels - 4-storeys) * GEA: ggomz (Typical Levels - 10-storeys)

« Nominal layout: (12 apts per level) +  Nominal layout: (8 apts perlevel)
o 3x1B; 7x2B;2x 3B s 2% 1B; 5x2B; 1x 3B

Site Area: 4,015mM2 Site Area: 4,015m2

F5R: 2.571 F5SR: 2.501

Permissible GFA: 10,038m2 Permissible GFA: 10,038ma2

Proposed Height:  22m Proposed Height:  g4om

Total Yield: Total Yield:

* GEA:10,050m2 + GEA:11,830mz

+ GBA:g,300m2 + GLBA: 10,990m:2

* GFA: 8,520m2 * GFA: g,800mz2

Urban Design - Carpark Site Development Options by JKM Architects Architects

23340 | Tunborn Pty Lid Consolidated Urban Design Report
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Option 02 (12-storeys)
e GEA: 2065mz2 (Podium - 2-storeys)
*  GEA:1305m2 (Typical Levels- 1o-storeys)
«  Nominal layout: (11 apts per level)
o 2x1B; 75 2B; 2x 3B

Site Area:

FSR:

Permissible GFA:
Proposed Height:

Total Yield:

+ GEA17,180mz2
o GBA: 15,030m2
o GFA:14,160m2

4,920mM2
N/A

N/A
40m
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4.6 Developed Masterplan Options

k1

h-._ =
Urban Design - Current Planning Proposal - JKM Architects
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Consolidated Urban Design Report
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Naote: Lots over 1200mz SIte 2res may exce
Height by an additional 6m; and
F=R by an additional o.55

Urban Design - Future Density - JKM Architects
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4.6 Developed Masterplan Options

| -

Urban Design - Neighbouring Sites - JKM Architects

Carter Williamson Architects
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Urban Design - Neighbouring Sites - JKM Architects
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4.6 Developed Masterplan Options

6-storeys

Current LEP allowable

* Retain existing park

s  ADG compliant envelope and building separation
*  Max. 18m deep typical floor plate to achieve ADG

Solar compliance to neighbouring buildings.

12-storeys

Option o1

Reconsider park location from urban scale.
Create streetwall establishment along Bexley
road.

Consider future of Bexley North and Density
requirements.

Connect to future through-site link.

Create a larger communal space for future of
Bexley North

ADG compliant envelope and building separation
Max. 22m deep typical floar plate.

Urban Design - Carpark Site Urban Design Approach - JKM Architects

Carter Williamson Architects
wwiw.carterwilliamson.com
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Consolidated Urban Design Report
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12-storeys

Option o2
Reconsider park location from urban scale.
Create streetwall establishment along Bexley

road.

Consider future of Bexley North and Density
raguirements.

Connect to future through-site link.

Create a larger communal space for future of
Bexley North

ADG compliant envelope and building separation
Max. 22m deep typical floor plate.
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4.7 Indicate Eye Diagrams - Council Carpark and Surrounding Lands

Bexley North Town Centre

Current LEP allowable (6-storeys)

« Slight impact to existing property immediately to
the south

s Typical residential levels are primarily compliant
with min. 2zhrs selar access in accordance with

the ADG.

Solar Access, June 21st - JKM Architects

Congolidated Urban Design Report

23340 | Tunborn Pty Lid _
17,09.2023

Carter Williamson Architects
187 Slade Road, Bexley North

wwiw.carterwilliamson.com

Option o1 (12-storeys)

+ Slight impact to existing property immediately to
the south

s Typical residential levels are primarily compliant
with min. zhrs solar access in accordance with
the ADC.

e

}ﬁﬁ,

il

Option o2 (12-storeys)

Slight impact to existing property immediately to
the south

Typical residential levels are primarily compliant
with min. zhrs solar access in accordance with
the ADC.

Solar Access Key
2 hrs er more
1hr
o hrs
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4.7 Indicate Eye Diagrams - Council Carpark and Surrounding Lands
Bexley North Town Centre

Maintain Maintain Maintain Maintain Maintain Maintain
75% Solar 100% Solar 70% Solar 100% Solar 82% Solar 73% Solar

e ) & ’

Solar Access, June 215t - JKM Architects

Solar Access Kay

2 hrs er more
1hr

o hrs
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4.7 Indicate Eye Diagrams - Council Carpark and Surrounding Lands
Bexley North Town Centre

ent to property immediately south of 187 Slade Road

Over-shadowing of new concept developm
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June 21st - 12pm

June 21st-2pm
Solar Access Key

2 hrs er more

June 21st-1pm

Note:
s over 75% of Carpark site maintains minimum 2hr solar access during mid winter
(June 21st) with current proposed concept development at 187 Slade Road
1hr
Solar Access Diagrams - JKM Architects o
18
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4.7 Indicate Eye Diagrams - Council Carpark and Surrounding Lands
Bexley North Town Centre

* Public domain area: 2650m2 » Public domain area: 336o0m2 s Public domain area: 2850m2
* Approx. 7oomaz (26%) of area receive zhrs or + Approx. 1320mz2 (39%) of area receive zhrs or * Approx. 8comz (28%) of area receive 2hrs or
more direct sunlight in mid winter. more direct sunlight in mid winter. more direct sunlight in mid winter.

Solar Access, Public Domain, June 21st - JKM Architects

2 hrs or more
1hr

o hrs
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4.7 Indicate Eye Diagrams - Council Carpark and Surrounding Lands
Bexley North Town Centre

Q ¢ LEP slloueble(Gamrey) ; Dyt o -
* Public domain area: 2650m2 * Public domain area: 336omz = Public domain area: 28s5o0m2
» Approx. 16oomz (61%) of area receive 2hrs or s Approx. 2420mz (72%) of area receive zhrs or * Approx. 2330m2 (82%) of area receive zhrs or
more direct sunlight in mid winter. more direct sunlight during equinox. more direct sunlight in mid winter.
Solar Access, Public Domain, September 21st - JKM Architects
Solar Access Key
2 hrs or more
1hr
ohrs
Carter Williamson Architects 23340 | Tunborn Pty Ltd Consolidated Urban Design Report '
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4.7 Indicate Eye Diagrams - Council Carpark and Surrounding Lands
Bexley North Town Centre

» Public domain area: 3360mz. ¢ Public domain area: 2850m2
» Predominantly receive more than zhrs of direct » Predominantly receive more than zhrs of direct

sunlight in mid-summer sunlight in mid-summer

rrent LEP all I oreys
* Public domain area: 2650m2
* Predominantly receive more than zhrs of direct

sunlight in mid-summer

Solar Access, Public Domain, December 21st - JKM Architects
Solar Access Key
| 2 hrs or more
1hr
ohrs



4.7 Indicate Eye Diagrams - Council Carpark and Surrounding Lands
Bexley North Town Centre

Over-shadowing of new concept development to property immediately south ot 187 Slade Road

June 21st - gam June 21st - 10am June 21st - 11am June 21st - 12pm

June 21st - 1pm June 21st - 2pm June 21st - 3pm

Note: Solar Access Key

s 2 properties with north facing living room window 2 hrs or more
out of g properties (at 22-24 Sarsfield Cct) facing A
are affected.

e Maintain minimum 70% solar access o hrs
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4.8 Gateway Determination Conditions Summary (Condition (d), v, vi, viii)

Condition (d):

(d)include a single consolidated urban design package and associated concept
scheme that:

(v) cross-section and massing diagrams showing the development concept in the
context of potential future development on surrounding land which complies with
axisting LEP provisions;

This report documents cross-saection and massing diagrams for several development
concepts on surrounding lands. The variation of concepts is specifically for the Council
owned carpark site immediately to the west of the proposal.

The surrounding land of the concept is that defined in Bayside LEP 2021 and MU1-Mixed
Use zone and would typically encompass a proposal for Bexley North town centre.

The reason for various concepts for the Council owned carpark site is part of the
robustness test for the proposal. We have not only looked at a compliant existing LEP
envelope approach to the site, but also designed other scenarios both in building form
and site layout that may better respond to a future town centre vision for Bexley North.
The LEP compliant scheme realises a maximum developable potential, maintaining
the existing sliver of pocket park (west of the site) to Bexley Hoad, using SEPPG5-ADG
amenity (daylight, separation distances etc.) controls to shape the concept.

Concept options 01 and 02 reconsider the site from a town-centre approach, applying
an approprate urban scale relative to the proposal. It was considered the Council owned
carpark site being closer to the critical urban intersection of Bexley Road, Slade Road
and Shaw Street, and therefore the most critical in a hierarchy of height and scale (ie:
town-centre core).

For the Robustness Test to satisfy this condition we assumed a building height of

12 storeys for these buildings to define the core of the town-centre. Scaling down to
the proposed site (187 Slade Reoad) at 10, and then & storeys. This would provide the
best opportunity to test for compliant solar access (SEPPB5-ADG) and therefore, the
maximum developable potential of not only the Council owned carpark site, but all
adjacent sites (existing, proposed and conceptual-town centre).

The outcome of these tests demonstrate the Council owned carpark site can reach the
maximum developable potential of the LEP but also an increased GFA commensurate
with a town-centre approach (refer to JKM Architects Urban Design Strategy).

The Urban Design Strategy document details the site strategies, yield and compliant
solar access of the concepts and adjacent sites and landscape/ park areas.

Carter Williamson Architects

23340 | Tunborn Pty Ltd Congolidated Urban Design Report
www.carterwilliamson,.com

187 Slade Road, Bexley Morth 12.09.2023

(vi}) detailed solar access diagrams which:

= clearly demonstrates overshadowing to existing residential development to the
immeadiate south;

Sun-eye diagrams have been prepared by JKM Architects (refer to Urban Design
Strategy document) for Winter Solstice (June21) and Equinox (Sept 21) time periods that
specifically demonstrate solar access & shadowing to existing residential development
immediately south of the proposal.

The proposal achieves 70% solar access (Objective 4A.1 1 SEPPBE-ADG) to existing
windows of the apartment building immediately to the south of the proposal.

s demonstrate compliant solar access of the land to the immediate west (Council
owned car park); and

Diagrams prepared by JKM Architects (refer to the Urban Design Strategy documents)
for the Winter Solstice {June2l) time period that specifically addressed this condition.
As can be seen in these diagrams a small portion of the site immediately west of the
proposal is affected at the lowest sun angles. The specific calculation demonstrates
more than /5% of the site has more than 2 hours direct sunlight for this time period.

It should be noted the Council carpark site is a large, broad, deep, and nearly an abstract
square site of sufficient depth to allow good solar access even at low sun angles relative

to the proposal. The proposals maximum height peaks at 10 stories to the north-west of

the site, and has proportionally minor impact on the council owned carpark site.

Conceptually the Council owned carpark site, and the 187 Slade Road site should be
considered as one lot for the purposes of organising building layout strategies {3 bar
site strategy — see diagram below) with the appropriate separation distances and green/
communal/parkland / through-site-link open spaces infilling compliant separation
distances. This conceptual model then should be used to calculate a whole of site FSR
across both sites.
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4.8 Gateway Determination Conditions Summary (Condition (d), v, vi, viii)

+ demonstrate compliant solar access can be achieved to a compliant development
scheme to the immediate west of the site (Council owned car park).

As noted in previously (in response to condition (v)) an LEP and SEPP65-ADG compliant
scheme has been prepared for the Council owned carpark site, and tested for compliant
solar access (refer to JKM Architects Urban Design Strategy document). The LEP
concept complies with SEPPB5-ADG solar compliance for a Sydney Metropolitan site
(70% of Apartments for 2 hours at June2l).

Concept options 01 and 02 (Robustness Test) far the Council owned carpark site were
also designed and tested. Both options comply with SEPPE5-ADG solar compliance for a
Sydney Metropolitan site (70% of Apartments for 2 hours at June2l).

{viii) further test the suitability of the 9 to 10 storey parts of the proposal to
minimise overshadowing to communal open space.

Both the Urban Dasign Strategy & Architectural Intent (see annexes) documents
prepared by JKM Architects use detailed sun-eye diagrams from 9am to 4pm for both
the winter solstice (June 21) and Equinox (Sept 21) to apply a critical lens {(Robustness
test) to the solar access and correspondence shadowing effect of the proposal and the
viability of the future vision of the surrounding lands.

Ve can seein both documents the sun-eye diagrams demonstrate the suitability of the
8 and 10 storey components of the proposal. These storeys are significantly contracted
(a stepping form) to *solar-sculpt’ the design response to minimise the overshadowing to
communal open space.

This is a skilful design response to the built-form to minimise impact and maximise
amenity for the given density for not only the proposed site, but also existing adjacent
sites and surrounding lands, with a particular focus on reaching the maximum
developable potential of the Council owned carpark site immediately to the west of
the proposals site. It is also worth noting that raw LEP envelopes for this site, at lower
heights cause a greater solar-impact than a taller, but more nuanced (solar-sculpted)
approach of this proposal.

Carter Williamson Architects 23340 | Tunborn Pty Ltd Congolidated Urban Design Report
www.carterwilliamson,.com 187 Slade Road, Bexley Morth 12.09.2023
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5. Developed Architectural Design
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5. Developed Architectural Design

5.1 Overview

This report has worked with the consultant team have worked with JKM Architects to
develop the concepts sketches of GMU's report into Design Intent documentation including
plans, sections, elevations, 3D modelling, analysis and sun-eye diagrams. The intent of the
developed design for the proposal at 187 Slade Street, Bexley Morth is to ‘prove-up’ the
concept drawings into viable working design drawings that exhibit a similar performance
standard as Development Application (to a level approximately 60% of final DA) drawings.

The Design Intent drawings prepared by JKM Architects - detailed in Section b of this
report - details planning requirements, SEPP65+ADG compliance, uses, circulation,
landscape and public domain, and indicative material choices, including basement and
carpark uses, including access-egress.

Specific attention has bean applied to the public domain interface and SEPPEE compliance
of the propos=al. It should be noted that these are not Development Application drawings,
but design intent (approximately 60% DA) drawings. It is envisioned this documentation will
continue down the path of resolution towards DA submission at the appropriate time.

This work has been done to satisfy Condition 1{d)(i} of the Gateway determination letter {30
May, 2023).

Carter Williamson Architects 23340 | Tunborn Pty Ltd Congolidated Urban Design Report
www.carterwilliamson,.com 187 Slade Road, Bexley Morth 12.09.2023
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5.2 Indicative Plans
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5.2 Indicative Plans

Entry

EX RL. 13.50

21000

I
==;IIII{FIIIL"'I

- i B
EX AL +nzo ; — %

|

ArctEas Tiest FrElEs e Frafect B Eata
jkm Tunborn Pty Ltd BNH Mixed-Use Development| 2305 Gatewsy Determination

S N ey e architects (wevervang) [ o

b bl oyt e bl 1 o 187 Slade Road, Bexley Ground Flan 1: 400 @ A3

e L ] ".'.rr:m.r. Nl:lfm S Ewazn
e A 2 g g L e o '4 iz
e At o= T MES gRan




5.2 Indicative Plans
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5.2 Indicative Plans
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5.2 Indicative Plans
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5.2 Indicative Plans
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5.2 Indicative Plans
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5.2 Indicative Plans
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5.3 Indicative Basements and Carpark Plans
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5.3 Indicative Basements and Carpark Plans




5.3 Indicative Basements and Carpark Plans
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5.4 Indicative Sections
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5.4 Indicative Sections
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5.4 Indicative Sections
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5.5 Area Calculations and Compliance Diagrams

y ';ﬁ Area - Level 04-05 f Em Area - Level 06 y -? Area - Level 07 .f'E"ﬁ Area - Level 08 ("gﬁ'\ Area - Level 09
~—" 1:1000 =/ 1:1000 ") 31000 A~ 1:1000 "~/ 11000

Total Apartments:. g2 Apts

Solar Access: 88 Apts (gs3)
Cross Ventilation: 51 Apts (66%)

Ty Area - Lower Ground '"E“. Area - Ground Plan f”’jﬂ‘ Area - Level 01 G.R“ Area - Level 02-03
"L 11000 \2/ "1-1000 \>/ 11000 2 11000
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5.5 Area Calculations and Compliance Diagrams
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5.5 Area Calculations and Compliance Diagrams

137 Slade Road, Bexley North Hotel Development 10123.00.04
Area Schedule Rev.04
Site Area
Permissible FSR 3.35 Req'd Deep Soil Zones 4235 m2
Permissible GFA 14187 mz Proposed Deep Soll Zones 505 mi
Proposed GFA 13830 m2 Max. Height 35 m Max. Height
Proposed FSR 3.37 A Proposed Height  34.B m : Proposed Height
Reskdential [WEST) Hotel |Retall |Pub Resident|al (EAST) Retall
Height{m] [RLIm]} [GBA |GEA. 1B Eii] 3B NV 544 Car Visitor |Bike M3  JOGFA JGFA |GFA Height{m) |RL{m) |GEA  JGFEA |16 1B 3B MY a4 Car  [Visitor |Gike JMB  |GFA
Roof 473
Level og 3.5 438 140 40
Level o8 51 40.7 b0 450 4 3 7 7
Leval 07 31 3.6 Bya 570 q 1 o 3 5
Level oh 31 34.5 1015 Geg 4 3 1 & 7
Level 05 34 3.4 10415 B0 1 5 2 5] 7 Roof 32
Levelo4 3.1 28.3 1015 820 1 5 2 5] 7 240 Lewvel 04 3.5 28.5 1100 750 2 4 1 5 7
Level o3 3.1 35.2 BRo Level o3 3.1 25.4] 580l 1ago 3 7 3 B 13
Leve| a3 5.4 134 BB Level 03 3.1 33,3 i580] 390 3 7 3 B i3
Level o1 4 18.1 210 B4o Level 01 3.1 16,2 icEo] 1200 3 7 3 B 13
Ground 4 $d.1 20 40 380 Fali] Ground 3.1 161 1200 BEO 3 5 1 4 Q 280
Lower Ground %.b 1.5 52 Lower Ground 3.6 1.5 40 355
Bon 2.9 1.2 3720 103 B 2.5 1.2
Boi 1.9 B3 Bo Baz 2.9 8.3

GFA Subtotal 590 1550 GFA Subtotal
GFA Total GFA Total
GFA Total (Both Sites)

Apt Mix Sub-Total q 1l Apt Mix Sub-Total

Apt Mix Percentage L1 -4 Apt Mix Percentage
Apt Units Sub-Total 3 Apt Units Sub-Total
ADGC Compliance (%) ;

Apt Units Total {Both Sites)

MOTE:
MV = Natural Ventilation [min. 60|
5A = Salar Access ymin. 70%)

Carter Williamson Architects | Tunborn Pty Lid
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5.6 Indicative Eye Diagrams - Subject Site LEP Compliant Envelope

Subject Site LEP Compliant Envelope {22m Height) Subject Site LEP Compliant Envelope {2zm Height)

By

June 215t - 11:00 am June 215t - 12:00 pm
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5.6 Indicative Eye Diagrams - Subject Site LEP Compliant Envelope

Subject Site LEP Compliant Envelope {22m Height) Subject Site LEP Compliant Envelope {2zm Height)

June 215t - 3:00 pm June 21st - 4200 pm
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5.6 Indicative Eye Diagrams - Subject Site LEP Compliant Envelope

Subject Site LEP Compliant Envelope (22m Height) Subject Site LEP Compliant Envelope {(22m Height)

Dec 21st - 11:00 am Dec 215t - 12:00 pm
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5.6 Indicative Eye Diagrams - Subject Site LEP Compliant Envelope

Subject Site LEP Compliant Envelope (22m Height) Subject Site LEP Compliant Envelope {22m Height)
g \,‘_::..::I_' < “‘-.._\‘_ 14
= o .

