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Report by John McNally, Urban Planner - Strategic Planning
File SF22/1098
Summary

Council has received a draft Planning Proposal in relation to land at 187 Slade Road, Bexley
North, currently occupied by the Bexley North Hotel (the subject site). The draft Planning
Proposal seeks to amend the Bayside Local Environmental Plan 2021 (the LEP) by:

Amending the height of buildings (HOB) map from 16m (plus 6m height incentive for lots
of minimum 1200sgm) to introduce maximum HOB standards of 20m and 35m;

Amending the floor space ratio (FSR) map from 2:1 (plus 0.5:1 FSR incentive for lots of
minimum 1200sgm) to introduce maximum FSR standards of 3.2:1 and 3.6:1; and

Amending both the HOB and FSR maps to omit the land from ‘Area 3’ and ‘Area 7’
respectfully, thereby preventing the land from benefitting from any further HOB and FSR
incentive, which would otherwise have been permitted by current clauses 4.3 and 4.4 of
the BLEP 2021.

The proposed amendments to the LEP are described in more detail later in this report. The
existing zoning under the LEP is B4 Mixed Use. No change to this zone is proposed.

Officer Recommendations

1.

That Council considers the draft Planning Proposal for 187 Slade Road, Bexley to have
strategic merit due to:

a)

b)

its proximity to mass transit and its ability to contribute to the growth and
expansion of an existing Local Centre, which are planning outcomes sought
under Planning Priorities E10 and E11 of the Eastern City District Plan (ECDP);

its consistency with Objectives 10, 14 and 22 of the Greater Sydney Region Plan,
and Planning Priorities E5, E6, E10 and E11 in the ECDP, as the proposal would
facilitate higher density development in a Local Centre that is close to frequent
public transport, potentially providing additional jobs and housing supply in this
accessible location; and

its consistency with Planning Priorities 5, 6,12 and 15 of the Bayside LSPS, as
the proposal would concentrate high density urban growth/expansion within a
Local Centre adjacent to public transport corridors, promote integrated land use,
and enable potential investment and business opportunities in a centre within the
Bayside Local Government Area.

ltem CPE22.009 46



City Planning & Environment Committee 13/04/2022

2. That Council endorses the Planning Proposal for a Gateway Determination, a request
for which will be sent to the Department of Planning and Environment pursuant to
section 3.34 of the Environmental Planning and Assessment Act, 1979;

3. That, prior to commencing public exhibition of the Planning Proposal, the proponent
consults with Council to ascertain the appropriate building height limit and floor space
ratio for the site based on urban design principles and compliance with the Apartment
Design Guide, and provides additional information to demonstrate that the building
envelopes resulting from the proposed amendments to the Floor Space Ratio and
Height of Buildings standards are achievable on the site without being detrimental to
local character, residential amenity, and the potential future uses of Council’s adjoining
car park;

4.  That, prior to commencing public exhibition of the Planning Proposal, a site-specific
development control plan (DCP) shall be prepared by the proponent, in consultation
with Council, to demonstrate that the building envelopes resulting from the floor space
ratio and height of buildings sought in the Planning Proposal are achievable on the site
without being detrimental to local character, residential amenity and the potential future
uses of Council’s adjoining car park. The DCP will also have regard to the
recommendations of the Bayside Local Planning Panel in its minutes of the meeting of
16 December 2021.

Background

Applicant:

Tunborn Pty Ltd assisted by Planning Ingenuity Pty Ltd

Owner:

Tunborn Pty Ltd

Site Description:

The subiject site is located at 187 Slade Road, Bexley North, legally described as Lot 30 DP
1222252 (the site), has an area of approximately 4,270sgm and is located along the south-

eastern boundary of Slade Road, approximately 54m from the intersection with Bexley Road
(shown in Map 1 below):
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Map 1: Site location outlined in red (Source: Bayside Council)

The site is currently occupied by the Bexley North Hotel, a single-storey building providing
pub, bottle-shop and hotel accommodation uses. Existing development on and adjoining the
site is shown in Photographs 1-4, below:
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Photograph 2: View of subject site and car park looking north from commercial properties on Sarsfield Circuit
(Source: Bayside Council)

——

looking east from Bexley Road (Source: Byidé Cfbuncil)

Planning Context

The process or putting in place or amending planning controls can be initiated either by a
planning authority (such as a council) or by a proponent (such as a land owner).
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The process for implementing Bayside Local Environmental Plan 2021 was initiated by
Council. This was primarily and exercise in consolidating and updating the LEPs that were in
place at the time, using the standard instrument provided by the Department of Planning and
Environment. There were no substantial policy or planning control changes introduced in
BLEP 2021.