Dec 215t - 3:00 pm Dec 215t - 4:00 pm
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5.6 Indicative Eye Diagrams - Subject Site Proposed Envelope

gth [ 10th Storey gth [1ath Storey

I""\_B.l ‘} I_r.l | s ;l A

June 215t - 11:00 am June 215t - 12:00 pm

In response to Gateway Determination Condition (d) (viif), the suitability of the gth and 1oth storey
compenent of the subject development will have little impact on the car-park site and communal

open space (existing park). Sun-eye diagrams clearly demonstrate that:

The carpark site is predominantly achieving solar access from tam-3pm during mid-winter and has
little or no impact from the gth [ 1oth storey of the subject development. (Refer to Urban Design
Report where it is demonstrated that over 75% of the carpark site achieves a minimum of zhrs solar
access in mid-winter)

‘Communal open space (Existing Park)
The existing park is predominantly achieving solar access from 1oam-3pm during mid-winter and has
little or no impact from the oth/ 10th storey of the subject development.
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5.6 Indicative Eye Diagrams - Subject Site Proposed Envelope

June 215t - 3:00 pm June 215t - 4200 pm

In response to Gateway Determination Condition (d) (viif), the suitability of the gth and 1oth storey
component of the subject development will have fittle impact on the car-park site and communal
open space (existing park). Sun-eye diagrams clearly demonstrate that

The carpark site is predominantly achieving solar access from riam-3pm during mid-winter and has
little or no impact from the gth [ 1oth storey of the subject development. (Refer to Urban Design
Report where it is demonstrated that over 75% of the carpark site achieves a minimum of zhrs solar
access in mid-winter)

Communzl open space (Existing Park
The existing park is predominantly achieving solar access from1oam-3pm during mid-winter and has
little or no impact from the gth [ 10th storey of the subject development.
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5.6 Indicative Eye Diagrams - Subject Site Proposed Envelope

Sept 21st - 11:00 am Sept 215t - 12:00 pm
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5.6 Indicative Eye Diagrams - Subject Site Proposed Envelope

Sept 21st - 3:00 pm Sept 215t - 4:00 pm
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5.6 Indicative Eye Diagrams - Adjacent Sites LEP Compliant Envelope

LEP Compliant Envelopes (22m Height)

LEP Compliznt Envelopes (2z2m Height)

— i —

June 215t - 11:00 am June 215t - 12:00 pm
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5.6 Indicative Eye Diagrams - Adjacent Sites LEP Compliant Envelope

LEP Compliant Envelopes (22m Height) LEP Compliant Envelopes (z2m Height)

June 215t - 3:00 pm June 21st - 4:00 pm
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5.6 Indicative Eye Diagrams - Adjacent Sites LEP Compliant Envelope

LER Compliznt Envelopes (22m Height) l\ LEP Compliant Envelopes (22m Height)

Dec 21st - 11:00 am Dec 215t - 12:00 pm
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5.6 Indicative Eye Diagrams - Adjacent Sites LEP Compliant Envelope

LEP Compliant Envelopes (22m Height) LEP Compliant Envelopes (22m Height)

Dec 21st - 3:00 pm Dec 215t - 4:00 pm
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5.6 Indicative Eye Diagrams - North-South Through Site Link June 21st

June 21st - 10:30am
16% of Through-site link
with Solar Access

June 21st - 11:45am
65% of Through-site link
with Solar Access

June 21st - 10:45am

23% of Through-site link
with Solar Access

June 215t - 12:00pM
75% of Through-site
link with Solar Access

June 21st - 11:00amM
33% of Through-site link
with Solar Access

June 215t - 12:15pm
84% of Through-site link
with Solar Access

June 21st - 11:_15am
44% of Through-site link

with Solar Access

—

June 21st -12:30pmM
85% of Through-site link
with Solar Access

June 21st - 11 oam
55% of Through-site link
with Solar Access

June 215t - 12:45pm
78% of Through-site link
with Solar Access

June 215t - 1:00pm
69% of Through-site link

with Solar Access

Carter Williamson Architects
wwiw.carterwilliamson.com

23340 | Tunborn Pty Lid
187 Slade Road, Bexley Morth

June 21st - 01:15pm
55% of Through-site link

with Solar Access

Congolidated Urban Design Report
12.09.2023

June 215t - 01:30pm
39% of Through-site link
with Solar Access

June 21st - 01:45pm
26% of Through-site link
with Solar Access

June 215t - 02:00pm
20% of Through-site

link with Solar Access
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5.6 Indicative Eye Diagrams - North-South Through Site Link September 21st

42% of Through-site link
with Solar Access

------

L\\. : ',.".f' v A
September 21st - 11:45am
85% of Through-site link
with Solar Access

51% of Through-site link
with Solar Access

L £ ® N

of MRS
September 215t - 12:00pm
94% of Through-site link
with Solar Access

kuuﬁl_—site
link

60% of Through-site link
with Solar Access

September 215t - 12:15pm
92% of Through-site link
with Solar Access

69% of Through-site link
with Solar Access

September 21st - 12:30pmM
87% of Through-site link
with Solar Access

77% of Through-site link
with Solar Access

September 21st - 12z, m
8o% of Through-site link
with Solar Access

September 215t - 01:30DpM
43% of Through-site link
with Solar Access

September 21st - 01:15pm
55% of Through-site link

with Solar Access

September 21st - 1:00pm
71% of Through-site link
with solar Access

September 215t - 01:45pm
28% of Through-site link
with Solar Access

September 215t - 02:00pm
21% of Through-site link

with Solar Access
DESIGN INTENT DRAWINGS

NOT FOR CONSTRUCTION
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‘5.6 Indicative Eye Diagrams - North-South Through Site Link December 21st

e I . :
December 215t -10:308am December 215t - 10:453m December 215t - 11:00am
54% of Through-site link 65% of Through-site link 71% of Through-site link
with Solar Access with Solar Access with Solar Access

December 215t - 11:45am December 21st - 12:00DM December 215t - 12:1 pm
94% of Through-site link 99% of Through-site link 98% of Through-site link
with Solar Access with Solar Access with Solar Access

Through-site
link
December 215t - ::00pm December 21st - o1:15pm December 21st - 01:30pm
76% of Through-site link 65% of Through-site link 54% of Through-site link
with Solar Access with Solar Access with Solar Access
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Through-site
link

December 21st - 11215am
84% of Through-site link
with Solar Access

December 21st - 12:30pm
93% of Through-site link

with Solar Access

December 215t - 01:45pm
41% of Through-site link
with Solar Access
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December 215t - 11:30am

87% of Through-site link
with Solar Access

December 21st - 12: m
86% of Through-site link
with Solar Access

December 215t - 02:00pm
28% of Through-site link
with Solar Access
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5.6 Indicative Eye Diagrams - East-West Cross Site Link

Solar access Sun-Eye
Disgram not applicable at
this time

June 215t - 7:00am June 21st - g:00am

Cross Site Link

'-""".'_' i I Y\~ |
September 215t - g:00am

Cross Site Link

December 215t - g:00am

December 215t - 7:00am
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Cross Site Link

Cross Site Link

September 215t - 12:00pm

Cross Site Link

December 21st - 12:00pm

Cross Site Link

Cross Site Link

Cross Site Link

December 21st - 3:00pm

Solar access Sun-Eye
Diagram not applicable at
this time

June 21st - 5:00pm

December 215t - 5:00pm
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5.7 Indicative 3D Images

Artistic impression of Through-site link
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5.7 Indicative 3D Images

Artistic Impression from Bexley Road Corner
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5.7 Indicative 3D Images

Artistic Impression of Facade Close-up
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5.7 Indicative 3D Images

Artistic Impression of Facade Close-up
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5.8 Gateway Determination Conditions Summary (Condition (d) i, i, iii, 1v, vii)

Condition (d): (iv) betterillustrates solar access provided to the proposed internally located
publicly accessible laneway/open space.
(i) reflects the intended uses of the site, including car parking. This should be

clearly demonstrated in built form cross section diagrams. Sun-eye diagrams have been prepared to not only better illustrate solar access to
the individual uses (Apartments, commercial areas etc.) of the proposal, but also the
Intended uses of the site, including car parking are demonstrated in Section b of this proposed internally located public accessible through-site-link (north-south), and cross-
consolidated Urban Design Report (cUDR). These are supported with plans and cross- site-link laneways. This can be seen in JKM Architects drawings prepared for this report
section drawings prepared by JKM Architects that clearly demonstrate intended uses. (DADE 50 to DADL.53).

The sun-eye diagrams have been prepared for winter solstice (June 21), Equinox (Sept
(ii} identifies the number of dwellings the proposal seeks to facilitate. 21), and summer solstice (Dec 21) time periods to fully explain the sclar access for the
year, from lowest sun-angles to highest.
The number of dwellings is identified in the Design Intent Drawings prepared by JKM
Architects found in Section b of this cUDR. The through-site link (north-south) is designed as an activated laneway that connects
Slade Hoad to the cross-site-link (Sarsfield CCT to Council owned carpark site}. The
solar access has been specifically illustrated through sun-eye diagrams at 15-minute

(iii) apply a single floor space ratio to the entire site which is consistent with the intervals from 10.30am to 2pm highlighting more than 2 hours sunlight for most of the
density of the proposed split maximum floor space ratios. through-site link at the winter solstice. Sun-eye diagrams for Equinox and Summer
Solstice diagrams for the same times periods and intervals have also been prepared for
A single Floor Space ration (F3R) is calculated for the entire site, which is consistent with completeness.
the density of the proposed. This can be found, and explained in explained in detail in
Planning Ingenuities accompanying Planning Report. The cross-site-link is naturally more challenged [vulnerable) for direct solar access at

lower sun angles as it is an east-west link on the south side of the site. However, even at
the winter solstice it is punctuated at both ends and, in the middle, (at the junction of the
through & cross site links) with bright, direct sunshine. Assisting with natural light the
proposal deliberately scales down to the cross-siie-link (southern end of the site) to allow
the required solar access to the adjacent apartments to the south of the subject site.

{vii) clarify the provision of deep soil areas in accordance with State Environmental
Planning Policy No.65 —Design Quality of Residential Apartment Development and
the Apartment Design Guide

Compliant deep soil provisions in accordance with SEPPE5-ADG have been defined
graphically and numerically on a drawing prepared by JKM Architects in the Design
Intent drawings.

Carter Williamson Architects 23340 | Tunborn Pty Ltd Congolidated Urban Design Report
www.carterwilliamson,.com 187 Slade Road, Bexley Morth 12.09.2023

68



C
14

6. Recommendations

Carter Williamson Architects
www. carterwillamson.com

23340 | Tunbom Pty 1td
187 Slade Road, Bexley North

Gonsolidated Urban Design Report
120892023

69



6. Recommendations

6.1 Recommended LEP Amendments

This cUDR iz consistent with, and builds upon, the UDR by GMU (refer to annexe C). The
LEP Amendments are those proposed in the Planning Ingenuity's accompany Planning
Report.

6.2 Conclusions

The conclusions for this Consolidated Urban Design Report (cUDR) should be read in
conjunction with GMU's Urban Design Report (UDR - refer Annexe B) - this report is
consistent and is in support of GMU's initial Urban Design repert. The purpose of the cUDR
15 to respond to conditions of the Gateway Determination, specifically condition 1(d).

Design drawings prepared by JKM Architects have been prepared to a Development
Application performance standard to identify the intended uses of the site, including
carparking (satisfying condition 1{d}i)). They identify the number of dwellings of the
proposal (satisfying condition 1{d){ii}). in the format of plans, (cross) sections and elevations,
including 30 modelling and renders {CGls). These have been used to guide a single floor
space ratio (FSR) for the entire site (satisfying condition 1{d}{ii)).

The proposal has been developed as a detailed 3D model to help understand the amenity
requiremants of the proposal and its external effect. The detailed 3D model has been

used better illustrate the solar access provided to the through & cross site links. This has
been detailed with sun-eye diagrams at 15 minutes intervals at critical times for the winter
solstice, equinox, and summer solstice time frames. These demonstrate good solar access
for the north-south through-site-link, and respectable solar access for the challenged east-
west cross-site-link that is located to the south of the proposal (satisfying condition 1{d)

(iv)).

The report has prepared Urban Design Intent drawings with JKM Architects to demonstrate
compliant solar access/shadow effect to the development immediate to the south, and
compliant solar access to the land immediate to the west (Council owned carpark), and
compliant solar access to a development scheme(s) for the Council Cwned Carpark

- (satisfying condition 1{d){vi)). A Robustness Test was used to further investigate the
development opportunities of the Council owned carpark site that imagined a town-centre
approach to that site, and Bexley North Town-centre core in general.

Carter Williamson Architects 23340 | Tunborn Pty Ltd Congolidated Urban Design Report
www.carterwilliamson,.com 187 Slade Road, Bexley Morth 12.09.2023

The Robustness Test successfully tested the Council owned carpark site, and town-centre
core buildings, in two options, for buildings up to 12 storeys for SEPPB85-ADG Compliance.
Using the amenity controls of SEPPB5-ADG as the high-bar for future development, the
Robustness Test not only proved SEPPEL-ADG compliance for the propesed LEP compliant
scheme, but SEPP65-ADG compliance for the possible maximum developable options for
the Council owned carpark site.

Further evaluation on the developed proposal clarifies the deep soil provision of the
proposal (satisfying condition 1{d)wvi)}, and further tests the suitability of the 8 to 10 storey
components to demonstrate minimised overshadowing to the communal open space
(=atisfying condition 1{d){wiii)). Conceptually the Council owned carpark site, and the 187
Slade Road site should be considered as one lot for the purposes of organising building
layout strategies (3 bar site strategy) with the appropriate separation distances and

green/ communal/ parkland/ through-site-link open spaces infilling compliant separation
distances. This conceptual model then should be used to calculate a whole of site FSR
across both sites.

Based on the opportunities available within the site and its relationship to surrounding
context, this report explored, developed and tested options requested in the Gateway
Determination using a detailed design drawings and modelling, and applying a further
Robustness Test to make sure the maximum developable potential can be achieved not
only for the subject site but all adjacent sites for the current LEP provisions and also future
Town-Centre possibilities. It is therefore not only reasonable and appropriate to consider
higher density and height on the subject site, in alignment with a greater vision for the
future of Bexley North Town Centre, but also understand the proposal as integral to the
future development of Bexley North.

We commend this application to NSW Department of Planning to support this proposal as
satisfying the conditions of the Gateway Determination.
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Department of Planning and Environment

Gateway Determination

Planning proposal {(Department Ref: PP-2022-2456). toc amend the Bayside Local
Environmental Plan 2021 to facilifale a mixed use residential development at 187 Slade
Road. Bexley North.

|, the Executive Director, Metro East and South, at the Department of Planning and
Environment, as delegate of the Minister for Planning and Public Spaces, have determined
under section 3.34(2) of the Environmental Planning and Assessment Act 719739 (the Act) that
an amendment to the Bayside Local Environmental Plan 2021 to amend the Bayside Local
Environmental Plan 2021 to facilitate a mixed use residential development at 187 Slade
Road, Bexley North, should proceed subject to the following conditions:

1. Pnor to community consultation, the planning proposal is to be updated to:

(a) provide a plain English explanation of a future LEP provision that seeks to allow
consideration of the NSW Land Use Safety Planning Framewark and the land
use safety study risk assessment (LUSS), prepared by Arriscar, at the
development application stage: Specifically, this provision will need to:

(1) ensure any proposed sensitive land uses are restricted, including
seniors housing, hospitals, educational establishments and early
education and care faciliies; and

() ensure notification to and consideration of any comment from the
Department prior to the issuing of any development consent for these
specified developments by the consent authority.

(b) clanfy how the planning proposal addresses the existing land reservation for a
‘local road’ on the southem portion of the site;

(c) ensure that the intended uses are consistently referenced in all documentation.
It is understood these include a ‘pub’ and ‘hotel and motel accommodation’;

(d) include a single consolidated urban design package and associated concept
scheme that:

(i) reflects the intended uses of the site, including car parking. This should
be clearly demonstrated in built form cross section diagrams:

(i) identifies the number of dwellings the proposal seeks to facilitate;

(i) applies a single floor space ratio to the entire site which is consistent
with the density of the proposed split maximum floor space ratios,

(iv) better illustrates solar access provided to the proposed internally
located publicly accessible laneway/open space;

(v) cross-section and massing diagrams showing the development
concept in the context of potential future development on surrounding
land which complies with existing LEP provisions;

(vi} detailed solar access diagrams which:

« clearly demonstrates overshadowing to existing residential
development to the immediate south;

» demonstrate compliant solar access of the land to the immediate
wesi (Council owned car park); and
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» demonstrate compliant solar access can be achieved to a
compliant development scheme to the immediate west of the site
(Councll owned car park).

{wil) clarify the provision of deep soil areas in accordance with State
Environmental Planning Policy No 65 —Design Quality of Residential
Apartment Development and the Apartment Design Guide; and

(vili)further tests the suitability of the O to 10 storey paris of the proposal to
minimise overshadowing to communal open space.

(e) include and address supporting flood impact assessment to justify the
proposal's consistency against Section 9.1 Ministenal Direction 4.1 Flooding's
requirements. This flooding assessment will need to be provided in a single
consolidated package;

{f)  ensure the traffic impact assessment accurately reflects the proposed uses of
the site and the development concept scheme;

{g) discuss the mechanism for how public access will be secured to the internal
laneway/open space;

(h) apply Clause 6.16 - Development requinng the preparation of a Development
Contral Plan of the Bayside LEP 2021 to the site; and

(i)  ensure the recently intfroduced employment zones are accurately referenced
and identified.

Public exhibition is required under section 3.34(2)(c) and schedule 1 clause 4 of the Act
as follows:

{a) the planning proposal must be made publicly available for a maximum of 20
working days; and

(b) the planning proposal authority must comply with the notice requirements for
public exhibition of planning proposals and the specifications for material that
must be made publicly available aleng with planning proposals as identified in
Local Environmental Plan Making Guidefines (Department of Planning and
Envircnment, 2022).

Exhibition should commence within 3 months following the date of the Gateway
determination.

Consultation is required with the following public authorities and government agencies
under section 3.34(2)(d) of the Act and/or to comply with the requirements of applicable
Directions of the Minister under section 9 of the EP&A Act

i. Transport far NSW,
i. APA Group — operator of the Moomba Sydney High Pressure Ethane Pipeline;
. Ausgrid:
iv. Sydney Water:
v.  NSW State Emergency Service; and

vi.  NSW Depariment of Planning and Environment's Environment and Heritage
Group.

Each public authority is to be provided with a copy of the planning proposal and any
relevant supporting material via the NSW Planning Portal and given at least 30 working
days to comment on the proposal.

A public hearing is not reguired to be held into the matter by any person or body under
section 3.34(2)(e) of the Act. This does not discharge Council from any obligation it
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may otherwise have to conduct a public hearing {for example, in responseto a
submission or if reclassifying land).

5. Given the nature of the proposal, Bayside Council is not authorised to be the local plan-
making authority.

6.  The timeframe for completing the LEP is to be 9 months from the date of the Gateway
Determination.

Dated 30th of May 2023

Amanda Harvey

Executive Director, Metro
East and South

Department of Planning
and Environment

Delegate of the Minister for
Planning and Public
Spaces
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1.INTRODUCTION




1.1 INTRODUCTION

GM Urban Design and Architecture (GMU) has been appeinted by the owners of te site located at 137
Stade Road, Bexdey (the sit2), to prepare an urban design study to inform the appeopriate built form
Sirateqy for the subject site

The preferred bailt form propesal in this report has been prepared in respanse 1o detalled urban
design analysic of the Site's immediale and broader comtext, the existing and future characierof
Bexdey North as well as the potential opporiunities provided by the existing council owned carpark
adjacent 1o the site.

This Urban Design Report summatises the key urban design paramelers infoeming the: built form
sirateqy for the subject site and i iImmediate context. It provides a pofential pesformance framework
in key areas refative to Counci's current controls. It also sets a holisbic vision for the site as a formal
part of the local centre rather than indwidual isolated developments,

In preparing this study and the cuggested strateqy for the sie, GMU have worked with the fofowing
Consuliant deam

Town Planners - Pianning Ingenuity

Traffic Consultant - TRAFFX

Fleod Censultants - GRC Hydro

Landscape architects - SITEDESIGN Studios

1.2 METHODOLOGY

GMU has conducted a review of applicable State and Local Govermment strategiesicontrofs as well
as 8 comprehansive confextual analysis of the site and its immediate suroundings: GMU has atso
reviewed the kistory of the site, Il current and previous uses. We have reviewed the impact and
opporiunites of recent infrastructure upgrades to the M5 comidor 10 develop an undarstanding of the
sirategic rode and the fikely changing futurs character of the centre and area,

GAL have reviewed gdvice provided Dy consultants regarding traffic and fiooding impacts. We have
reviewed comespondence between Council and the Applicant regarding Coundl's requirements for.the
site. Cur analysis has informed the opperunities and constraints diagrams for the site which in tum
have informed the proposed strategy for the commercial and residential components for the Site.

In formulating the views expressed in this feport. GMLU hag:

1. Visited the site and i's immediate and broader confet.

2 Reviewed the A Metropolis of Three Cities (35C).

3. Reviewed the East District Plan (G3C)

4 Reviewed the recenily published Bayside Local Sirategic Planning Statement
5

Reviewed the Reckdale LEF 2011 and Rockdale DCP 2011 for the subject site and the contextin
general.

6. Feviewed Planning Proposals and recent approvals or DAS under assessment or approved in the
wiciity of the subjedt sits

7. Analysed iocal controls in relation to the area, the site and the desired future characler of the
area.

8. Reviewed Flood information availabie on Council's website (Bayside Councd)

§  Reviewed planning advice prepared by Planning Ingemuity.

10. Reviewed survey information prepared by C-Side Survayers (June 2017).

11. Reviewed Traffic Impact Assessment prepared by TRAFFEX (w3 Ceiober 2010)

12. Reviewed Flood Advice by GRC Hydro Novembar 2018 and Cciober 2019

13. Reviewed Preliminary Gaotechnical advice prepared by JK Geotechnics {September 2013)

14, Considered the current and polential role of the site relative io the existing town centre and other
similar centres

15, Tested patential cvershadowing to adjoining recidential properties and potential visual impacts of
the proposed built form strategy.

16. Met with Cotmcif's staff for a pre-bodgement meating (28 August 2018) 1o undersiand their views,
izsuies and opinions and to seek their prefiminary feedback on the Planning Proposal

GMU
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2.1 STRATEGIC CONTEXT

The subject site 5 located in Bexley North, approximately 12 km southwest of Sydney's CBD, 4 km
1o the west of Botany Bay and 2.5 km west of Rockdale . Empleyment centres near the subject site
include Bankstown, Kogarah, Hurstvibe, tre Airport, Port Botany, Green Square-Mascet and Sydney's

GREATER SYDNEY REGIONAL PLAN “A METROPOLIS OF THREE CITIES”

This publication by the Greater Sydney Commission nominates the site as baing located within the
Esstem Harbour City, which promotes [veability and sustainability The plan promotes the connectivity
-85 wedl 8 easy acoess o jobs. The plan envisions 3 wei connected Eastem Harbour City which
provides a 30-minute access to 3 metopalitsn cantre or cluster via public transport.
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The site i focated along ne T3 line, East Hills via Alrport connecting ne site to the airport and the city
in & very short perind of ime, Furthermose, the site is near the M5 exit providing great connectivity
towards the city and westem Sydney via the motorway. These two major infrastructure connections
provide excellent connectivity to the site and the necessary support for future growth aligned with the
metropolitan design principle of encouraging arowth close 1o infrastractures.
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EASTERN CITY DISTRICT PLAN

Bexley is located within the Bayside Council Local Government Area (LGA) which forms
part of the Eastern City District within the Eastern Harbour City and is nominated as a Loeal
Centre according to the Eastern City District Plan (GSC 2018). Kogarah, is the nearest
Major Strategic Centre and is located approximated 3.5 km to the southeast of Bexley North
Other Strategic Cenfres close to the site are Hurstuille and Campsie, both less than 4 km
from the site, The Eastern City District Plan {ECDP) constitutes the key strategic instrument
for the district, nominating a vision and overarching priomties for the ares, informing the
development of local strategic planning over the coming £0 years.

The future of this district include:

«  MNurturing guality lifestyies through well-designed housing in neighbourhoods close to
transport and other infrastruciure

«  Aligning growth with infrastructure, including fransport, socisl and green infrasiructure,
and delivering sustainable, smart and adaptable solutions

+  Sustsining communities through vibrant public places, walking and cycling, and cultural,
artistic and tourism assets

«  Building effective responses {0 climate change and natural and urban hazards.

Owerarching key prioities for this district including:

+  Planning for 8 city supporied by infrastructurs

«  Providing services and social infrastructure to meet people’s changing needs

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

« Creating and renewing great places and local centres, and respecting the District's
heritage

+  Delivering integrated land use and transport planning and a 30-minute city

A number of key opportunities are nominated for the Morthern District including:

«  LUrban Renswal areas associated with new planned infrasfructure such as the
Sydenham to Bankstown corridor, West Connex and the Light Rail

+  Consofidation and strengthening of major Health and Education Precincts like Randwick
and Kogarah.

«  [nnovation coridor on the western edge of the CED

+  Urban growth focused on well-connected walkable places that build on local strengths
and deliver quality places

INFRASTRUCTURE
Ag identified in the Eastern City District Plan, infrastructure s to be planned o support
orderly growth, change and adaptability and is to be defiverad and used efficlently.

The Plannirg Priority E1 aims to pian for a city supported by infrastructure_ it aiso promotes
aligning future growth with infrastructure.

LIVABILITY

The Livability Framework (ECCP Part 3) nominates directions for the East City District which
include:

«  Providing services and social infrastructure to people

«  Providing housing supply, choice and affordability

« Creafing and renewing great places and local centres

An additional 157 500 homes will be required in the Eastern City District by 2035 due to
the anticipated populstion growth of around 325,000 ECDR (by GSC). To address housing
supply, housing strategies are 1o be deveioped by councils 1o

«  Align projected growth with existing and proposed local infrastructure improvements
«  Coordinate the planning and defivery of local and State infrastructure
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Key sdapied from Eastern City District Plan {GSC Page 10)

The Eastem City District Plan nominaies five-year housing targets of 10,150 dwellings for
the Bayside LGA (ECCP Part 3). Housing diversity and choice are highly valued to meet
demand for different housing types, tenure, price points, preferred locations and design

to accommodate the expected changes inhousehold and age structures across Sydney.
The Eastern City District Plan envisions a balanced mix.of muiti-unit dwetlings and low to
medium density homes for the district which provides a diverse mix of kousing choices for
the changing nesds.

PRODUCTIVITY

The Eastern City District Plan seeks improvement to the connectivity of the district to further
impzove the access to kocal jobs and sefvices. The Productivity Priority No 10 nominates the
direction for the Eastern City District to:

«  Delver infegrated land use and transport planning and a 30-minute city

Bexley Morth, being located at the edge of one of the Urban Renewal Aroas benefits from-the
T8 train line and the M5 Motorway which provide improved and close access for the Bexley
Morth's community to major employment centres, health, education, commercial and retail
destinations, making it an ideal place to support growth.

SUSTAINABILITY

A key element of the Eastern City District Pian is the defivery of sustainable; smart, clean
and efficient urban solutions that will create 3 more sustainable and pleasant urban
environment.

Itis & priority of the plan to defiver high guality public open space and reduce the use of
transport and the energy used per capita

Denser environmenis close 10 transport nodes and local infrastructure are favoured as they
contribute 1o a8 more-local and walksble iifestyle

Planning ahead to adapt and deal with the impacts or urban and natural hazards and climate
change is also a priority of the-plan to-ensure that new development is resilient and future

proof.

LOCAL STRATEGIC PLANNING STATEMENT (LSPS)

The Bayside | 8PS was released recently and provides a strategic vision for Bayside LGA.
The Bayside Planning Priorities have been groupsd under the same four themes

identified in the Eastern City Cistrict Plan and A Metropolis of Three Cities

The Bayside LEPS is divided into the foflowing three parts:

Part 1 - Future of Bayside: Bayside Land Use Vision 2038, the Bayside Structure Plan 2036;
Part 2 - Our Place: Area characteristics,

Fart 3 - Planning Priorties: Planning priorities.

15054- PP~ Bexley North- 187 Slade Road
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2.2 COMPARATIVE ANALYSIS - OTHER CENTRES OF SAME HIERARCHY

To understand the redevelopment potential of Bexley North Town Centre (inciuding the subject site), GMU has reviewed and analysed Councils
applicable controis and plans, sirategic polices including the East City District Plan. Furhermare, GMU has undertaken an urban design analysis of
ihe incal context

Bexley Morth Centre nas been identified as 8 local centre similar fo Riverwood, Kingsgrove, Rockdale and Wolll Creek (33 per the newly released South
District Pian). These centres are encouraged to provide addiional dweliings withis an S00m walking caichment around train stations tocreate walkable
Iocal centres, in fine with transit-oriented deveiopment poficies

GMU has preparad a comparative analysic of local centres along the main railway corridors (closer to the subject centre), as per the foliowing diagram)
below to understand the existing scale and heightidensity potential of other centres of a similar form. The analysis demonstrates that the current scale
«of Bexley North Centre is lower than other local cenires (with the same hierarchy) or neighbournood cenires with 3 lower cenire hierarchy. Given the
incation of the centre at the edge of an urban renewal cormdor, cument stralegic poficies to increase centre density and current exhibited planning
proposals in close proximity requesting a significant height variation, GMU believes that there is an opporiunity for the Bexley North centre fo ssek fo
revitalise through variabon fo the curment controls to defiver a sirong urban design concept to creale 3 urique sense of place and focal pomt for the
centra:

In reviewing other such cenires, we consider tat the approgriate height precedenis are set by Kingsgrove, Riverwood, Narwee and Amcliife.
Wofli Creek and Rockdale are nel relevant as they do not exhibit an approprigte urban grain.

It can be seen that Kingsgrove has a maximum height of 20.5m and FSR's of 21 Riverwood is 28m and FSR's of 3 1. Narwee is 27m and no FSR limit. Arncliffe
ie 36m and FSR's of 4.1, By companson, Bexiey Mosth is only 16m and FSR's of 21, which 1= the lowest conirols of all of them_ Bexbey Morth = focaied closerio
Sydney's CED with good connectivily, which wouid indicate capacity for greater density.

I this comtend, it is GMU's opinion that 3 planning proposal for the wie thatencourages ideas and opportunities for the centre 35 3 whole could seek to increase
height up to spproximately 30-356m {-10 storeys) for key sites with scale transitions siméar to these olrer centres withdn the District

We have analysed the desired built form character of the centre including iis potental footprnt and height distrbution and considened the development opportunities
for Councits carpark site. This is discussed in the next section, which shows that the subject site can contribuie significanty to 2 new sense of place as part of
seaking increased height and density,

Due io the location of the subject site within the B4 zone and the centre itzel, ite-size and proximity fo the railway station, the e has potential characteristics o
mark both the entry and the focal node for the centre. The presence of low-density dwelling precinct to the east of the subject site will require a sensitive density
Transition however
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3.1 CURRENT PLANNING CONTROLS

The site is located within the Bayside Council area. The following local planning instruments
apply to the subject site:

+ Hockdale LEP 2011

* Rockdale DCP 2011

The following key LEP controls currently apply to the site:

+  The site is Zoned B4 Mixed Use.

+  The adjacent area to the east of the site is zoned R2 low density residential

«  Maximum parmissible building height for the subject site is 22m ( HOB 16 metres plus @
mefres incentive due to the site being over 1,200 sgmiin area).

+  The allowable FSR for the subject site is 2.6 -1 {FSR of 21 plus 0.5:1 incentive due to
the site being over 1,200 sgm in ares)

«  Though the site is not within the Floed Planning Area, the fofts immediately to the south
are within this area.

+  Thereis an area allocated as local road within the site at the southem boundary

The following key areas of the Rockdale DCP 2011 must be considered:

«  Partd General principles for development,
I particular Part 4.2 Streetscape and Context, Part 4.3 Landscape Planning and
Design, Part 4.5 Social Equity, and Part 4.6 Car parking, access and maoving.

«  Part 5 Building types
In particular Part 5.2 Residential Flat Bulldings and Part 5.3 Mixed Use must be
considersd.

Below there are some of the most relevant DCP controls for the proposed sife ©

Parking requirements (Source: Traffic Impact Assessment by Traffig

« For the refail component 1 car space per 40 sgmof GFA

*  Forthe pub component 1 car space per 26 sqm GFA

«  For the'residential component 1 car space per 1 or 2 bedroom unit, 2 car spaces per 3
bedroonr unit and 1 visitor space per § dwellings

Sethacks

«  Buildings are fo be built with zero setback to the main frontage. Floors above Leve/ 3
might be sethack fo reduce the bulk and the impact of the buildings.

«  Sige zemacks are 1o be 3 metres for the first 3 fevals and 4.5 m above

*  Rear sethacks are fo be 12 metres, or 15% of the site whichever is greater

Landscape

«  The minimum fandscaped area for Mixed Use developments is 10%

»  Atleast 20% of the front sethack area of a residential development /s fo be provided as
fandscaped area

«  The communal apan space must fiave & minimuny areg of 40% that has sunlight at 1pm
on 21 June

Rockdaie LEP 2011, zonng mag.

Rockdale LEP 2011, FSR mag.

Rockdsie LEP 2011, height of buildings map.
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3.2 WIDER CONTEXT

BEXLEY NOR

.-_Ir

sass T8 Train Line
Bexley Road & |
Extensions
© Airport AT RACS ~Hel
mmﬁm@ms_m
This'cham-dismmthemleﬁﬂms&hiﬁhﬂmﬁmﬁhﬁmmnaﬂﬂmmm
heights, views, streetscape, heritage and relevant environmental constraints.

CONNECTIVITY
The site s iocated 200 m from Bexiey Norih trair station, 250 m from the MS motorway and approximately
12 km southwest of Sydney's CBD. This provides excellent connectivity both by train and car

The Train connects Bexiey North to the airport, Mascot, Graen Square and the CBD in 25 minutes. ltaiso:
provides @ westward connection to Revesby, East Hills and other major industrial employment areas.
The M5 motorway provides a quick link towards Liverpool and the future airport to the West and access
1o the airport and the Cliy in less than 20 mins i the norheast

The site is adjacent to Bexiey Road, which is part of an arterial connection finking several inner west
town centres from Brighton-Le Sands and Rockdale, through Bexley, Bexley North, Campsie, to Croydon
Park and Ashfield.

=== Baxley Morth
Town Centre

URBAN SETTING
Bexiey North s ane of several smaller town centres on the westem/scuthwestem part of Sydney. They

are currenty characterisad by a commercial sirip with two 1o mmmmmgsmm prEmises

Iocal supermarkets, 3 pub and some minor ciic faciites and pockst parks and green spaces.

Thie chaeactsr and demographics of these centres e gradually changing with the development of new

higher mixed use developments with active ground floor retail uses, that can accommodate an increased.
residential density that reflects the general population growth and the renewed desirability of these.

areas. Beley Nortis location, connectivty, existing public tansport inks and surroundings give the
area a great growth poteniial moving forward.

TOPOGRAPHY

Tre site is located near Wofil Creek. which rns parafiel to the train fine, near the bottom of the valiey
within the cresk’s catchment. This location prasents potential flooding issues wiich can be mitigated
iheough design sclutions but must be considered when analysing the development potential of the site.

The site’s topography falis from the towards the north, with 3 height difference of aimost 4 metres from
the soutneast comer to the northeast comer

The adjacent council carpark to the west has 2 slight siope falling down towards the subject site, creating
3 low point along the boundary

15054- PP- Bexdey North- 187 Slade Road
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3.4 LOCAL CONTEXT

BEXLEY NORTH

Bexzy North & a neighbourhood nested along Wolll Creek that sits at the infersection of Bexiey Road
New [llawara Road, the M5 Motorway and fre T3 tram fine. Itis a retafively recent suburd as it axpandad
following the opening of the East Hills Line in 1931

Today, due 1o the confluence of all the differant main roads and trancport infrasiructure elements, tha
main town centre does not have 3 strong wrban design character and its setling is dominated by traffic
and by the existing Council carpark that sits at the corner of Bexley Foad and Siade Road

The intersection between Slade Road, Bexiey Road and Shaw Street is the main focal point of the town
centre a5 it is.the entry 1o the centre Trom ihe traim station

it is @ busy intersection with heavy trafiic as thers & an entry to the M5 just across the tracks, making it
the exit and enfry point to the motorway for many. pecpie living in the 5t George area

i [ % '~

Bexley North in 1943 with the subject zite shown in orsnge. [Source. 51X Maps)

Bexlsy Road looking south with the council carpark (o the leit

Eexlay Road shops.

it is this clash between the fown Centre and motorway traffic that is one of the main issiees o rescive in
Bexlay Nerth

The siburb sits between Wolll Creek and the train fing to the Norin and Bardwell Cresk to the South
and peesents several parks and open Spaces genetcus in size, giving it a leafy aspectcverall This is in
confrast with the town centre where fhene are no real pubiic open spaces or sense of place

The site is located on the comer of Slade Road and Sarsfield Circuit on the northem end of the fown
cenfre ard has friontage io the Councd Carpark

EXISTING USES

The site i5 currenty occupied by the Bextey North Hotel, a family fierdiy pub with becr garden that
a0 includes hotel accommaodation and has a liguor store. The hole! lermirates a row of commercial
premises that frant the carpark

Shaw Strest looking west

They include a TAB faciity, 8 Woolworths Metre, and a German Cale & Butchery Deli among othier
ciores. Al these premises open 10 the carpatk with rear access from Sarsfield Circuit. Sarsfield Circuit &5
currently fronted by a mix of near cenvice entries and residential premises

Across Bexley Road, a row of one and two storey commercial premises that include a
pharmacy, several restaurants, a hardware store and 3 real estate agent, complete the town
centre, offering 4 variety of Tacilities to the local residents.

Howeyer, the quality of the retall offerings and the public domain pathways 1o the counci carpark does
not enhance the centre or encourage visilation. The landscape character is Sparse apart from the free
pocket at the intersection. Various develcpment applications have been lodged over the years within the
cubject block, but thens i itle avidence of recent redevelopment to revitatice the Centne. This also points
to the planning contrels providing insufficient encouragement to achisve viatle quality development for
the centre

Landzcaped buffer befween Bexley Road amd Council carpark

GMU -
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3.5 THE SITE

The sublect site is lagally known as Lot 30 DP 1222252 and s |ocated at No. 157 Slade Road, Bexfey
North (the site}. Itis lecated at the comer of Slade Road and Sarsfield Circuit with frontages to Siade
Road (747 m), Sarsfield Circuit (86.9'm) and to fhe-axisting councd carpark tothe west (54.5 m) which
i5 its primary facade.

According to the survey information provided (Clement & Reid, Project Sunsmeyors), the site araa by tiie
is approximataly 4 234m? and consists of 1 lot

The survey provided aiso shows an exisiing drainage easement. 3.05 matres wide (DP 31541) crossing
diaganaliy the northwestem part of the sile from councils carpark to a manhole on the footpath on
Siade Rpad

The site presents a3 siope from the South to the North, with a level difierence of aimost 4 metres on the
eastern side. ftis worth noting that currently the site has been flattened 1o accommodate undercrof
parking on the eastern cide and the ground eved sits below the stroet levet

Built in 1559, and rencvated several ime, the Bexiey Morth Hotel curtently sits on the property
Itis a part one, part two storey buildieg with argas for the pub, gaming room, back of the house
faciifies(kitchen, laundry. coof room, storage), bottle shop and hole! rooms, plus undencroft parking

o

= LN
ks ?ﬂ‘: ‘}1\-

i *: '|

Location of the subject sie (Sowcs. neanmap)

outdoor beer garden and miscellaneous landscape. The pub does not currently activate its site frontage
and its presentation is dated. It does not contribule o the amenity of this part of the town centre and
needs 10 be revitaised:

T infiorm the: built form study, GMU has reviewed and analysed the existing context, the neighbouring
properties, and the desired future characios of the asea. Potential mpacts and constraints presenied
by any heritage items in the vicinity, the exisiing vegelafion and the natural environment has aiso been
considersd. G has akso received advice from town planning, transport and fleoding speciglists

HERITAGE

There are no significant heriiage items in the vicinity of the subject site, the closest two
being the Scoits Reserve, 260 metres {o the eastof the site and the site of the Glendalough
Mcllveen Musewm and Resesarch Centre, 300 metres from the site, currently used by
Booth Cellege, Burrows College and The Salvation Army College. There is no direct visual
connection between the subject site and the keritage listed items

VEGETATION
There is no significant vegetation currently on site.