The formulation of the Metropolitan and District Plans, followed by the Local Strategic
Planning Statement and Bayside Local Housing Strategy identified localities and centres to
be investigated for further development in the short, medium and long term. These areas
have and will be systematically analysed, and the BLEP potentially amended over the next
10+ years to accommodate projected population growth. Bexley North was identified for
investigation in the 5-10 year horizon.

It is open to a proponent to submit a planning proposal at any time in relation to a site or
locality, whether or not it has been identified by Council for investigation, which is what has
occurred on this occasion. Council is obliged to assess a planning proposal against the
statutory planning framework, including the four planning documents referred to in the
paragraph above. This report, and particularly Attachment 3, contain that assessment.

Proposal

A Planning Proposal has been submitted, which seeks to amend the Bayside Local
Environmental Plan 2021 (the LEP). The Planning Proposal is comprised of a document and
supporting information that explains the intended effect and justification of the proposed
amendment to the LEP.

The draft Planning Proposal (Attachment 1) proposes the following amendments to the LEP:

¢ Amending the relevant height of buildings (HOB) map from 16m (plus 6m height incentive
for lots of minimum 1200sgm) to introduce maximum HOB standards of 20m and 35m;

e Amending the relevant floor space ratio (FSR) map from 2:1 (plus 0.5:1 FSR incentive for
lots of minimum 1200sgm) to introduce maximum FSR standards of 3.2:1 and 3.6:1; and

¢ Amending both the HOB and FSR maps to omit the land from ‘Area 3’ and ‘Area 7’
respectfully, thereby preventing the land from benefitting from any further HOB and FSR

incentives, which would otherwise have been permitted by current clauses 4.3 and 4.4 of
the LEP.

Height of Buildings (HOB)
The objectives of appropriate HOB standards are as follows:
1. To ensure that building height is consistent with the desired future character of an area;

2.  To minimise visual impact of new development, disruption of views, loss of privacy and
loss of solar access to existing development; and

3.  To nominate heights that will provide an appropriate transition in built form and land
use intensity.
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The proposed increases to the current maximum baseline HOB standard (16m or 22m if
HOB incentive conditions are met) are transitioned across the site with the intention of
reducing the intensity of development adjacent to the most sensitive land uses. The lower
HOB standard of 20m is proposed to the eastern part of the site, adjacent to which is an R2
Low Density Residential Zone. This reflects a potential reduction of 2m from the current
possible maximum HOB on the site of 22m (which includes a 6m height incentive).

The proposed 35m standard is proposed to be located towards western part of the site where
buildings of a similar height are already prevalent in the B4 Mixed Use zone. The proposed
LEP map shown below describes this in more detail:

- B A //

Map 2: Proposed HOB map (Source: Planning Proposal Report)

Further detailed information on, and analysis of, the proposed HOB standard is contained in
the Planning Proposal Report (Attachment 1), the Urban Design Report (Attachment 2) and
the report to the Bayside Local Planning Panel on 16 December 2021 (Attachment 3, and
supporting Attachments 4-18).

Floor Space Ratio (FSR)

The objectives of appropriate FSR standards are as follows:

1.  To establish standards for the maximum development density and intensity of land use;

2.  To ensure buildings are compatible with the bulk and scale of the existing and desired
future character of the locality;

3.  To minimise adverse environmental effects on the use or enjoyment of adjoining
properties and the public domain;

4.  To maintain an appropriate visual relationship between new development and the

existing character of areas or locations that are not undergoing or likely to undergo a
substantial transformation; and
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5.  To ensure buildings do not adversely affect the streetscape, skyline or landscape when
viewed from adjoining roads and other public places such as parks and community
facilities.