Fear gardens amd fences of two storey dwelings scrass Sarsieid Cicul

™
nd Bexley Rosd

.-"... ..- o il

5-Storey buriding on the comerof Slsde Road 3

TRAFFIC

Traffic advice has Deen provided by Traffix to inform the propasal based on the potential traffic impacts
associated with redeveiopment of the site and o inform the jocation of vehicular entries to the site. The
trafiic advice seeks fo minimise adverse impacts 1o local read networks and to the intersection of Sfade
Road/Bexley Road.

Based on the traffic advice provided, vehicular entry off Slade Road & nob considered appropriste.
Instead a consolidated vehicular eniry to the basement car parking is provided off Sarsfield Circuit, close
to the intersection-of Slade Road, minimising impacts to-local residents along Sarsfield Circuit

FLOODING

GRC Hydrc has prepared ficod modelling for the subject site, informing the massing sirategies cxplored
as well as the preferred option. Their [atest study is based on an imperoved Council modefiing tool
used for the site analysis. The study shows that the site is ficod lisble, albeit only to oueriand flows
(stormwaier). This fiood liability ic primarily affected Dy the redictribution of overiand fiow reculted froma
2010 development approved at the comner of Sarsfield Circuit and Stade Road.

The floed constraints can be managed successully by compliance with the curment DCP confeols, the
provision of approprisie sile storage and the inclusion of pipes along Sarsfield Circuit and Slade Road

4 Siorey residanlisl building sdiscent o the subject sife fo the south

15054~ PP- Bexley North- 187 Slade Road
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Bottie Shop amd Drove Fwough entry fromr Slade Road

GMU

Fanoramsc view of the exisiing facads o the council's carpark with the subject site on the leff side

Resr of the zubject sie with adizcent residembal bulding fo the south

Boltle shop facing Sade Road with hotal wing fo the feit and puty courfyand o the right (dark fence)



4.BUILT FORM STRATEGY




4.1 OPPORTUNITIES AND CONSTRAINTS - BEXLEY NORTH CENTRE

o o

EBexley North Town Centre existing structore

PE T

GMLU! has analysed the main charactenistics of Bexley North Centre and identified the curremt centre
structure as follows

+ Oriented along the main access road of Bexley Road connecting the southern and northern half of the
neighbourhocd and the rail line

» Expands to e east along Stads Road

 Compnses 5 Dlocks, witn the primary biocks being the two blocks 1o the wesi and the subject block
which adopts a crescent form around the exigting council carpark

» Mair eniry sequence {0 the centre is from thie north, south and east including the subject site

+ Southem gatewsy created by 3 landscape packet at the comer of Bexdey Road/New lawarra Road
+ Nortem gateway created by tne rall line and two biocks each side of Bexiey Road

+ Easiern gateway created by subject site and block to the north alang the rail ine

+ Carz of the centre is created by the tree siand at the intersection of Slads Road and Bexley Road and
the council car park.

+ Centre lacks quality retail selections and many refgil tenancies are strugaling
+ There Is poor pedesirian permeability from the eastem residential areas (o the centre
+ Clrently there is no-positive-urban space for use by pedestrians when in the cenire

CONSTRAINTS

W Train station scoess

l"_'_,',' Discor i”ﬂctﬁ'd ::M't: j‘a‘ﬂ- -ﬁt}l =

The main constrainis of Bexizy North Town Centre are:

+ Exient of traffic movemens along Bexley Road i access the MS molorway and WestConnex

+ Dominance of the cose by the on-grade council car park

» Lack of sense of place and quaity urban public spaces

+ Poor activation to some of the town centre frontages

v Impeacts of fiooding in heavy rain evenis

+ Library and green spaces alang Shaw Street disconnected from the town centre

+ Bwisting Tootpaths are narrow and exposed i3 raffic impacis

+ Mo drop off sreas associated with the rail station

+ Fine grain loi patiern to the west makes amaigamaticn for rewitalisation compiex

+ Insufficient density at the centre i encourage and achieve revitasation with high quality ouicomes

OPPORTUNITIES

Bexiey North Town Centre oppodunities

The main opportanities for Bexley Morth Town Centre s to:

* Revitalise the centre through creation of 3 strong sense of place and increased density on
Sppropriaie sies

+ Consider opportunities for new urban public space and increased landscape

+ [mprove connectivity to the gactem residential arsas

v Celebrate amval into the centre

+ Encourage redevelopment with setbacks to improve footpath width and landscape opportunities
where sppropriate

+ Caonsider cpportunities for the Council car park io confrivute to the iandscape quality of the centre
+ Encourage redevelopment of the large centrs sites including the crescent block in which the site
Is located

+ Require increased activalon and permeability within these Dlocks

GMU
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4.2 VISION FOR BEXLEY NORTH CENTRE

The axisting urban structure and Council land ownership In this town centre offer enormeous
opportunities 1o revitalize this area and support the existing rad service. Bexdey Noxth will be a vibrant,
active centre with 8 range of quality retall offerings as well a5 food and drink opporiunities

The sense of piace will be enhanced by new development that provides additional publicly accessible
Doen Space areas, working with Council to magimise the opportunities. of the crescent shaped block
edged by Bexley Foad, Slade Road and Sarcfield Circuit

Redeveiopment of the wesiern side of the cantre will retain the fine grain low scale stireet wall character
and provide addifional setbacks at street levet to widen footpaths and provide addifional street troe
planting with cpporiunities for outdocs dining.

The cregcent skaped block io'the east will be revitalised with 2 strong street wall character of 6
storeys and active ground level uses Celabration of the easten arrval point will be scknowledged by
increased localised height o anneunce amyal to the centre and provide the ooporiunity for increased
public'space af ground leved in this block.

Additional iandscape will be provided on Sarsfield Crescent, Slade Read and i the propery boundary
areas fronting onio the Council car park with exdemnal arcac for outdoor seating and incroased
pedestrian achvity

New buildings will offer a high quality contemperary and sustainadle archilecture that improves the
vicual amenity of the centre and contributes 1o its identity

#'1, atir

B =

Artist Impression of the develoopment from the easfern sige of Sfade Road Image by Tim Throshy

= N P
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4.3 DESIGN PRINCIPLES

Considering the analysis of the exisiing town centre Structure and the opportunities it presents,
GMU has developed key design principles to guide the future development of the subject block
and site:

DESIGN PRINCIPLES

Provide a high-quality contemporary mixed use deveiopment that achieves design
excelience.

Enhance the activation, public domain character and architectural quality of Bexley
North Town Cenfre,

Provide an urban marker on the noriwestern corner of the site signalling the entry to
the town centre and providing stronger sense of enclosure to the existing carpark.
Provide a lower streetwall to Sarsiieid Circuit in response to the lower density residential
character opposite the streel.

Respond to topography and natural features of the site and mitigate flood impaciz.
Imvestigate opporiunities for new publicly accessible space - piazza or laneways - 1o
craate vibrant, protected urban spaces for outdoor dining and visior use as 3 place
maker and focal point.

Provide active frontages and uses o Slade Road, carpark edge and new links / public
Spaces.

Create an eact-west link within the site:

Provide improved landscape character throughout,

KEY
e Built form marker
toocs Town Oenire boundary *. Higher element
Exisfing cluster of frees NI Residertial / SOHC Inferface
w Existing mid-rize '- Vehicular Eniry
% developmenl. 4-6 storeys
- Potential Developable area
Landscape treatment’ Lower fransition elemsant
SSSS  public domain Qg Foicrel Developabie area
improvements Higher urban element
— Active frontage &—-——--% Inner block conneclions
- Ty Publcdomam inprovemen
—q -

GMU

Design Frincipies for futuve development an the site

1.-""“".‘.,;;_
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4.4 ROLE OF SUBJECT BLOCK

In order o develop 8 considered and thoughtiul proposal for the subject site, GMUF has analysed the
entire hiock in whick the sie i located, to understand the potential built foem and urban structure
opportunites to ensure the development contributes to the character of the Baxiey North Town Cenfre.

We see an opporiunity for this block B0 create 8 true focus for the town centre by exploring the creation
of new public open space. In addition new mixed use development could alse be sleeved with residential
grly or SOHO developments fo-Sarsfield Circult to create a betfer interface. The block presents
opportunities 1o provide links to the Circait to improve pedestrizn movement and also-fo craate new retall
edges that could siar fo change the perception of Bexizy North 1o a place to dwelf and enjoy.

Whilst not within the romit of this study, thers are opportunities in the future for the Councl to consider
how their existing carpark might be improved in terms of landscape quality and imDrovemenis to the
generdl public domain areas

Option 1 - The Amphitheatre
This strateqgy secks fo-

+ Consider options 1o introduce addilicnal landscaping into the Council carpark in junctions befween car
spaces and provide increasad setbacks to the boundary line of the private sites to'the carpark fo defiver
wider verges and Ouldoor sealing cpportunities

+ Formalize links through the block to improve permesbility 10 Sarsfieid Circiit and creats active retail
edges 10 mprove amenity and opporiunities for public space awsy from vehicle traffic.

+ Provide a new pedesinan (ink, or aliernatively a laneway within the Diock to take raffic away fom
Sarsfield Circuit

+ Provide 4-5 storey townhouses or SOHO apartments fo Sarsfield Checuit to fransidion to the residential
uses on the other side of the street

+ Consider sethacks to the property boundaries and adjusiments to Councel's canpark [ayout to provide
dm wide paved fooipaths to suppost outdoor dining and matuse trees 10 line the car park edges:

+ |niroduce new trees in the diamond of space Detween car spaces in-the Councl carpark 10 mmprove
the [andscape characler

* Provide street tree opporiunities to Sarsfield Circuit and Slade Road.
* Respond to the existing develepment with a 6 sierey streetwall o the Council carpark

* Cplebratethe easiem gatewsy by increased mass to the corer at Stade Road whers it will nof impact
adjacent residential dwelling kots and improve walkability of the piazza. Node this weuld be the iohg term
vicion, our Site would be the caialyst

« incregse the density of the site and rest of binck up to 4-10 Sioreys to create an approprate enclosure
for the nlaza

+ Creale 3G storey sirest wall neight with sdditional storeys on specific 5ites as built form markers

Y o

Option 1. Mud-map

Existing 2 storey developments
slong Bexley Road

B Fotential higher density
developments along Bexley Road

L — 1 Subyject site
[ Retail frontage
[ commerdial frontage

wosaa Pedesirian link (to meet ADG
requirements)

P Fegestrisn arcade

Jpen space’ pocket park

+ Potentiaf additional Pedestrian ffink
within the block

fl

Examples of urban amphitheatres

15054- PP- Bexley North- 187 Slade Road
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Option 2 - The Lanes
This stralegy seeks io

+ Creale a strong sense of place for Bexiey North by providing a strong and vibrant pubdic space

link through the prvate sites via 3 senes of inked Lanes’

« Activate the Tanas’ with retail and commercial uses ac well ac residential eniry points with widihs

cufficient 1o provide outdoor difing opportunities, landscape and pedestrian movement

+ Supplement the ‘lanes’ with cross block links 10 the Council carpark and Sarsfisld Circiat 1

encourage permeability

* Consiger lowsr scale to Sarsfield Circult through SCHO or Townhouse type development with a 4

storey streetwad and seiback Sth floor

« Provide active uses along the inierface with Councif's carpark and improve the footpath with Fees

and quality paving

+ Cglabrate the easiem oateway 10 the centre Dy increased massing on the comer.

« Provide a 6 storey streetwall to respond to existing development and creale 2 sense of appropriate

enciosure to the lange Council car park arsa

+ Consider additional landscape to Council carpark by insering rees into-the diamornds of space
stween Sxisting car spaces for shade and colour

GMI

C_

Examples of urban lames

18

L]

4
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Option 2, Mud-map showing overall massing strategy

KEY

Existing 2 storay developments
along Bexley Road

B Fotential higher density
developments along Bexiey Road

[ — 1 Subject site
Retail frontage

=
] Commerdial frontage

Pegeskrian fink (to mest ADG
reguiremants)

I Pedestrian arcade

Onen space/ pocket park
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4.5 PRELIMINARY BUILT FORM STUDIES FOR THE SITE

— — - T\ y Y
N 4P Site through-fink ¥ ;

[ Active retail frontage

[N Commercial / S0HO

|
{ 3

OPTION 01 OPTION 02
Create a biock of Ting grain’ bult form to the east of the subject site including commercial faciiies (or SCHO) on the ground level to activate the public +  Creale a separale block of Tine grain’ built form to the east of the subject site including residential uses at the ground level to respond o the residential
domain as per the DCP. In'this oplion, both budt forms are connecied over 2 levels characier of Sarcfiskd Circut
+  Creaie a ménimum Gm wide Enk to the south (2s would be requested by Council) to improve parmeability. = Create 3 manmum Gm wide ink tothe scuth (as would be requested by Councll) to improve permeability.
Create @ magimum height of 3 sioreys including 2 6 storey strest wall height to the west and north, = Creste a ground level nosth-south pedestrianised urban space and link 1o oreak the Torm and create a ' town square and pedesinian way fos Bextey
Create 3 maximim of 22m building depth for the residential developments. . Ei'ealﬂammhefqhtnﬁﬂsmre'ys.lim-ﬁsh&ysmra!mm[ebrataﬁieemigm:cenm'mwandueateasaméﬁenc&cesm&h}meIaa‘geareani
+  Create aceniral communal open space on Leve! 2 edged by residental  notel uses. the council carpark 2nd create 2 & siorey strest wall height 1o the remainder of the western site edge and 1o the north to provids an aopropriate strest wall
+ Create a norinem pocket parkipublicly accessible apen space on the ground feve! = Creaie 3 maximum 22m building depth for the residential deveiopment.
+ Provide retailiclub faciities on the ground and first fioor levels 1o the west of the subject site to activate the pocket park and Coancifs carpark, *  Greateoasirch compmme open Spaceon ypperdencl for boll iuhme bulkings. .
Include retaiiciub facfites at the ground and first floor levels i the westem building of the subject site o activate the central space.
Estimated FSR: 3.5:1 Estimated FSR: 3.45:1

15054- PP- Bexley North- 187 Slade Road 19 of 42 et



4.6 THE PREFERRED MASTERPLAN

Based on the Option 2 massing strategy, GMU have developed a preferrad
masier plan. Option 1 activales the Councit carparking ard provides 3
through site link Dut the locafion of the proposed plaza space is notideal as
it i considered too izolatad and does not encourage public Space provizion
in other siies edging tne car park. Cption 2 delivers 2 distinct bullding Torms
with the residental building buffering Sarsfield Circuit from the miore aclive
uzez of the r1zi areas

The preferred option defivers a new publicly accessible urban space

via the north south laneway/plaza that will offer a sunny and protected
pedesinanized outdoor space lined with actve Uses that wil creste g frue
destination for Bexley North and encourage continuation of this lareway
characier through the other sites to the south when they redevelop. It also
ensures 3 pleasant rear facade of the develcpment 1o Sarsfisld Circuit with
recidential wses rather than a service dominated environment

This preferred masierpian is the owlcome of 8 the previcus aralysis and
principles. it is afigned with the ctrateqgic direction for the area and folows
the design principles outlined in Section 4.3 of this fepert The masterplan
aiso considers polential staging of the siie io-enable confinued cperation of
the existing hotel

The preferred mastempdan seels to relocated the anticipated built fom mass
away from the more sensiive Sarsfield Circuit interface. The built form on
the eastern side of the sife is lewer In scals in response 1o the low density
residential across the sireet The buil form an the westom side of the

site (facing the current Councifs carpark) creates an urban marker for the
easiem gateway

The masterplan provides active frontages to e councll carpark, the new
piaza/ laneway and through site links. Vehicutar entry is provided from
Sarcfiefd Circuit The carentry iS located to minimise mpacts to adjoining
properiies and ks contained within the indicative built form to minimiss visual
exposute. Basement car parking 1s provided in Stage 1 (subiectto DAY,
refying o toading from the existing pub loading area

In the praferred masierpian, the proposed buikding footprints are as follows:.

Built form A

+ Located on the eastern side of the site fronting Sarsfield Circull This
massing relates io the lower densiy, 1 and 2 storey area Opposite tha street
* Provides a 4 storey streetwall with 3 recessed partial St floor with very
fimited visicility from the sireet

+ Provides a 3 meine sethack on the grodnd floor with landscaping ard a
residential character

+ Provides retailicafe opporunities along the north south connection and
Sfade Road

Built forms B and C

The proposed Duilt forms B and C cccupy the westerm part of the site and
face Slade Road tothe norh and council's carpask to the west Thaugh they
formy 3 consolidaied massing, they are likely to be two different elements

as they would be staged and buitt separatsty.  Built form B ocoupies the
southem hall of the site and would be bullt first, whits? Built Form C occupies
the northern hatf where the existing pub is incated.

Built form B

= “ Southesn half of the westem buit form

+ slorey streetwall defining the carpark with a recessed Tih storey

+ 2 ciorey podium ionternal plaza with polentiad retall / commercial uses
+ Azsumes residential uses above podim

+ Prowides for 3 Rooflop Communa! Open Space at Level 5 (Gth storey) &
Leve! & {Tth siorey)

* Provides 6 and O metees ceparation 10 the southesn boundary 10 achicve
ADG separaiion requirements

+ Provides 3 nil setback to the public domain edge of the carpark for the
ground fioor active uges

Built form C

* Norihern half of the western built form

+ G storey streetwall defining the carpark with 8 madmum 10-storey comer
elomeant to colebrate-antry to the contre-and anchaot the comet

+ 2 siorey podium with potential refail / commencial uSes facing the Piaza
* Pronides a footpsint capable of accommodating hotel uses within the
podium

* Provides for residential uses on Level 6 (Tt storey) and abave

* Provides for potential hotel uses i the taller form

+ Provides a Rooflop Communal Open Space at Level § (Tth storey)

+ Provides a nil setback to the pubdic domain edge for the ground fioor and
streabwall

All proposed built forms comply with the relevant DCP setback requirements.

The propasal compéies with ADG separation i the south and also within the
site between the two buildings, subject to unit Byout.

PEDESTRIAN LANE AND THROUGH SITE LINK

The masierpian includes an east-west through site link that & partof
Council's planring framework for the area. The location of this link is at the
soithern end of the Site. Thisis the best iocation for the link as it povides 3
more baianced and equitabie access to the town centre to the propesties on
Sarsfield Circuit A more northern ink would be 1oo close 10-Stade Road.

The masterpian provides an open north-couth connection betwsen the wo
migin massing eiements. This public lane wouid be-activaied by retail or
commertial premises and some residential SOHO units. This addtional
connection makes the masterplan mose permeabie and open and provides
ne community an interestng and attractive pubic domain and “squarg’

Freferred Opfion Masterplan for the sife

GMU
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5.ILLUSTRATIVE SKETCH DESIGN




5.1 OVERVIEW

Site Flan (Indicative

scheme)

| | [ IF" -i
Bt

S —

Artist Impression of the development from the comer of Shaw Sireet and Bexley Road. Image by Tim Throsay

Tre preferred masterplan kas Desn tasted nogn ndicative scheme 0
ensure flooding, veficie accecs and Senvicing, unit layoats, parking, efc.
can b= accommodaied and safisfy council's requirements and the ADG

The southem end of the site is proposed fo become a B-metre wide
iink {subject o acquisition by Council), open to the pullic, connecting
Sarsfield Circuit 1o the town centre and providing some separation o the
residential buikding to the south

The proposed masterpian allows for active frontages o Stade Road and
towards the current council caspark facing the town centre

The eastem interface fronting Sarsfield Clrcuit provides the apporiunity
for a racideniial character aligned with the transitional nature of the Streat,
towards the lower density residential neighbourhood 1o the east

The proposed heighis also transifion-from 10 storeys on the norfwest
comer of the site that serves 53 an urban markes for the town centre. o 3
4-storey street wall to Sarsfied Circuit

Viehicular eniry is lkely to be provided from Sarsfield Circuit, located
to minimise impacts i0 adjoining properfes and contained within the
indicative built form to minimise visual exposure. Basement car parking
wioiid be provided

Due to the cnooing operation of the existing pub, itis-envisioned that any
future development will be baiit in 2 of pessibly 3 stages.

The first stage would be likely 10 comprise the easiem part of the site
fromting Sarshield Circuit and potentially the southwestemn part of the side,
leaving the ciarrent pub operaticnal. Simlardy, the basement would be built
in stages subject to DA approval. Loading 1o the Pub premises would
ooour from the eurrent locafion.

The second stage would consist of the northwestem corner of the site-and
woiild develop the hipher eloment fronting the cormer.

indicaiive floor plans follow showing one polenfial approved 1o the
massing.

GMU
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5.2

INDICATIVE CONCEPT LAYOUTS

.............. — Eramt GptEack -
e

o
‘i?:‘
.""T"u
\."
= ol
o i
y &
m P m
GROUND LEVEL LEVEL 01 LEVEIS 02 -03
KEY
Site boundary Substation access Hatal rooms Syhstation
—— TEaqi ] E .
Staging outline 1 Bedroom -'Jrrr_r o Eraan oo - non lsihebia
&0 Landscape buffar W 2 Bedroom Unit
B Vehicle access W 3 Bedroom Unit Retail
& Commercial access Residential Entry Lobby Gym
& Resigential access = Hotel Entry Lobby B Services
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sarpeld Ll m\

LEVEL 04

LEVEL 05

KEY

LEVELS 06

Site boundary

-— Staging outline

B Services

Green roof - non trafficabie
1 Bedroom Unit [117 Terraces
B 2 Bedroom Unit M "coftop COS
3 Eedroom Unit
Hotal rooms

GMU
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egrehieid Cirent

Lar

m m
LEVEL 07 LEVEL 08

m
LEVELS 09
KEY
Site boundary

- Staging outline
1 Bedroom Unit

frTs Terraces
M "ooftop COS

The In order 1o determine the capacity of the indicative scheme to meet key ADG guideiines
and defiver appropriste amenity outcomes, GMU have tested typical layout configurations.
3 Beclrian Uit We have reviewead the performance of e potential unit fayouts in ferms of solar access
= [ i
3 Eedroom Unit
B Services

to units and communal areas, cross ventilation and overshadowing. Cur findings are
summarised in Appendix 1
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5.3 INDICATIVE BASEMENTS AND CARPARKING

m m
| -
| |
| |
i I| Ares for
| | future ramp
&) | | | to waste/
. loading
" Funnel
guting
rTL.u;'Jngq
|| -w' \ '-LfEh-'—
, — 2
INDICATIVE LAYOUT INDICATIVE LAYOUT
BASEMENT LEVEL - B1 BASEMENT LEVEL - B2 COMBINED
COMMERCIAL PARKING RESIDENTIAL & COMMERCIAL PARKING
Approximately: 68 CARS

Approximately: 110 CARS

* Loading and commercial waste fayouts to be accommodated in the existing location for Stage 1
Please note adjustments to layout may be reguired subfect fo potential acguisition by Council
Minimum parking rate (Sovrcs: Trafic Impact Assessment, Traffx)

Hesidential rates Hospitality, retail and commercial rates.
- 0.6 car space per 1 bedroom units - Hotel: 1 car space per4 rooms
- 0.9 car space per 2 bedroom units - Pub: 1 space per 26sgm GFA
- 0.2 ¢ar spaces per 3 bedroom units - Retzil: 1 space per 40sgm GFA
- 1 visitor car space per 5 dwellings

- Gym: 4.5 spaces per 1005qm GEA Total car spaces required = 214
- Cafe: 1 space per 40sgm GFA

Range of car spaces provided = 214-220

KEY

1 Site boundary
Ingicative staging

outhine subject to
future 0A

b= Vehicle access

Barking

Ramp

INDICATIVE LAYOUT
BASEMENT LEVEL - B3
RESIDENTIAL PARKING

Approximately: 42 CARS

W Storage areas
mm V3ste rooms
B Dcep Soil

B Services
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5.4 INDICATIVE SECTIONAL STUDIES

KEY

< Flood mitigation
Besigential
Gym
Pub
Cafe
Substation
Sazamant

15054- PP- Bexley North- 187 Slade Road

INDICATIVE SECTION a-a

Lift overrun.,
Approx RL 39.0

| Lift overrun.
x | Approx RL 33.0 Lift everrun
23 - W ia
" Recessed e :E £ ARDenic i 300 I
B - 5th Store ok, RL 32, 33 . B
& | L 20. ) 4 L |2 3 Recessed ol 288 E—jl
| ¥ __dstorey VR385 Sth-Storey] —w | AL 26.4 |
bl
RL 25.4 | sto |
| RL 22.3 |
2 | 1 s Road
z RL 192
il
W= L 16,1 { :
S — e AL 13 ‘ atail
BRI 11 T _ - -
o8 S U - Natural ground level

= RBL 7.76 (Max allowable
gbove the tunne/

35 per the Gaotech
study prepared for the
previous DA scheme)

Lift overTun.
Approx 8L 33.0

Rl 33.0
-

INDICATIVE SECTION b-b
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5.5 INDICATIVE YIELD ESTIMATION

— e T TR

Artist Impression of the proposed laneway: Image by Tim Throshy

APPROXIMATE AREAS AND YIELD ESTIMATION

Site Area: 4,234 sqgm (by survey)
Estimated Site GFA: 14,360 sqgm
Estimated FSR : 3.4:1

Eastern Built Form (A)

- Commercial GEA 494 sgm
- Besidentizl GFA 5,361 sqm
- Estimated Total GFA 5,855 sqm

Number of Units: 83

Unit breakdown.

- 1 Betiroom Units: 24 (28.90%)
- 2 Bedroomr Units: 38 (45.80%)
- 3 Badroom Units. 21 (25.30%)

Western Built Form (B+C)

- Commercial GFA 5,424 sgm
- Besidentizl GFA 3,012 sam
- Estimated Total GFA 8,507 sqm

Cross Ventilation: 50 cut of 83 units are cross
ventilated, (60%;)

Solar Access: 66 out of 83 units recaive atf least
2 hours of direct sunlight to the living areas in
mid winter { 79%¢)

Detailed cross ventilation, solar access and shadow diagrams are provided in

Appendix 1. Compliance &nalysis

GMU
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5.6 ILLUSTRATIVE PERSPECTIVES

4
)
b
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Artist Impression of the develooment from the -:ferer of Shaw Sfreet and Bexley Road Image by Tim Throshy
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Artist impression of the proposed faneway Image by Tim Throsby

GMU
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5.7 URBAN DESIGN GUIDELINES

To guide the future development of the site, GMU has developed ihe foliowing site specific design
principles and guidefines which could be-adopted by Council, if desired,

MAXIMUM BUILDING HEIGHT

Chjectives:

«  Mark the easiem galeway and the Bexiey North Town Centra:

« Aghieve transition to adjoining residential dwellings and sensitive interfaces.

' Respond to-the natural topograohy and charactensiics of the site.

« Achiove an appropriate sense of enclosure and strectwall keight to the area of the Coundil car
park.

+  Minimise wswal impacis to-adioining properies and Sarshield Circust and ensurs that the built form
scale doees not visually domirate the streeiscapa.

Propased controls:

+  Provide 3 maemum reight contral of 20m tothe easiern half of the site

«  Provide 3 maamum height controf of 35m 1o the western haif of the Site

* Provide a madmum 4 storey streetwall height to Sarshield Circuit

+  Provide 3 predoménantly 2 storey sireefwall haight to the western built form facing the ianeway to
The west

* Provide 3 4 storey streetwall to the easiem side of the laneway.
' Provide a 6 storey sireetwall to the Councll carpark

BUILDING SETBACKS AND SEPARATION

Chjectives:

«  Complement the existing and future characier of the arcs with appropriale setbacks
* Provide separation to adjoining properties

' Reinfiorce the streetcomer and transifion fo adjacent developments 1o both sireels

Propased controls:

v Getbacks and separation distances shouid generafly beconsistent with the Urban Design
Guielines diagram shows on this page.

*  Habitabie spaces are o be located where separation distances are appropriate.

+  Provide nil stregiwall sefback o the northesn and western boundanes (Slade Read and Council's
car park).

+  Provide 3m setback to. Sarsfield Circuit at Ground floor level. Encroachments into the 3m setback
fo Sarsfieid Circuit are permiscible above Ground floor levelfor maxamum 50% of the building
length: However, minimum 1m seiback should b2 provided o the castemn boundary (Sarsfisid
Circuit),

+  Provide secondary setback to uppes ievels above strectwall height

ACCESS

Chjectives:

«  Corsoliate vehicular entrios and impreve the pedestrian environment where possible.

«  Minimise impacts to dwellings on Sarsfield Cincuit

+  Enhance permesbifity through the site and use emimes to activate finks and strests
Proposed controls:

«  |ocate vehicular entries on Sarsfield Circuit a5 close 1o Siade Road a: possibie.
*  Design pedestrian enfries to'complement the streelscape and minimise impacts o adicining
properies,

ACTIVE FRONTAGES

Chjectives:

«  Mamtain 3 residential interface on Sarsfield Circuit

*  Create a nigh-guality and atiractive streetscape response b0 improve the amenity io public
domain inerfaces

Froposed controls.

«  Maximise active frontage areas along the wesiem and northern site boundaries, o the westem

side of the [3neway and northem side of the Enk in response 1o the desired future characies of the
ares

* Provide improvements io the pedestrian environment where possibie.
+  Provide aciive uses generally consestent with Lirban Design Guidelines diagram shown on this
page

LINKS

Objactives:

*  Enhance sense of place.

' Provide a vibrant public space in the form of 8 pedestrianised laneway

«  Provide refail opporturities fo activate the ianeway.

+  |mprove site permeability and passive surveiliance.

Proposed controls:

« -Apubliclink and plaza area should be provided between Sarsfield Crouit and the existing Council
carpark, linking 1o Slade Road.

+  Thefink shouid be located on the southesn edge of the-site.

«  Thecenfralised piaza chould have a maxdmim up to 15m, tapering 1o minimum 7m at Slade Road,
in accordance with the Urban Design Guidefines Diagram

+  Thefink along the scuthem boundary shouid be minmum Bm in widih

LANDSCAPING

Dhjectives

' Complement the built forms:

«  Coniribute to 3 sence of place with vibrant landscape treaimant io the central pigza and to the
southern through-site fink.

+  Provide landscape ireaiment to site edges whene possible smproving the public domain interface:

«  Emcure high levels of amenity and guadity through landscaping

*  |rccrporaie innovaiive and sustainable landscape solutions.

Proposed controls:

«  Emcure adequate soi depth above structure to aceommodaie small o medivm &ized trees in
planters 1o the central plazafianaway.

' Provide landscape ireaiment to prvate open spaces, where possibie.
«  Provide landscaping {0 Site adge facing Sarshield Circutt. Landscape treatment io be compatible

with flood mitigation measures

+  Primary communal open spaces to-provide BBC facilities, seating and shading in sccordance with

ADG guidelines

ARTICULATION & ARCHITECTURAL CHARACTER

Ciojectives.

+  Provide design excefience Tarough high-guality architeciural outcomes 10 improve the built form
characiar of the area and the site.

«  Arficulate built forms 1o minimise visual bulk and enhance the pedestrian envircament.

Proposed controls:

«  Provide adequate built iorm arculation to ensure slendar building proportions.

*  Provide elegant ard harmonious compositions o buliding elevations.

+  Minimise visuai bulk to upper levels:

«  Provide high-quality, durable buiiding materials to encire design excelisnca.
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KEY Lirban Design Guidelines diagram
[ "1 Site boundary b= Commercial access
mne Active frontages Ground Floor landscape buffer
b= Vehicle access Inner block pegestrian laneway q)
= Residential aocess / Plaza

mm Public Link NTS.
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6.RECOMMENDATIONS




6.1 RECOMMENDED LEP AMENDMENTS

Based on the urban design analysis and the masterplan for the subject site, it is GMU and the
project team’s opinion that the subject site is capable of achieving greater density compared
the current applicable controls.

Theincreased in density will not hiave adverse impacts in the surrcunding areas, on the
contrary, it will help regenerate and revisalisafion of the town cenfre-and begin to set the
‘desired future character of the town centre that Bexiey North should have.

Iry order tx achieve this greater densily, it is proposed to increase the maximum building height
and the maximum FSH allowed on the site. Other statutory controls including Land Zoming do
not reguire amendment.

The new FSR and Height controls will hieip achieve a posifive urban design outcome for the
town centre, one that is more in character with the aims and objectives of the Eastern City
District Plan and the ares 35 a whole.

The recommended height and FSR for the subject site are as foliows:

Height of Buildings
The site is currently subject to a height control of 16 m with the potential of having a maximum
height control of 22 metres if the site s over 1,200 sqm, which the subject site-is.

The proposal seeks an amendment to the maximum height as per Map 4 to allow a
maximum height of buildings of 35m for the western part and 20m for the eastern part
of the subject site.

FSR
Currently the FSR for the subject site is 241, with the potential of having a maximum FSR of
2.5 if the site area is over 1,200 sgm, which the subject site is.

The proposal seeks an amendment to the maximum FSR allowed as per Map 3 to
allow a maximum FSR of 3.6:1 for the western part and 3.2:1 for the eastern part of the
subject site.

Area G

EXISTING PLANNING CONTROLS

Msp 2. CURRENT Rockdale LEP 2011, height of buildings map.

Floor Space Ratio Map

Height of Buildings Map

PROPOSED PLANNING CONTROLS

Msp 4 PROPOSED height of buitdings map.

Floor Space Ratio Map

Height of Buildings Map

- Sheet FSR_001 - Sheet HOB_001 - Sheet FSR_001 - Sheet HOB_001
Maximum Floor Space Ratio {n:1) Mazimum Building Haight {m) Maximum Floor Space Ratio (n:1) Wazimum Building Haight {rm)

Enls [ =5 [ [ =s
Currently the area is inciuded in “Area C'in Rockdale LEP 2011 l: Fo ] 18 R i
. ) [ sotor o Ctaimaca 4 CJacrrtocimse 23 22 =
The proposal seeks an amendment to exclude the site from “Area C"as per Maps 3 & 4. . =

] soter o ctasesna 4 [ rerorto ciauso 2.3
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6.2 CONCLUSIONS

GMU and the project team have underiaken sxiensive analysis of the site and the context
and it's potential future rofe in support of the growth of the area. We have developed a3
masterplan for the site through comprehensive evidence based analysic to ensure an built
form outcoms for the site.

GMU consider it appropriate to provide 2 built form scale on the site that consofidates and
provides an enclosure to the council carpark and creates an urban marker for the eastem
gateway. We consider that the proposed built form should acknowledge the lower density
area fo the east and provide a (ransition in scale on the Sarsfield Circuit,

The proposed amendments to the LEF and the site specific design guidelines offer an
‘opportunity to begin the revitalisation of the town cenire and spatiaily frame the carpark
aliowing future public benefit visions for this area.

The proposal will impeove public domain interfaces and will strengthen the area’s connectivity
with the addition of a through site link whilst also providing 8 more pleasant vibrant new
laneway f public domain area for local residents and visitors.

Though the site is flood affected, this can be successiully managed within the development
and appropriate sciufions can be adopted provisions have informed by -advice from GRC
Hydro hydraulic ergineers.

Traffic impacts have-been carefully considered and the Traffic Impact Assessment has
demonsirated that the traffic impacts generated by the proposal are acceptable and can be
managed by appropriate design solutions.

Cwerall, the preposal provides for an attractive urban environment that fits within the context
and that improves and enhances the town centra. It provides for vibrant, activated, public
-open spaces. It improves e connectivity within the town centre, it creates an eastem
gateway marker and frames the council carpark area, setting the framework for potential
futurs redevelopment of that area.

Bazed on the opportunities available within the site and its refationship to surrounding
context, it is reasonable and appropriate to consider higher density and height on the subject
site, in afignment with a greater vision for the future of Bexley North Town Centre

WWe encourage Council to support this planning proposal and recommend it for ‘gateway’
approval.

L1 ’.

: ﬂiulm |;I '!r-n.,,h. 7e
|

Artist Impression of the development from the comer of Shaw Sireet and Bexley Road. fmage by Tim Throsby
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APPENDIX |. COMPLIANCE ANALYSIS




A- AMENITY REQUIREMENTS - SOLAR ACCESS

I order to determine the capacity of the indicative scheme to meet key ADG guidelines and
deliver appropriate amenity outcomes, GMU have tested typical layout configurations. We
have reviewed the performance of the potential unit Iayouts in terms of solar access to units
and cemmunal areas, ctoss ventiiation and overshadowing. Our findings are summarised in
the following pages.

SOLAR ACCESS SUMMARY

65 out of 83 units receive at I2ast 2 hours of
direct sunfight to-the-living areas in mid winier
{7%%) in accordance with ADG quidelines
Only 1 (one) of 83 umits raceives less than 15
menutes sunfight

The indicative layout testing
demonsirates that minimum 2 hours
2037 3002ss 1N mid-winter can be
achieved to 5t keast 50% of the principia
usable communal open space in
accordance wiin the ADG

GROUND LEVEL LEVEL 01
No residential apartments 9 oul 13 apartments receive 2hrs of direct suniight o
their iving areas in med-winder

14 gut 17 apartmenis receive 2hrs of direct suniight 1o
their ling afeas in mid-winter

LEVEL 03 LEVEL 04

14 out 17 apartmenis receive 2hrs of dirsct snlight to 10 out 14 apartments receive Zhrs of direct suniight o

their fving areas in mid-winter

their livirg areas in mid-winder

LEVEL 05 LEVEL 06
& ot 7 apartments recefve 2inrs of direct suniight to their 5 ot 5 apartments recefve 2inrs of direct suniight to their
living areas in mid-wintes living-areas in mid-wintes

3 cut 4 apartments receive 2hrs.of direct sunlight to their
[virg 3reas in mid-wister

LEVEL 08 LEVEL 09
3-out.of 4 apariments receive 2hrs of direct sunfight to 2-put Z apariments recelve 2hrs of direct suniight 1o thelr

their fving areas in mid-winter

KEY
i | Apartment receiving minimum 2hrs
solar ScLess

livirg 3reas in mid-winter

@ Prvateopen space (indicalive)
Communal open space {indicative)

GMU
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B- AMENITY REQUIREMENTS - CROSS VENTILATION

GROUND LEVEL LEVEL 01 LEVEL 02 LEVEL 03 LEVEL 04
No residential apariments

T out 13 apariments are naturally cross ventilated G gut 17 apartments are naturally cross ventiiated G out 17 aparimenis are naturally cross ventfaied O put 13 apartments are naturally cross ventifated

LEVEL 05 LEVEL 06 LEVEL 07 LEVEL 08 LEVEL 09

5 out 7 apartmentz are naiuraly croes vendisted 30t & apartments are naiurally croes vendisted 3 ot 4 apartments are naturally cross ventiated Jout of 4 aparments ate naturally cross ventilated 2 ot 2 aparimenis are naturally cross ventitaied
SOLAR ACCESS
50 out 'of 83 units are cross ventilated (B0%) in
gecordance with the ADG

15054- PP- Bexley North- 187 Slade Road 39 of 42



C- SHADOW DIAGRAMS

12.00 PM

AMENITY IMPACTS - OVERSHADOWING

The proposed development would result in additional
overshadowing of the Council carpark but only to a small part
during the morning hours. Cverall, the current carpark would
=till receive sunfight to more than 50% of its area from 11:00 hrs
onwards.