The proponent is seeking an increase to the current maximum FSR standard (2:1 or 2.5:1 if
FSR incentive conditions are met) that would facilitate a higher-density development. As
with the proposed HOB standards, the proposed increases to the maximum FSR standard
are transitioned across the site with the intention of reducing the intensity of development
adjacent to the most sensitive land uses. The lower FSR standard of 3.2:1 is proposed to the
eastern part of

the site, adjacent to which is an R2 Low Density Residential Zone. The higher FSR standard
of 3.6:1 is proposed to the western part of the site where higher-density developments are
already prevalent in the B4 Mixed Use zone. The proposed FSR map below describes this in
more detail:

Map 3: Proposed FSR map (Source: Planning Proposal Report)
Urban Design

An Urban Design Report (Attachment 2) was submitted with the draft Planning Proposal,
which has been subject to peer review by an external urban design consultant appointed by
Council. The Urban Design Reports provides detailed analysis of the additional HOB and
FSR being sought. Figures 1 and 2 below provide some visuals from the Urban Design
Report which indicate the type of development the proponent could seek to construct should
the proposed changes to the LEP be made:
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Figure 1: View from
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corner of Shaw Street and Bexley Road (Source: Urban Design Report)

USSR

igure 2: View looking south-west along Slade Road (Source: Urban Design Report)

Comment

The basic principle of encouraging higher density development in a town centre location in
proximity to good public transport is sound. Regional and district planning policies
acknowledge that the growth and expansion of existing local centres is necessary to support
the growth of Sydney’s population and provide local jobs and services in accessible locations
with access to frequent public transport. The policies encourage the location of higher
density developments in existing centres, with good access to the necessary infrastructure,
including good public transport accessibility/service frequency.
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The subject site benefits greatly from such characteristics. However, the planning
objectives/priorities direct that new developments must also display good design principles,
respect local character, and improve amenity. The urban design consultancy advice received
by Council raises concerns that the proposed HOB and FSR may not be achievable on the
site, and could result in a development which does not reflect the design principles displayed
in the indicative scheme submitted by the proponent.

Therefore, whilst the basic principle of higher density development in this location is
acceptable, the proponent needs to demonstrate, through additional urban design studies
and a site-specific DCP, that the proposed changes to development standards can be
accommodated on the site without harm to the character or amenity in the immediate locality,
and without prejudicing any future master-planning of the Bexley North local centre.

Before providing additional studies at considerable expense, the proponent has requested
that Council acknowledges that the basic principle of additional height and FSR in this
location has strategic merit.

It is therefore recommended that the Committee acknowledges that the Planning Proposal
does have strategic merit, and allows officers to request a Gateway Determination from the
Department of Planning and Environment. In the request for a Gateway Determination,
officers will request that conditions be placed on the Determination that requires the
proponent to provide the additional urban design studies and a site-specific DCP, to be
negotiated and agreed with Council, prior to the commencement of a Public Exhibition.

Officers have also considered all other matters relating to the Planning Proposal (traffic,
flooding, hazards etc) and are satisfied that the proposal does not raise any issues of
concern on these matters. The matters have been analysed in detail in the report to the
Bayside Local Planning Panel on 16 December 2021 (Attachment 3).

Next Steps
Should the Committee agree with officers’ recommendations, the minutes of this Committee

will be presented to Council for endorsement. If Council endorses the minutes, officers will
request a Gateway Determination as indicated above.

Financial Implications

Not applicable

Community Engagement

Should the Planning Proposal progress through the required stages and receive a Gateway
Determination from DPE, public exhibition of the Planning Proposal will be undertaken if and
when the pre-conditions outlined above are satisfied.

Attachments

1 Proponent's Urban Design Report 4
2 Proponent's Planning Proposal Report 4
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10
11
12
13
14
15
16

17

Bayside Local Planning Panel - Planning Proposal Assessment Report - 16 December
2021 8

Bayside Local Planning Panel - Minutes - 16 December 2021

Additional Urban Design Information - Cover Letter - 07.11.2020 (Under separate cover
Attachments Part One) =

Stage 2 Environmental Site Assessment - contamination (Under separate cover
Attachments Part One) =

Proponent's estimated GBA Calculations (Under separate cover Attachments Part
One) =

Final Flood Investigation Report (Under separate cover Attachments Part One) =
Proponent's FSR and HOB Plan §

Proponent's FSR Calculations (Under separate cover Attachments Part One) =
Proponent's Landscape Plans (Under separate cover Attachments Part One) =
Pipeline Risk Assessment (Under separate cover Attachments Part One) =
Proponent's Revised Basement Concept Plans (Under separate cover Attachments
Part One) =

Proponent's Revised Indicative Concept Plans (Under separate cover Attachments
Part One) =

Proponent's Revised Indicative Sections (Under separate cover Attachments Part One)
=

Proponent's Revised Traffic Impact Assessment (Under separate cover Attachments
Part One) =

Table of Urban Design Comments - Council Consultant and Proponent 4
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Prepared by GM URBAN DESIGN & ARCHITECTURE PTY LTD
Studio 803, Level 8
75 Miller Street
Narth Sydney NSW 2060

Tel (D2) 8920 8388
Email enquiry@gmu.com.au

Prepared for  TURNBORN PTY LTD
Job number 18054
Date created 0111/ 2019

GMLU mplernents and maintains an internal gqualty assurance systen.

Issue Date Status Prepared by Reviewed by
A 01711/ 2019 Draft for review FG EB / GM

B 22/11/2019 Final Draft DR/EB GM

C 11/12/2019 Final EB

& GM Urban Design & Architecture Pry Ltd

All Rights Reserved. All methods, processes, commercial proposals and other contents described in this document are the
confidential intedlectual property of GM Urban Design & Architecture Pty Ltd and may net be used or disclosed to any party
without vritten permission.
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1.1 INTRODUCTION

GM Urban Design and Architecture (GMU) has been appointed by the owners of the site located at 187
Slade Road, Bexley (the sile), to prepare an urban design study to inform the appropnate built form
strategy for the subject site

The preferred busit form proposal in this report has been prepared in response to detailed urban
design analysis of the site's immediale and broader conlext, the existing and future character of
Bexley North as well as the potential opportunities provided by the existing council owned carpark
adjacent to the site,

This Urban Design Report summarises the key urban design parameters informing the built form
strategy for the subject site and its immediate context. It provides a potential performance framework
in key areas relative to Council's current controls. It also sets a holistic vision for the site as a formal
part of the local centre rather than individual isolated developments.

In preparing this study and the suggested strategy for the site, GMU have worked with the following
consultant team:

Town Planners - Planning Ingenudy

Traffic Consuitant - TRAFFIX

Flood Consuitants - GRC Hydro

Landscape architects - SITEDESIGN Studios

1.2 METHODOLOGY

GMU has conducted a review of applicable State and Local Government strategies/controls as well
as a comprehensive contextual analysis of the site and its immediate surroundings. GMU has also
reviewed the history of the site, its current and previous uses. We have reviewed the impact and
opportunities of recent infrastructure upgrades to the M5 comidor to develop an understanding of the
strategic role and the likely changing future character of the centre and area.

GMU have reviewed advice provided by consultants regarding traffic and flooding impacts. We have
reviewed comrespondence between Council and the Applicant regarding Council's requirements for the
site. Our analysis has informed the opportunities 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 report, GMU has:

1. Visited the site and its immediale and broader conlext

Reviewed the A Metropolis of Three Cities (GSC).

Reviewed the East District Plan (GSC)

Reviewed the recently published Bayside Local Strategic Planning Statement

Reviewed the Rockdale LEP 2011 and Rockdale DCP 2011 for the subject site and the context in
general.

6. Reviewed Planning Proposals and recent approvals or DAs under assessment or approved in the
vianity of the subject site

7. Analysed local controls in relation to the area, the site and the desired future character of the
area.

8 Reviewed Flood information avadable on Council's website (Bayside Council)

9. Reviewed planning advice prepared by Planning Ingenuity.

10. Reviewed suryey information prepared by C-Side Surveyors (June 2017)

1. Reviewed Traffic Impact Assessment prepared by TRAFFIX (v01 October 2019)

12. Reviewed Flood Advice by GRC Hydro November 2018 and October 2019

13. Reviewed Preliminary Geotechnical advice prepared by JK Geotechnics (September 2019)

14. Considered the current and potenbial role of the site relative to the existing town centre and other
similar centres.

15. Tested potential overshadowing lo adoining residential properties and potential visual impacts of
the proposed built form strategy

16. Met with Council's staff for a pre-lodgement meeting (28 August 2018) to understand their views,
issues and opintons and to seek their preliminary feedback on the Planning Proposal
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2.1 STRATEGIC CONTEXT

The subject site is located in Bexley North, approximately 12 km southwest of Sydney's CBD, 4 km
fo the west of Botany Bay and 2.5 km west of Rockdale . Employment centres near the subject sde
include Bankslown, Kogarah, Hurstuille, the Airport, Port Botany, Green Square-Mascot and Sydney's
CBD.