The adjacent development to the south at 22-48 Sarsfield Clrcuit
would receive additional overshadowing throughout the day,
howesver as demonstrated on the sun-eye diagrams over the next
page, most of the current balconies and fiving afea windows of

this development would still receive two hours of direct sunlight in
mid-wantar

The proposed development would not cast any shadows to the
resiéences on the eastern side of Sarsfiedd Circuif between 900
and 15:00 hours, with the rear gardens of only 6 residences baing
overshadowed between 14:00 and 15:00 hrs. CD

WINTER SOLSTICE | 2157 JUNE MTE.
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D- “SUN-EYE"” DIAGRAMS

R A >
) Fﬁﬁﬁ%ﬁ S

12.00 PM

AMENITY IMPACTS - SOLAR ACCESS

These "sun-eye”diagrams demonstrate that most of the bakconies
and living areas (11 cut of 12) of the development south of the site
at22-40 Sarsfietd Circuit would sl receive two hours.of direct
sunlight in mid-winter. This is thanks to the proposed development
having a lower massing facing Sarsfield Circuit {with 3 heigint
kywer than the maximum permissible height by the existing
controls) and thanks also to the fact that the massing is spiitin

two with & central lane
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The 6 balconiesfopenings facing Sarsfield Circuit recefve sun
feomn 9200 am to 11:00 am. The 2 upper balconiesiopenings at
the centre of the Duilding facing north receive light from S40am
to 2:20 pm, white the third and bottom baicony receives light from

12225 pm to 210 pm (1.75hrs). The 3 units facing the carpark
recsive light to the balconies between 1:00 pm and 3:00 pm,
though the facade is overshadowed by the existing balconies until

1:20 pin.

itiz worth noting that the neighbouring development fras bafconfes and windows oy 2 metres away from the side boundary a5 it was
approved before the current planning framework was in place. If the site were to be regevefoped and were ip provide the required
ADG separation, it wowld be able fo receive 2hrs of sunlight 1o the majority of the facade facing the subject site.

MU
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INTRODUCTION

GM Urban Design & Architecture (GMU) have reviewed the urban design
review prepared by AJC dated November 2020 for the site located on No.
187 Slade Road, Bexley North.

This report provides clarifications as well as responsas to the issues raised
by AJC. In preparing this response we have also lisised with the flood
consultants {GRC Hydro) to address the issues relating to the levels.

GMU have also tested altermate built forms based on the suggesfions
provided by AJC and a comparative analysis has been included as part
of this report. Based on the analysis conducted, we belleve that the
proportions of the proposed built form are reasonable and provide a better
response to the surroundings.

A number of precedent images have bean included in this report to illustrate
the desired character of the proposal and can be detailed at the DA stage.

RESPONSE TABLE

Comment's prepared by AJC

Response

Further comment or additional
information reference in this
report

Acrcess;

Given the Councif Car Park 15 a superiot without any internal public streets, residential
lobbies facing only the car park are not ideal, as they effectively have no street
Sddress.

The existing commercial uses that form part of the crescent have access from the footpath of the car park
site. These commercial uses assist in activating the area. Additionally, the RDCP 5.3 states that building uses
fronting public domain at ground level are to be active uses wherever possible. We also note that Councils
DICP requires residential uses to have access from 2 public space or street and not an internal public space as
AJC suggest.

It is our understanding that the Council car park may be redeveloped to contain a major public space based
on the previous discussions held with Coundil which will include access to all the sites located in the crascent.
Active frontages are a requirement of the Council controls to this site boundary so it must by definition retain
in perpetuity a public access ability.

The indicative layout intends access to any residential component from either the public edge of Councils
carpark (as it is currently) and/or from within the publicly accessible lana/piazza.

M/ A

Staging:

There are some inconsistencies in the documentation: the upper-level unit (fevel 6)
in Built Form B are only accessible via the core in Built Form C, which would not be
delivered at the same time. Units in B also rely on a communal open space that will
not be delivered until C is built and will need to use the core in C to access it,

Similarly, the basement design is based on 3 vehicle turniable that crosses the
stage boundary. The basement will, therefore, not be functional until the turmtable is
delivered in & subsequent stage.

Please note that these are indicative hand sketch plans not a2 DA, Their purpose is to provide some additional
information to demonstrate one way a scheme could occur within the proposed envelope and amendments to
the FSR and height. It is not a final and definite solution and has not been developed to the same detail as a
DA would have to achieve. The staging plan and indicative core locations can easily be modified if desired to
addrass the access to the top floor indicative apartments.

The core shown to the floor below can be extended to continue through to level 6 or that apartment could be
connected back to the core once the next stage is constructed.

The turntable in the basement is part of the second stage. During the initial stage, loading will continue to
occur through the pub lot as existing, Conseguently, there is no issue with the location of the suggestad
turntable.

N/ A

Euture Ea'ghbﬂ :hﬂﬂd Fhi:iﬂtﬁ['

As the proponent has identified, the Council Car Park is a potential development site.
The proponent should respond to the Car Park site 35 3 standard shared property
boundary rather than assume no future development of this adjoining site.

We disagree that this boundary operates as a shared boundary and therefore should be subject to the ADG
separaton distances in the manner proposed. It is a3 boundary to public land that currently provides public
accass to the existing developments and shopfronts. It also provides the major public car parking for the town
centre,

Given that the site has a significant role as part of the town centre and is required to provide active frontages
ko that boundary any redevelopment of the carparic will have to maintain public access to the site boundary
(and to those other lots that currently benefit from access via the carpark.

A redevelopment solution by Coundl for their land is highly likely to include a major public space as Bexiey
Morth does not have 2 key public open space or square. Given the existing active edges of this site and its
neighbours the logical conclusion is that any development would be likely to be positioned to provide 3 built
form edge to Slade Rd and Bexiey Rd with a public space or at the very least a new internal street system
between. To maintain the current uses and access a public street of some form will need to be provided to
accass the existing commercial uses.

Refer to pages 20 and 21 in this
report.

GMU
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It should also be noted that all the existing new/old buildings edging the car park have treated the frontage
to the car park site as an active and primary frontage as required by the controls. As per the RDCP 5.3,
development is to define a coherent alignment to the public domain, accentuate strest comers and have a
zero setback with active uses to the ground level.

The urban design concept behind the PP was to improve the pedestrian experience and connectivity in a manner
that buffered pedestrians from the noise of the carpark initially and provided a positive and more intimate
public space via the provision of a publicly accessible laneway and urban space through the site initially and
have it link ultimately (via the midblock link to the south) to a redevelopment of the council carpark. The
carpark area could create a vibrant local hub with a central urban piazza e.g., the Piazza in Sienna. The Piazza
could be envisaged as a community meeting place with an urban built form edge that provides containment of
the space and a wonderful retail precinct and place making element for Bexley MNorth. The site contributes to
that wision by introducing a finer grain of space and connectivity as part of the revitalisation of the centre that
would provide a further public area that would provide more intimate proportions and more retail offerings.
The exemplar is something such as The Piazza in Sienna — a generous space that is enclosed by continuous
building form ranging from arocund 5-7 storeys as a street wall linked to the town beyond by a serious of
pedestrianised strests and lanes with smaller more intimate spaces.

Whether future sites in the block redevelop to continue the laneway system or not the site {due to its links in
both directions) can contribute to the vibrancy of Bexley town centre in its own right and provides a sense of
place and urban space for Bexley.

Bulk and Scale:

AL the densities (F5Rs of 3.2 and 3.8) proposed we would recommend fower-and-
podium typologies, with mufple towers of betweenr 10 and 12 storeys with podiums
of 4-6 storeys. The proposal instead uses very deep footprints with long unbroken
frontages fo achieve similar densiies at much lower building heights {although
10-storays are shown in one corner, this regresents very little of the fpor space),
which is a poor urban outcome.

The RDCP 5.3 states that on retail streets, the building articulation is to be a heavily modelled strest wall
building. The existing controls for mixed use centres in this LGA sesk to encourage a development form of
strong street edges and forms. Tower typelogies are not evident anywhere in Bexley Morth or in the lower
arder centres in this area generally. Wolli Cresk doss adopt a tower form typelogy but is not considered 3
positive precedent by Council or the project team.

MU
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Building A

The 80m length of the building and its 1530 GBA footprint is out of character with
the adjacent residential properties. It is recommended that the indicative design for
Building A be broken into two sechions — 45m is 8 common limitation on spartment
building length and it would be appropriate in this case. Breaking the building into two
separate structures will also help offsel the extensive length of blank strest frontage
shown for Building A.

Given the shear area of the car park and the distance across the sguare to the enclesing built form edges to
the north and west, 3 strong street wall form provides an appropriate scale and sense of enclosure for the car
park and eventually perhaps a future piazza. Such spaces historically were edged by abutting bulldings in the
order of 5-6 storeys — Sienna is higher, up to 7 storeys plus roof form.

The current controls in fact encourage and reguire this strong form around the crescent through the 22m
height controls, seeking nil setbacks to the road behind and only requiring 2 single connection through the
block. The most recent building to the west sets up the framework for this development form with its nil
setback blank side wall waiting for new development to abut to it

We consider that introducing a number of tower forms over 4/6 storey podiums will erode the role of the
taller setback floors proposed which can reinforce both the corners of the block, consistent with a street wall
building approach and also acknowledge the entry points into the centre from the south and east,

Further a 6 storey podium with 10 or even 12 storey form overall is not tall enough to achieve a true tower
typology and proportionally will not read as a tower. If 3 4 storey street wall form was adopted with thena 6
or § storey componeant Eo the 'tower’ the proportions would stlll not be ideal. It also creates a street wall that
does nokt 'hold’ the space of the car park particulariy well, as can be sean from the existing building.

The 10 storey element at the north-western corner was provided to enhance the corner, which is consistent
with the RDCP 5.3 which states that the massing of a building on a corner site is to be distributed to enhance
the strest corner. The final shape of any form here can be regularised and an option illustrating that approach
is provided at pgs 36 and 37.

A number of buildings along Sarsfield Circuit already create a continuous wall of development. In fact, the
controls ask for a nil setback to the street and do not require breaks in the form. & nil setback at the side
boundary is required for the strest wall with no differentiation on where a residential zone occurs across the
street. The existing more recent development sets up the relationship with a blank wall to Sarsfield Circuit
waiting for the adjacent development to occur.

A number of buildings along Sarsfield Circuit already create a continuous wall of development. In fact, the
controls ask for a nil setback to the street and do not require breaks in the form. & nil setback at the side
boundary is required for the strest wall with no differentiation on where a residential zone occurs across the
street. The existing more recent development sets up the relationship with a blank wall to Sarsfield Circuit
waiting for the adjacent development to occur.

A connection and break in the form is already required by the "laneway’ to the south of the subject site but
other breaks are not indicated in the controls. The DCP also seems to encourage transition of form and density
to occur by the treatment of the facades and articulation as well as materials e.g. a terrace typology in the
building form by expressing the division between apartments or a2 proportion that responds to the width of
existing dwellings. The intent of the PP is that these sort of mechanisms as well as indents Into the facades
for entries and lobbies would ba used to moderate scale and form.

Refer to page 34 in this report.
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This length of blank frontage is not appropriate, particularly given the nature of the
residential streets it fronts. It s not validated by the relatively gentle slope of the
street. The problem could be addressed by requiring residential ground floor levels
on Sarsfeld Circuit to be within 1m of natutal ground level. We would also refer you
to Part 5.3 of the Rockdale DCP 2011 where it refers to ground level uses and ground
floor articulation at the public domain interface

& study of building length in the current context is provided for Councils consideration. It shows that the
length of the proposed envelope is reasonably consistent with other town cantre development to both the car
park and also at the residential interface - =22 pg 19,

A1C suggests a break in the bullding form to Sarsfeld Circuit. We disagrea that this is necessary or In fact
desirable. A building break openz up the intended retall/commercial piazza to the residential strest but there is
no connectivity beyond that street ie no lanes or streets to link to and it opens up the activity of that intemnal
strest to residents beyond. We suspect that the residents would be less than happy with such a selution.

& better way to manage building length is as we have suggested in the PP, entry points would be Insst to
create recesses in the building form, combined with balcony projections and strong vertical articulation. This
will break up the building form and introduce a finer grain without having to fully break the massing apart.
More detail of how the articulation might be resolved in a future DA is shown on pg 18 of this report. The way
to manage this outcome is through the design guidelines that would go into Councils DCP in the future via
objectives, controls and imagery. It Is not necessary to enshrine a physical break in the reference desiagn or
building form envelope.

It should also be noted that many of the houses on the other side of Sarsfield Circuit are raised above strest
level and present garages to the ground level,

Details around modulation and depths of the inset to create a “fine-grain’ character will be the subject of
detalled design at the DA stage. We consider that If desired we can further expand the suggested design
guidelines in the package to Include precedent imagery and more objectives around vertical and horizontal
modulation,

In relation to the levels of the residential floors along Sarsfigld, this has been dictated by Coundils reguirements
for flood levels and freeboard. There have been many discussions but the applicants flood enginesr with
Council, The site |s actually shown as not flood affected but it appears that Council desires the applicant
to provide a scheme that can manage issues with existing overland flow due to Insufficient existing public
infrastructure. This has reguired numerous changes in the levels of the scheme as Council and the applicant
hawve investigated what the correct levels should be for a development. Coundil is also reguiring the applicant
to adopt levels that correspond to the PMF |evels rather than the 1:100 levels which forces the floor levels
higher,

Since the PP was lodged further discussions have occurred on flooding and it is our understanding that
levels have now finally been agreed. These new levels are shown on pg 23 of this report. The changes in the
freeboard height have allows some further rationalisation of the Sarsfield and plaza levels so that the building
can be entered closer to grade and movement through the site can be improved. Therefore there will be a
reduction in the height of any retaining walls.

This situation would occur in any event under the current controls and is not unigue to the PP, We note that this
outcome has to be managed in many areas of Sydney. The intent is that there would be bridge connections
over the natural swale that would be created to manage water flow and that any level differences would be
managed through landscaped terracing and use of high guality walling materials and planters with trailing
planting to soften the edge. Ground level access will also be provided to each unit which will further break up
any unavoidable walls along the strest with entry gates and stairs. The basement cannot be lowered further
due to the tunnel in the northern portion of the site. Indicative sections and images of how this would be
likely to resolve are shown on pgs 26 and 27. The design guidelines can also be expanded to include a specific
section on this relationship with Imagery to ensure a guality outcome occurs in 3 DA,

Refer to page 19 in this report.

Refer to page 18 in this report.
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Building B/C

The height is potentially supportable, but the massing is out of scale with ifs
surroundings, primarily due to its oversized floor plates. Recommend that all levels
above Level 1 (I.e. from the third storey, being all levels above the licensad venue) be
significantly reduced to 1000GBA. The reduction could be achieved by narrowing the
building and/or by breaking it into multiple buildings.

The large floor piate is partly created due to 3 triangular plan with 3 >30m depth in
its centre (above Level 1). Typical floor plans provided with the proposal show the
central area is used 35 empty lobby area on every hotel floor. This shows the depth
is excessive for hotel usas.

Concern that if future design development pursues 3 residential slternative, that depth
is 3lso unachievable for 3 residential building foofprint. We therefore recommend that
residential uses be limited 35 & separate Maximum Residentizl FSR based on the
expected floor space distribution once the massing is reduced to 3 supporiable level,
This will ensure design quality is not reduced due fo the pursuit of an FSR that is not
sensibly achievable. Whilst we acknowledge the resisiance to a site-specific DCP at
this at this stage, this sgain places greater emphasis on the need fo engsge with
Council on this matter,

If changes to the HOB allowance are considered, they should be provided to a building
that is otherwise slender in profife. It is not appropriate that 3 building so out of scale
with its surroundings be provided additional height as well,

The overall GFA gain shown scross the top three levels provide 3 minor 0.25 FSR
increase (+10%) that reguires a disproportionate 3-storey / 9.3m increase (+40%) to
the HOB control to accommodate them. However, the proposed HOB map applies this
height increase to over 60% of the site, despite their footorints shown covering fess
than 15% of it. This may result in far more extensive building lengths at 10-storeys
than shown in the indicative design provided, particularly if the floor space on lower
levels js less than expected (as identified above).

We note the support for the height which is a positive conclusion.

The deep footprints for the lower floors in the proposal are specifically for commercial uses only and the
depths of the floor plates are not unusual for commerdal uses. These uses are permissible and encouraged
by Councils controls and the zoning. Thay reinforce the role of the site in the town centre and we would
recommend against encouraging more residential at the expense of commercial uses, We do not support
reducing the footprint as It would preclude larger commercial tenancies if the hotel did not proceed. However
we note that it is the applicants Intention to relocated the existing hotel use into the lower pedium floors of
any new development and it does require deeper floor plates.

The envelope should allow the maximum flexibility for future uses - If 3 DA sought to have residential uses on
these lower floors then it would have to comply with the ADG, and the footprint would be reduced to around
22m In any event. We also note that other uses such as student housing or boarding houses often have
footprints in the order of around 29m so the Aoor plate depth would also suit these outcomes.

Where the indicative layouts show residential units the floor plate is narrowed as required. Again, thisis a PP
and compliance with the ADG would have to be demonstrated for an actual scheme as part of any DA, We do
not support reducing the maximum envelope at a PP stage to preclude commercial uses.

We also note that the depth of the Aoorplates cannot be perceived from any part of the public domain as
the envelope marrows to all its edges, so it is not clear how the depth creates visual impacts of bulk or Is
unacceptable.

We disagree as discussed above that the building in the podium nesds to be 'narrow in profile’ assuming this
infers a tower typology for the reasons discussed previously. We also note that as seen from the public domain
the building form where the commercial uses are intended does narrow in any event.

It is not clear if the height is supported, why GBA should be deleted from the limited extent of massing that
achieves this haight?

The suggested LEP height map adopts an approach that is standard in the Industry. The DCP indicates the
number of storeys and the preferred location of height within that maximum but the Department of Planning
usually will not suppert heavily fragmented height maps.

The FSR control in concert with the height map and the design guidelines indicating where height should occur
are sufficient to give Council the tools to manage any DA outcomes to ensure height Is in the correct position
to reinforce the comer. Reduction of the extent of the greater height reduces innovation and exploring options
of detailed design in the fnal scheme.

We also note the comment that more height may be appropriate for the western edge of the site. If this
approach was adopted (and we have Investigated a scheme that does this on pgs 36 and 37).If that approach
was adopted then height across that part of the site as per the proposed map would be pessible under the PP
but would not be possible if the height map is fragmented map.

The proposed heights for buildings B and C is based on the maximum height of the 10 storey element of
building C. The first two levels have been assumed to have a floor to floor helght of 4m, with 3.1m height
for the levels above. This results in a total height of 32.8m and Including the lift overrun, will take the total
height to 34.3m. As part of the Planning Proposal, the suggested height is 35m which is consistent with the
calculations.

N/A
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Yield:

There are several inconsistencies between the GBA plans and the indicative
concept design, which indicates more work needs fo be undertaken to establish the
appropriateneass of the proposed FSR. In particular, the GBA plans for Levels 2 and
3 on Building B/C as well as Ground Level, Level 4 and Level 5 on Building A do not
match the concept design. There is also an inconsistency between the Building A
Level 1 residential plan, which shows a full level, and the indicative section, which
shows the substation and one lobby extending double-height from Ground into
Level 1. Depending on which is accurate, floor space may have been counted twice.
Clarification of this is needed.

The GBA and FSR calculations undertaken are high level estimates only using the efficiency suggested in the
ADG, It should also be noted that the concept or reference plans are hand sketches with varying line thickness.

The sections provided are Indicative hand sketches only. The section shown cuts through the lobby entry which
would be a double height space to enable connection to the street and then to the residential level. The floor
space has not been counted twice,

This is an indicative scheme and therefore a floor by floor indicative GFA was not provided as there may be
variations to the extent of uses subject to detailed design at the DA stage. The FSR has been based on 3 %
allowance of the GBA,

It is not usual to constrain the extent of permissible uses on a site as part of a PP unless the proposition s for
uses that would undermine the achievement of the zone objectives.

The indicative scheme reinforces the role of the site in the town centre with predominantly commercial uses
facing the car park and residential mainly In the form to Sarsfield Circuit. We don't think it is necessary or
reasonable to tie down the overall FSRY specific floor areas to particular uses as such constraints do not affect
other sites in the town centre and therz is no proposal to change the zoning. However, should further detailed
breakdown bz required by Council further information can be provided.

N/A

Alignment with the NSW Apartment Design Guigde:

Building-by-building vs Site averages

A common ianguage interprefation of the indicative design would define it as two
buildings, as the eastern and western buddings are completely separated above
ground.

The Proponent instesd bases ADG compfiznce on a site average, treating the two
buiidings as one, This aligns with the NCC which classifies structures that share a
basement without fire separation as 2 single building.

From an objective based standpoint, numeric targets can be considered met even when
gveraged over g site. However, as future construction stages are never guarantesd,
fargets can at most be averaged across each stage. While not strictly matching the
language in the guide, measuring ADG solar and cross-ventilation on 3 stage-by-stage
basis can still ensure the overall objectives are met even if all stages do nat occur,

Building Separation; Internal

The pinch point” where 'Built Form C' sits oppesite the northemn part of 'Built Form A"
i 5.5m for the first four storeys, setting back to at least 7.5m from the fifth. On the
southern end, the pinch point between 'A’and 'B"is point is between 5.75m and 10m
for the first four storeys and between 10m and 12m from the fifth floor.

Moted, at the DA stage compliance with the ADG is required in any event however it is normal practice to
average across a site with a number of buildings that will comprise a single development when complated.

The narrowing of the space between the forms at the laneway/plaza entrances has been deliberately provided
to create more intimate entries inte the link. These entry points are fully open to the sky. The narrowing of the
space is essential to create a sense of curiosity, the space then widens into the broader space and encourages
pedestrians to enter and use the space as 2 public town centre space. If these entries were opened up to
12m with no variation that sense of discovery and interest is lost, and it becomes just another lane. The
tightening of the threat of the entrance heightens the awareness of entering a public area and space. Creating
a3 ‘threshold’ is a very important part of creating a successful neighbourhood squars.

The separation distances in the ADG should not be the guiding force in such a situation. Privacy impacts can
be managed - the grain is more important in creating 3 context.

N/ A
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Marrower entry throat creates sense of

threshold and curtosity.

Building Separation: Sethacks

Based on the Gross Building Area disgrams provided as suppfementary material by
the applicant, the design is based on several inappropriste sethacks. These are noted
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The ADG recommends residential setbacks of between 3m and 12m from property
boundaries. Where fronting 3 public streef, typical practice is fo reduce these by half
the width of the road reserve. The property on the other side of the road reserve can

then take advantsge of the balance should they be (re)developed,

Additional height beyond existing HOB limits should be expected to mest ADG
recommendations. Based on a review of the Urban Design Report, we recommend
additional building setbacks be reguired along three of four site boundaries. This will
result in @ measurable reduction in the proposed FSR, and impact the viability of the
upper levels that are beyond the existing HOB limit:

We disagree that the ADG separation distances should be applied as minimum controls In this instance as the
PP and indicative scheme s=eks to achieve design outcomes that justify using narrower distances,

As identified in the plans in the Planning Proposal report prepared by GMU, the minimum separation at the
northem link entry is 7m and that of the southern is 6m. As per ADG 3F, for the bulldings on the same site the
minimum separation distance required from a habitable space to a blank wall is 6m. The windows for habitable
spaces facing Slade Road could have angled or "ear’ windows and the commercial spaces would be designed
to minimise outlook towards any the habitable spaces in Building A. Any fenestration in the commercial uses
could be frosted and fixed to ensure no wvisual or acoustic impacts. It is possible to design unit layouts that
work with this sort of proximity and window positions are subject to detailed design at the DA stage. Additional
objectives and imagery can be added to the design guidelines if Council is concermed to demonstrate how uses
should relate across these narrower throats if desired,

The separation distances in the ADG are never applied across normal public streets with full street reserve
dimensions. Where lansways occur that are narrow and public the separation distance for each site is taken
from the centre line but not for full public streets.

Building form and setbacks from Slade St and any other public street are dictated by the front setback
requirements and are not overlaid by ADG separation distances or that would detract from the ability to
respond to a context and to town centre scale or to reinforce the boundary edge.

It should be noted that the property to the north of Slade Road has already been developed at a height of
building of 16m I.e., 4-5 storeys. Therefore, there will be no bullt form above 5 storeys and hence no issues
relating to the separation given the existing strest reserve width in any event. Additionally, Section 5.3 of the
RDCP states that development is to be built to the street alignment with a zero ssthack. The uppermost level
may be set back, It does not impose ADG separations to override context responses,

Given that the proposal is for a mixed-use building, and the main retail frontage for the subject site is along
Slade Road and Council’s carpark. We consider that a nil frontage is appropriate to respond to the proposed
and existing mixed use character of the area. As mentioned previously, the boundary to the car park site is a
public boundary with a predominant active frontage facing the car park site and nil sethacks required by the
controls.

It should also be noted that Section 5.3 of the RDCP also states that for development on sites with rear access
lang, develepment facing the lane should be built to the boundary.

Shows narrower access locations to the
zguare - never the same spatial higrarchy.
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10 of 37

18054 - PP - Bexley North - 187 Slade Eoad

18054 - PP - Bexley Morth - 187 Slade Foad

11 of 37

CML




1. Northern Boundary, Slade Road: The setbacks of the upper two levels, if approved,
should be increased to align with the ADG.

2. Southem Boundary, which is to include a future local road (within the site): A
maximum ground level setback of 6m is provided to the southemn boundary, which
is slightly narmower than the 6.3m - 6.8m (variable} scaled from the LEP Land
Reservation Map. Council should coenfirm the required width of the Future Local
Road with the preponent, and the building separation should be measured its
centre lins.

3. Eastern Boundary, Sarsfield Ct.: Setbacks are generally appropriate.

4. Western Boundary, the Council Car Park: The proposal extends to the site's
western side boundary with zere setback to the Council Car Park at all levels. A
strict reading of the ADG would require full habitable-room setbacks to this shared
boundary, as the primary residential facades are facing it. This would reguire
6m up to level 4, 9m for Levels 5-8 and 12m for Levels 9 and above, effectively
deleting the upper levels from the indicative design and potentially the entirety of
Building B/C.

With Council’s agreement, £ may be appropriate to reduce these setbacks under the
expectation that a public road be delivered around the perimeter of the Car Park in
future, as such a road would be reguired to retain access to existing retail fenancies
even If the Car Park 5 redeveloped. In this case, we expect the reguired building
separation could be reduced by half the expected future road reserve width. However,
the Planning Proposal still needs to be able fo demonsirafe how, 1n 3pplying the
sought FSR and HOB increases, it can still comply with the reguired ADG and/or DCP
setbacks,

The acceptability of this solution and the expected width of this road reserve width
shiould ‘be confirmed with Councl, It should be noted that even a3 develgpment
compliant with the existing siatutory framework may reduce the solar access available
for future residential development on the Councll Car Parl:, should the car park site be
considered for redevelopment in the future. In Tablfe A we have shown the impact of
2 future 12m road reserve slong the perimeter of the Car Park, an esfimate based on
the width of Sarsfield Circuit to the east. This would reduce reguired setbacks along
the proponent’s shared western boundary by 6m, requiring 0-6m depending on the
floor. However, it could egually match the 6.3-6.8m future local road shown within
the proponent’s southern boundary, in which case setbacks would only be reduced by
3m to be within a2 3-8m range.

We recommend all residential levels be required to have at least some setback from
the Car Park.

Regarding the comment in relation to the width of the future laneway connection to the south we note that
tha LEP shows a2 connection only- there are no set dimensions, and it is inappropriate to scale from an LEP
map to arrive at a dimenslon. Laneways are traditionally 6m wide and this width has been adopted for the PR,

We also note that the connection is totally on private land. It s not appropriate or reasonable to effectively gift
half of the connection setback to an existing site to the west. The ADG is specific in stating that an existing
development is not to require increased separation for an adjacent development that does not comply with
current separation reguirements. Instead, 50°% of the required separation only is to be provided.

Once a new connaction is formed it will have the character of a public edge and therefore reinforcement of
the streat wall scale should occur, The Indicative scheme shows a setback provision from the 5th level which
increases the separation to 9m as measured from our site boundary which is compliant with the ADG.

We are concerned that the AIC report seeks to apply the ADG separation as rules, ignoring contextual
relationships and opportunities to create positive and interesting spaces with design solutions to deal with
issues. It is also noted that the section on separation s about privacy primarily and there are completaly
different sections that deal with side setback conditions and these do relate to context and grain. No dimensions
are given thers as the final setbacks should be dictated by the character of the area and the location of the
site.

If separation distances are applied as suggested by AJC the result will be ziggurat form or 'wedding cake’
appearance that delivers in our opinton a very poor built form outcome that cannot achisve design excellence.

Cross Ventilstion:

The proponent states that 50 out of 83 units are cross-ventilated, calculating to 60.2%
of the total unit count across both buildings. However, this figure fncludes 2 x units on
the 10th storey (Leve! 8} of Building B/C which are not relevant fo a tally of "the first
mine storeys”. It also shows two units in Building A (Level 1 and Level 4) relying on
mid-building indentations that not typically dlassified as providing cross-ventilation.
With these units removed the figure s 56.8%.

We note that the units from level 9 have been included in the calculations and agree that according to the ADG
the units of the first @ storeys are to be included for calculation purposes. We have now further amended the
unit layouts such that 530 out of 83 units are cross ventilated resultng in 60% compliance as seen on pg 32.

Refar to page 31 of this report,

GMU
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AT+C calculates the cross-ventilation of the indicative concept design on the basis
below:

A. Building-by-Building

. Building A - 25 of 52 units; 48.1%

. Building B/C - 21 of 25 units, 72.4%

B. Stage-by-5iage

. Stage 1 ('Built Forms A & B) - 38 of 70 units, 54.3%
. Stage 2 ('Built Form C°) - 8 of 11 units, 72.7%

C. Whole-of-site (first nine sforeys only)
. 46 of 81 units, 56.8%

Note that tweo units shown in Stage 1 use a building core for access that will not be
delivered until Stage 2,

While it is not critical that detailed compliance with the ADG be provided at Planning
Proposal stage, the design decisions that have caused the non-compliance with cross-
ventilation objectives have resulted in increased building bulk and inferior presentation
to pubfic streets. We therefore recommend the indicative design, and corresponding
yield, be updated to meet minimum compliance with the ADG cross-ventilation target.

Communal Open Spaces:

No area information has been provided, but total communal open spaces appear to be
less than the ADG'S recommendabion of 25% of site area, without the provision of an
alternative strafegy. Not all core locations are able to provide access to the communal
open spaces on Building B/C, and the proposed staging means many apartments
would be delivered without access te any communal open spaces.

Based on high level calculations of the amended concept layouts as seen on pages 28-31, the total area of
communal open space (COS) is approximately 732 sgm which constitutes approximately 173 of the site
area. However, the majority of Building B and C are commercial uses which do not require communal open
space and the proposal includes 2 considerable area of publicly accessible space which provides recreational
opportunities.

The main residential building - building &, has communal space provided on its roof as does Building B and
C, associated with the apartment levels. The balance of landscaped area and private versus communal space
area at the roof level can easily be adjusted as part of 3 DA but we consider application of the ADG (without
consideration of the actual extent of residential on the site versus commercial) and ignoring the publicly
accessible ground level space is not an appropriate methodology.

& more appropriate approach would be to determine the site area of Building A and then apply the percentage
to that area rather than using the entire site. Detailed design and calculations will ba subject to detailed design
and the DA stage. This is a3 town centre mixed use site and therefore COS provision is often balanced against
the location and the provision of public space instead.

It should also be noted that in the indicative layouts the residential units have been provided with generous
private open spaces and as per the ADG 3D-1, where developments are unable to achieve the design criteriz,
they should provide large balconies or increased private open space for apariments.

Additional space can be shown
on Building A if desired and
calculations of area of publicly
accessible space and  building
& site area can be provided if
desired by Coundil.

Solar Access: To Neighbours:

The proposal notes the main impact is to the southern adjoining property at 22-40
Sarsfield Circuit. The ADG protects neighbouring developments to g 20% 'reduction’
in solar amenity: "where an adjoining property does not currently receive the reguired
hours of solar access, the proposed building ensures solar access fo neighbouring
properties is not reduced by more than 20%"

Councll has suggested various outcomes for the car park site and it is therefore unreasonable to restrict the
scheme given that there is noe confirmation of what design solution might occur, There are no overshadowing
controfs that apply to car parks and the site orientation will mean that any development on this site will have
some shadow impact on the car park if built to the height of the current controls.

Refer to page 33 of this report.
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This guideline is imprecise and can be interpreted in several ways. It is also freguently
impractical to meet this objective where neighbouring buildings pre-date the ADG or
have very few total units,

In the case of 3 Planning Proposal to spot rezone 3 single site, we believe the hurdle
should be that the increased HOB allowance proposed will not have a significantly
greater effect than the likeliest 'Business-As-Usual' development using existing
contrals, unless the strategic benefit of the (usually wide) rezoning justifies the
negative impact on certain properties.

In the case of this Planning Proposal, which has not provided a compelling strategic
merit argument, we expect the former hurdle is most sppropriate, However, more
information is reguired to fully analyse the impact on the southern property, and
whether it is justiiable under the conditions outlined above.

The analysis should identify the number of total units at 22-40 Sarsfield Circuit and
estimate their existing level of 5olar amenity, focating living rooms and primary open
spaces. Existing sun-eye views (that is, before the proponent’s development) should
be provided. The proposed development should be shown fransparent, making each
level clear, to understand the additional impact of the storeys proposed that are in
excess of existing HOB limits,

The report identifies the solar impact on 22-40 Sarsfield Circuit as largely being
a result of the existing non-compliance with separation distance from the shared
property boundary. The report states that "if the site were to be redeveloped and
were to provide the reguired ADG separation, it would be able to receive 2hrs of
sunlight to the majority of the facade facing the subject site.”

The neighbouring development is substantizlly in alignment with current ADG
separation reguirements, as typical practice would measure their separation burden
from the centreline of the future Local Road rather than the shared property boundary.
Based on the proponent’s descripbion, it may be that the overshadowing becomes
acceptable if the setback is increased to the ADG minimum from that future rosd’s
centraline,

The western face of 22-40 Sarsfield Circuit appears to have two units facing the Car
Park on each level, rather than the single unit identified in the Planning Proposal,
which means the overshadowing impact has been understated in the proposal.

The Car Park Site is shown significantly overshadowed due to the zero setback and
increased building height on the northwest corner, impacting its viability as a future
development site. ADG compliant sethacks at 187 Slade will reduce this overshadowing
25 well,

Sun-eye diagrams with reduced opacity of the proposal are provided at pg 33 with sufficient translucency that
22-20 Sarsfield Circuit is visible. We also note that the apartment development is to the south of the site and
therefore overshadowing is unaveoidable,

The Height-of-Buildings Map should be alighed with the proposed envelope, or the
three small upper fevels removed.

Any FSR increase should include & maximum residential FSR, separate to the maximum
non-residential FSR.

All building uses should be provided with 3 sireet sddress, meaning residential and
hotel fobbies should be reoriented to public streets,

The southern through-site link should be redesigned as a Local Road, per the LEP
Land Reservation Map. This will reguire reducing the basement and increasing ADG-
imposed setbacks.

Additional decumentation is required to show that the proposed rezoning of 187 Slade
will have no additional impact on the residential properties 22-40 Sarsfeld Circuit
when compared with the likely impact under existing LEP controls.

These options test some of the philosophies expounded by AJC. If Councils preference is for 2 building
envelope that is consistent with one of these other approaches then the applicant would be amenable to
Councll adopting those envelopes instead.

These options are -

A, Greater height and massing on the car park western edge of the site as two forms
B. A tower scheme with lower podium
C. The current planning proposal with upper level form rationalised and greater articulation shown In the

envelopes to addrass the bullding length issue and provide more certainty for Council (although the design
guidelines proposed would have deliverad this outcome).

Summary of Recommendstions:

Setbacks should be increased throughout to meet ADG and DCP minimums, mncluding
treating the Council Car Park as g standard shared property boundary rather than
publicly-accessible space as currently shown,

The project team have considered the comments by AJC and in the spirt of trying to move forward on the PP
scme additicnal options have been tested that worlc with or close to the current FSR proposed in the PP (which
is necessary to justify redevelopment of the current hotel site).
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STRATEGIC CONTEXT

Councif issue: Include LSPS considerations

BAYSIDE LSPS

Bexley Morth has been identified as a focal centre for medium change and
future investigation in the next 6-10 years for urban growth. It also forms
part of the 10 local centres identified by the LSPS to increase housing
supply and choice whilst renewing centras. The focus is also on providing
dccess to goods and services, community infrastructure and transport in
close proximity. The local cantres form an important part of the 30-minute
city and ‘can deliver mixed use, walkable, cycle friendly centres and
neighbourhoods with appropriate infrastructure that supports walking and
cycling for everyday trips”.

The local and neighbourhioods centres play a vital role in providing local
employment. The retention of the pub use and the provision of retail
and hotel facilities within the propeossd developed will assist in providing
employment opportunities in the centre, The LSPS also aims at encouraging
vibrant town centres

The planning properties listed in the LSPS, relevant to this centre are as
follows:

» Planning priority 3:
- E3: Providing services and social infrasfructure to meet people'’s
changing needs

- E4: Fostering healthy, creative, culturally rich and socially connected
commiinities

- ES5: Providing housing supply, choice and affordability with access to
Jjobs, services and public transport

- BE6: Cresting and renewing great plsces and local centres and
respecting the District’s heritage

» Planning priority 6: support sustainable housing growth by concentrating

high density urban growth close to centres and public fransport corridors

»  Planning prionty 9; Manage and enhance the distinctive character of the
LGA through good guality urban design, respect for existing character
and enhancement of the public realm.

* Planning Priority B15: Growing investment, business opportunities and
jobs in Bayside's strategic centres and centres

BAYSIDE DRAFT HOUSING STRATEGY

Bayside Council is required to mest a housing target of 10,150 dwellings
between 2016 and 2021. Mixed use redevelopments are encouraged, to
increase housing density and generate activity and vibrancy within centres.
The proposal is for @ mixed use development very close to transport and
services and also seeks to enhance the town centre and assist with creating
a sense of place which is in line with the housing strategy.

4 larger proportion of flats and apartments {46% of all dwellings), within
Bayside are concentrated around local centres and in high-density precincts.

The main constraints identified for the LGA include the steep topography
which discourage people from walking and heightan the visual impact of
large-scale redevelopment if it occurs in a visually prominent position.

The subject site is not affected not affected by the land-use constraints
identified by Bexley North.

; _-' i T
= - ._1.‘ 5, _I_q'."
| r_ o '
_;I'.'.J_._ e = g SIS F.
e ;s 1
by 3l s =, { ' Y, -
W ) - : T e b S
I -"""?hr:-“"\'. s oy b/ _:‘-’_’.._r P
— - 1 Soirth aste® [ o i -\."‘5:‘
[ e "":.," o = o %,
! T ¥ = / . N,
¥ .I . 1] i i
1 -'r..r"'# Ly o
| Lo A% T4 .y
. . e ALAA
'-Il-l
! A L i
G
ol I
et e i U
4 ..1-3, . "-.__|I [r
. '{:Tl“: i
A H
b ) — s
i is
: =
A il
. it —
“ - o .1
" M § T
.-. ’ % 1
— oo
o NS i
! S
2 A
i -
pod - : st
AE .

Spatial Plan far the Bayside LGA

[T PRONINITY TASE THANSIT LAND UNE COWSTHADNTE = | ODANLANLET&MD FO8
Wiolll Creck =ood Train fine - No
Amclitfe Excefient Train line SOME IDOoqrapdy Constraings | Yes
Eanksta Good Train fime Constrained by alrcraft nodss, | Yos
SOME topography consiraints |
Rockdale Excaflant Train fime Constraéned by alrcraft nodss, | Yos, west of the train
SOME topography consiraints | ine
Koqaran Excaflent Train fime SOMmo topoqraphy ConsiTaints | Yos, wost of the train
ine although strata |
CevelORIMEent SUMounds |
| the train staton
Cariion Exceflent Train fime - | Some, although strata
KERgsgrove =ood Tratn fine Conswamed Dy the Moomba | Yes
i9 Sviney Eiane Pocing
Beasey Morth =ood Tratn fine S0Me IDpography Consiraints | Yes
and The Moomba 1o Sycensy
Etfiane Pipoline

fntematona!

Airport

- le'.'Z-\Pp

Domestic
Alrport

Al
Gemeria! H 'E""
-y T — T ———
—

Opportunities and constraints for housing intensification around Bayside’s centres
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Legend
Existing centres considered
In analysis

Renewal areas

- Centre Core

- Well zenviced neighbourhood
with potential for medium
change

- ‘Well serviced high character
infill neighbourhocds with
potential for some change

Areas for renewal subject to
further investigation
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BUILDING FRONTAGES

AJC issue: Building length and articulation

Figure ground map showing the comparison of the existing building frontage lengths and the proposal within the surrounding local context.

E ' Lk 4.

_—“—_——-;-‘-_-'_—:_—_-__

Approx, 80m

5-10m
10-20m

20-25m
25-35m
40-50m

G M — G M ‘ J
e gof 37 18054 - PP - Bexley North - 187 Slade Road 18054 - PP - Bexley Morth - 187 5lade Road F 37 o

i
o



URBAN PLAZA EXAMPLES URBAN PLAZA EXAMPLES IN SYDNEY

Examples of plazas in Sydney showing the relationship between the open space/ plaza and the built form. The future open space/plaza for Coundil's land could be envisaged as a community meefting place and town square reinforcad
by the proposal enclosing its edge.

AJC issue: Carpark interface
Examples of proportions and sense of enclosure to successful and famous plazas in Europe, which could inform a future approach for the carpark site and demonstrates that the streetwall scale proposed is appropriate for such a
future vision,
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AMENDED HOTEL CONCEPT LAYOUTS

AIC issue: The large floor plate

LEVELS 2-5

GBA/ LEVEL: 1301 50QM

GMU

REVISED CONCEPT LAYOUT

LEVELS 2-5

GBA/ LEVEL: 1257 50M
TOTAL REDUCTION IN GBA: 176 SOM

22 of 37

The floor plans for the hotel both in the planning proposal scheme and in the revised scheme as shown below are indicative layouts only and provide fexibility to allow innovative selutions at the time of the design competition. In
response to AJC's concern with the central atrium/mesting space, the indicative layout has been regularised. The revised floor plans from levels 02-05 result in a reduction of area by 44=gm on each level
PP CONCEPT LAYOUT

KEY

Amended hotel rooms

FE hotel rooms

18054 - PP - Bexley North - 187 Slade Boad

AMENDED CONCEPT - GROUND PLANE

AJC issue: Levels and blank walls

PRINCIPLE LEVELS

The following pages show principle diagrams on how the ground plane is resolved allowing for the finally agresd flocd levels + 500mm fresboard (PMF levels). Sactions are shown on pages 26 and 27.
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KEY
RL 15.50 (inclusive of 500mm freeboard) BL 13.60 {inclusive of 500mm freeboard)
RL 14.50 (inclusive of 500mm freeboard) s==i 1 ovel fransition
RL 12.60 (inclusive of S00mm freeboard)

MOTE: Levels are based on the flood advice received.
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KEY

Lobby
Fub

Retail/ Commercial

Vo of Brick wall to the sowth - RL 1150

SOHOs
Cafe

Cutdoor cafe
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PRECEDENT IMAGES FOR COMMUNITY SPACES AND BUILT FORM INTERFACES

POTENTIAL CHARACTER (1) STAIRWAY AND RAMPS

72) The Laneway : East-west laneway link
providing access from Sarsfield Circult to the

COMMUNITY LIVING ROOMS WITHIN PLAZA/LANEWAY il INTERFACES AND VISUAL LINKS

The Laneway

The Plaza : Local destination with outdoor
dining and retail opportunity.

Wit - 3 ke 10 VA P

== e

L ik
aarw LS

(3) FACADE TREATMENT

——

‘T/
.\
\

\

The Plaza

Green walls

@ The Entrance : Vibrant retail link to Slade

Road.
@ CD SWALES PUBLIC ART
N.T5 . N.T.5 b Ty B r i A B | SN —
KEY KEY
The entrance Outdoor landscape/seating The entrance Pub interface Facade treatment
The Blaza Indicative swale based on flood advice The Blazz we [etaf interface ® Indicabtive planting
The laneway The laneway s zreen wall (il Stairway and Ramps character (pg 23
@ Interface character [pg25) I_’Ef- Facade character (pg 23] = Public art
m— Fesidential interface = = Interface with £—3 \isual link to strest
fenestrabion

&« \Nisual ink to plaza
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CONCEPT SECTIONS

AIC issue: Levels

CROSS SITE MOVEMENT

KEY

= Universal access

s Pedestrian acosss

Vehicular access

HOTE: Levels are based on the flood adwvice recenved,
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AMENDED CONCEPT LAYOUTS

AJC issue: Levals, floor plate sizes and cross ventilation

GROUND FLOOR

KEY
L i Site boundary
| bedroom unit *
M 2 bedroom unit ¥
B 3 bedroom unit * |
B 3 bedroom - 2 storey unit ® =T
B Services (|
Hotel
Pub
BE Pub cutdoor

LEVEL 1

Gym

Landscape buffer

Green roof - Mon trafficable

Communal open space

Retail / Commercial - SOHO

Residential part of 5SOHO =

Cafe / Qutdoor

* Including allowance for balconies/ terraces

LEVELS 2

GMU
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LEVEL 3

BREE
)

Site boundary

| bedroom unit ™

2 bedroom unit *

3 bedroom unit *

3 bedroom - 2 storey unit ®
Services

Hotel

Pub

Pub outdoor

LEVEL 4

Gym

Landscape buffer

Green roof - Mon trafficable

Communal open space

Retail / Commercial - SOHO

Residential part of SOHO *

Cafe / Outdoor

* Including allowance for balconies/ terraces

LEVEL S5

18054 - PP - Bexley Morth - 187 Slade Foad
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LEVEL 6 LEVEL 7 LEVEL 8 LEVEL ©

KEY KEY
[ 1 Site boundary Gym [ I Site boundary Gym
| bedroom unit ® Landscape buffer | bedroom unit ® Landscape buffer
B8 2 bedroom unit * Green roof - Mon trafficable B 2 bedroom unit * Green roof - Mon trafficable
B 3 bedroom unit * [l Communal open space B 3 bedroom unit® [l Communal open space
B 3 bedroom - 2 storey unit * »0  Retail / Commercial - SOHO B 3 bedroom - 2 storey unit * . Retail / Commercial - SOHO
M Services Bl Residential part of SOHO * B Services B Residential part of SOHO *
Hotel W Cafe / Outdoor Hotel | Cafe/ Outdoor
Pub * Including allowance for balconies/ terraces Pub * Including allowance for balconies/ terraces
B Pub outdoor B Pub outdoor
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AMENDED CROSS VENTILATION

AJC rssue; Insufficient cross ventilation

Based on the amended concept plans and the introduction of duplex units, 50 out of 83 units are cross ventilated resulting in 60% compliance which is in line with ADG objective 4B-3.

Ground Leva! Leval 2 Leval 3

Level 5 8 out of 10 Leval 6 Joukof 5 Leval 7 Joutof 4 Leval @ 3 put of 4 Level 9 2 out of 2

18054 - PP - Bexley North - 187 Slade Boad

MU

SUN-EYE DIAGRAMS

AJC issue! Overshadowing fo the south

As seen in the sun-eye diagrams provided below, a compliant scheme results in the overshadowing of 3 units to the south and the planning proposal scheme results in the overshadowing of 4 units, which we consider acceptable.

INDICATIVE PP SCHEME
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KEY
Total number of units on the northern and western facades (not total number af units in the development} 15 B Lwving room windows
Total number of units Ul’!.r'lnE rooms) receiving 3 hours of su niiEht in the PP scheme 11 NOTE: -1 unit from the compliant scheme Bedroom windows
Total number of units {living rooms) receiving 3 hours of sunfight in the compliant scheme 1Z B Balcony
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COMPARISON OF PP RELATIVE TO A TOWER APPROACH VS COMPLIANT SCHEME

AJC rssue; Building scale

As seen in the comparison diagrams below, the PP scheme provides better proportioned forms responding to the existing character of the area with public access on the ground floor.

A
Z
A
__.-'/ i
1
3 it
X (12
ey, ||y
B 1
'-.\. I_'ll
X L)
N l
KEY MAP

INDICATIVE COMPLIANT SCHEME

T Gstareys ZIM LEP HOB S .
| No public
access/
potential
cCas
o
INDICATIVE PP SCHEME
6 storeys
4 storeys
+ recessed
Sth storey
2 storeys
Pubfic
—
INDICATIVE TOWER APPROACH
10-12 storey
TOWEr
4 =storeys
4 storey
podium
L m—

*  § storey streetwall to the carpark and Sarsfield Circuit
* Mo public access through the site in a north-south direction
* Potential COS on the pedium or roof

s 4 storey streetwall to Sarsfield with a recessed Sth storey
* 5 storey streetwall to the carpark

*  Public access and plaza space through the site in a north-south
direction

* 2 storey and 5 storey height only to public space to the plaza
located in the middie

MOTE: Taller form occurs further to Slade Road

s 4 storey strestwall/podium to the carpark and Sarsfield Circuit
* 10/12 storey towers to the carpark {subject to FSR testing)

* Mo public access through the site in a north-south direction

MU
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ALTERNATE 3D MASSING STUDIES
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TESTING OF ALTERNATE 3D MASSING OPTIONS

CONCLUSION OF OFTIONS -

The following pages show 3 suggested alternate built form options either suggested in the AJC report or as a response to AJC's comments.

OPTIONS

PLAN VIEW

DESCRIPTION

VIEW 1 - carpark

VIEW 2 - siade Road

OPTION 1

GREATER HEIGHT TG THE WEST-

» Break/gap in the building along Sarsfield Circuit

s B storey strestwall along carpark with recessad top
2 storays

* Distribute mass across the two taller forms to the
weast

* Laneway through the site in a north-south direction
with commercial and SOHO wuses or continuous
commercial use for lower two floors and no laneway

* 12m ADG setback from the Level 2 and above

OPTION 2

TOWERS -

4 storey stresetwall to Sarsfield Circuit and the carpark
*  Approx 1000sgm floorplates for towers from Level 5
*  Two tower forms - 12 storeys high

* |aneway through the site in a north-south direction

* 12m ADG setback from the ground and above

OPTION 3

THE SUGGESTED AMENDED PP -

* 4 storey streebwall to Sarsfield Circuit
s & storey streetwall to the carpark

» Emphasise the comer between the carpark and Slade
Road with a 10 storey form

» Publicly accessible laneway through the site in a
north-south diraction

* 12m ADG setbacks from the ground and widening
above

36 of 37
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OPTIONS | VIEW 3 - Corner of Slade Road and Sarsfield Circuit VIEW 4 - sarsfield Circuit FSR
OPTION 1
BUHLDING 1 6042
BUILDING 2 11706
GBA 17748
OPTION 1 GFA (@ 80%) 14198.4
FSR 3.35
OPTION 2
BUILDING 1 6048
BUILDING 2 12200
GBA 18248
OPTION 2 GFA (@ 80%) 14598.4
FSR 3.45
OPTION 3
BUILDING 1 6090
BUILDING 2 11730
OPFTION 3 GBA 17820
GFA (@ 80%) 14256
F5R 3.37
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Annexe D: Urban Design Strategy Document
JKM Architects, September 2023
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Existing urban framework

Councl(

carpar

|-
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Current LEP permissible envelopes

8s5m
o (2-Storeys)

: ' (5-Storeys)

16m
(5-Storeys)

16m
(5-Storeys)

|-

jkmarchitects. 187 Slade Road, Bexley Morth . Urban Design Strategy . Mominated NSW Registered Architects Keith Ma g247 3




Urban Design - Current Planning Proposal

o~
2
-
Loy
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Urban Design - Future density

|-
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Urban Design - Carpark site potential

20m
(6-Storeys)

20m
(6-Storeys)

|-
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Urban Design - Carpark site urban design approach

12-storeys

12-storeys

12-storeys

12-storeys

Option o1 Option o2a tion o2b Option o3

» Retain existing park * Reconsider park location from urban scale. * Reconsider park location from urban scale. * Maximize density.

*  ADG compliant envelope and building separation » Create streetwall establishment along Bexley + (Create streetwall establishment along Bexley * ADG compliant envelope and building separation
*  Max. 18m deep typical floor plate to achieve ADG road. road. Max. 22m deep typical floor plate.

Selar compliance to neighbouring buildings.

Consider future of Bexley North and Density
requiremeants.

Connect to future through-site link.

Create a larger communal space for future of
Bexley North

ADG compliant envelope and building separation
Max. 22m deep typical floor plate.

Consider future of Bexley North and Density
requirements.

Connect to future through-site link.

Create a larger communal space for future of
Bexley North

ADG compliant envelepe and building separation
Max. 22m deep typical floor plate.

ikmarchitects ; 15_]7- slade Road, E-!lalghtorth . Urban [-);Eg_nStrategy . Nominated NSW Registered Architects Keith Ma 247



Urban Design - Carpark site development options

Option o1

» Retain existing park

* ADG compliant envelope and building separation

*  Max. 18m deep typical floor plate to achieve ADG
Solar compliance to neighbouring buildings.

tion o2a

Reconsider park location from urban scale.
Create streetwall establishment along Bexley
road.

Significantly larger communal space

ADG compliant envelope and building separation
Max. 22m deep typical floor plate.

Option o2b

Create streetwall establishment along Bexley
road.

Maximize density.

ADG compliant envelepe and building separation
Max. 22m deep typical floor plata.

Option o3

Create streetwall establishment along Bexley
road.

Maximize density.

ADG compliant envelope and building separation
Max. 14m deep typical floor plate with single
loaded apartments.
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Urban Design - Carpark site development indicative layout
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-
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Option o1 tion 02a tion o2b
» GEA:1670mz2 (Podium - 2-storeys)

Option o3
* GEA: 1470m2 (Podium - 2-storeys) * GEA: 2640mz2 (Podium - 2-storeys)
s GEA: ggomz2 (Typical Levels - 1o-storeys)

* GEA: 2640m2 (Podium - 2-storeys)
GEA: 1270mz (Typical Levels - 1o-storeys) * GEA: 1270m2 (Typical Levels - 10-storays) e GEA: 1305m2 (Typical Levels- 10-storeys)
* Nominal layout: (8 apts per level) « Nominal layout: (11 apts per level, 2 cores reg’d) « Nominal layout: (10 apts per level, 2 coresreq’d) « Nominal layout: (41 or 12 apts per level, 2 coras
» 2x1B » 3x1B » 3x1B req’d)
s SxzB s 5x2B s gxz2B » x4B 5x 1B
+ x 3B = 2x3B s 2x3B s 7%2B or 5x 2B
» 2x3B 2x 3B
Total Yield: Total Yield: Total Yield: Total Yield:
o GEA:11,830m2 s CQEAr45640m2

» GBA:10,8g00mz
+ GFA: g,8o0omz

» GEA:17,080mz2
» GBA:16,590mz
s  GFA: 14,g10m2

* GBA:14,3g0mz2
s (GFA:12,800m2

s GEA:48,330m:2
» GBA:16,860mz2
s GFA:15,100m2
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Solar Access (June 21st) - Carpark site options

12-storeys 12-storeys

Option o1 tion o2a

» Slightimpact to existing property immediately to  * Slight impact to existing property immediately to
the south the south

* Typical residential levels are primarily compliant + Typical residential levels are primarily compliant
with min. zhrs solar access in accordance with with min. 2hrs solar access in accordance with
the ADC. the ADG.

12-storeys

w“\J_JC'L... r

tion o2b

Solar Access Key

2 hrs or more

1hr

12—5t0rey5

, L] ‘f';.:,.'i_-‘_'_j _'—I_.\——]‘;F

Option o3

Slight impact to existing property immediately to  » Slight impact to existing property immediately to

the south

the south

Typical residential levels are primarily compliant * Typical residential levels are primarily compliant

with min. zhrs solar access in accordance with
the ADG.

with min. 2hrs solar access in accordance with
the ADG.

j_krna rchitects . 187 Slade Road, éex]ey Morth . Urban Design Strategy . Nominated N5SW Registered Architects Keith Ma gz247
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Solar Access (June 21st) - Carpark site options

Maintain
70% Solar

/

K
P
# /"’ ‘-."-

Option o1

Maintain
100% Solar

~

<

Maintain
85% Solar

B ) & 0 |

Maintain
73% Solar

12-storeys

Maintain
85% Solar

Option o2b

Maintain
73% Solar

[ — ’

12-storeys

Maintain
82% Solar

Option o3

Solar Access Key
2 hrs or more
Maintain
73% Solar 1hr

ohrs

12-storeys

]Tln:marc_l'Tit;t;t; E-jf. Slade Hoad;-ﬂale_y.m.:r_rth . Urban Design Strategy . Nominated NSW Registered Architects Keith Ma 247
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Solar Access - Public Domain (June 21st)

Option o1 Option 023 Option o2b
» Public domain area: 336o0m2 * Public domain area: 3620m2 * Public domain area: 2260ma2
* Approx. 1320m2 (3g%) of area receive 2hrs or » Approx. 1goomz (3g%) of area receive zhrs or » Approx. 730m2 (32%) of area receive 2hrs or

more direct sunlight in mid winter. more direct sunlight in mid winter. more direct sunlight in mid winter.

jkmarchitects. 187 Slade Road, Bexley Morth . Urban Design Strategy . Nominated N5W Registered Architects Keith Ma g247

Solar Access Key

— 2 hrs or more
1 hr

ohrs

Option o3

* Public domain area: 226o0mz2

* Approx. 73omz (32%) of area receive zhrs or
more direct sunlight in mid winter.



Solar Access - Public Domain (Sept 21st)

Solar Access Key

2 hrs or mora

1hr

tion o1 Option 023 Option o2b Option 03

» Public domain area: 336omz2 + Public domain area: 3620m2 * Public domain area: 2260m2 + Public domain area: 2260m2

s Approx. 2420mz (72%) of area receive zhrs or s Approx. 27gomz (77%) of area receive zhrs or » Approx. 158omaz (}'ﬂ%}-ﬂf area receive 2hrs or + Approx. 1310mz (58%) of area receive zhrs or
more direct sunlight during equinox. more direct sunlight during equinox.. more direct sunlight during equinox. maore direct sunlight during equinox.

jkmarchitects . 187 Slade Road, Bexley North, Urban Design Strategy . Nominated NSW Registered Architects Keith Ma 9247 3



Solar Access - Public Domain (Dec 21st)

Solar Access Key

2 hrs or mora

1hr

tion o1 Option 02a Option 02b Option o3

» Public domain area: 336omz2 * Public domain area: 3620m2 * Public domain area: 2260m2 + Public domain area: 2260m2 _

. P!Ednmiﬂanth? receive more than zhrs of direct . F‘reduminaﬂtl_;-,r receive more than 2hrs of direct » Predominantly receive more than zhrs of direct + Predominantly receive more than 2hrs of direct
sunlight in mid-summer sunlight in mid-summer sunlight in mid-surmmer sunlight in mid-summer

jkmarchitects . 187 Slade Road, Bexley North, Urban Design Strategy . Nominated NSW Registered Architects Keith Ma 9247 15



Salar Access Key

Solar Access - 12-storeys vs 15-storeys i

1 hr

Maintain Maintain Maintain Maintain Maintain Maintain Maintain Maintain o hrs
70% Solar 100% Solar 85% Solar 73% Solar 85% Solar 73% Solar 82% Saolar 73% Solar

)
1

tion o1 - 12-storeys Option o2a - 12-storeys Option o2b - 12-storeys Option 03 - 12-storeys

Maintain Maintain Maintain Maintain Maintain Maintain
70% Solar q8% Solar 85% Solar 50% Solar 57% Solar 50% Solar

]:J;;marufi:l-iteéts : 187 Slade Fi::rad.._ﬂexléy.htor{.h . Urban f)eéf;gn E:tre.l-tegy . Nominated NSW Etegisterea Architects Keith Ma 247
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Thank you.
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