N

Aena! showing Narabeen in context

GREATER SYDNEY REGIONAL PLAN “A METROPOLIS OF THREE CITIES™

This publication by the Greater Sydney Commission nominates the site as being located within the
Eastern Harbour Cily, which promotes liveabibity and sustainability The plan promoles the connectivity
as well as easy acoess to jobs. The plan envisions a well connected Eastem Harbour City which
provides a 30-minute access to a metropolitan centre or cluster via public transport.

Diagram adapted from A Melropolis of Three Cities (Page 21).

The site is located along the T8 line, East Hills via Airport connecting the site to the airport and the city
in a very short penod of ime. Furthermore, the site is near the M5 exit providing greal connectivity
fowards the city and weslem 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 growth close to infrastructures.
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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 Cily Dislrict vathin the Eastern Harbour City and is nominated as a Local
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 Cenlres close 1o the site are Hurstville 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 priorities for the area, informing the
development of local strategic planning over the coming 40 years

The future of this district include

*  Nurluring quality lifestyles through well-designed housing in neighbourhoods close to
transport and other infrastructure

+  Aligning growth with infrastructure, including transport, social and green infrastructure.
and delivering sustainable, smart and adaptable solutions

«  Sustaining communities through vibrant public places, walking and cycling, and cultural,
artistic and tourism assets

+  Building effective responses to climate change and natural and urban hazards

Overarching key priorities for this distnct including:

*  Planning for a city suppoerted by infrastructure

+  Prowding services and social infrastructure to meet people's changing needs

+  Prowviding housing supply, choice and affordability with access to jobs, services and
public transport

+  Crealing and renewing great places and local cenlres, and respecting the District's
hentage

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

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

+  Urban Renewal areas associaled with new planned infrastructure such as the
Sydenham to Bankstown corridor, West Connex and the Light Rail

«  Consolidation and strengthening of major Health and Education Precincts like Randwick
and Kogarah

*  Innovation corridor on the western edge of the CBD

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

INFRASTRUCTURE
As identified in the Eastern City Distct Plan, infrastructure is 1o be planned to support
orderly growth, change and adaptability and is to be delivered and used efficiently.

The Planning Priority E1 aims to plan for a city supported by infrastructure. It also promoltes
aligning future growth with infrastructure.

LIVABILITY

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

*  Providing services and social infrastructure to people

«  Providing housing supply, choice and affordability

«  Creating and renewing greal places and local cenlres

An additional 157,500 homes will be required in the Eastern City District by 2036 due to
the anticipated population growth of around 325,000 ECDP (by GSC). To address housing
supply, housing strategies are to be developed by councils to :

< Align projected growth with existing and proposed local infrastructure improvements
«  Coordinate the planning and delivery of local and State infrastructure

Hurstoille @<
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Diagram adapted from Eastern City District Plan (GSC Page 11)
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Key adapted from Eastern City District Pian (GSC Page 10)

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

to accommedate the expected changes in household and age structures across Sydney.
The Eastern City District Plan envisions a balanced mix of multi-unit dwellings and low to
medium density homes for the district which provides a diverse mix of housing choices for
the changing needs.

PRODUCTIVITY

The Eastern City District Plan seeks improvement to the connectivity of the district to further
improve the access o local jobs and services. The Productivity Priority No 10 nominates the
direction for the Eastern City District to:

»  Deliver integrated land use and transport planning and a 30-minute city

Bexley North, being located al the edge of one of the Urban Renewal Areas benefits from the
T8 train line and the k5 Motorway which provide improved and close access for the Bexlev
North's community to major employment cenlres, health, education, commercial and retail
destnations, making it an ideal place to support growth

SUSTAINABILITY

Akey element of the Eastern City District Plan is the delivery of sustainable, smart, clean
and efficient urban solutions that will create a more sustainable and pleasant urban
environment

It is a priority of the plan to deliver high quality public open space and reduce the use of
transport and the energy used per capita

Denser environments close to transport nodes and local infrastructure are favoured as they
contnbute to a more local and walkable lifestyle.

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 LSPS was released recently and provides a strategic vision for Bayside LGA
The Bayside Planning Priorities have been grouped under the same four themes
identified in the Eastern City Distnct Plan and A Metropolis of Three Cites

The Bayside LSPS is divided into the following three parts:

Part 1 - Fulure of Bayside: Bayside Land Use Vision 2036, the Bayside Structure Plan 2036,
Pant 2 - Our Place. Area characleristics,

Part3 - Planning Pricrities: Planning priorities.

18054- 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 Baxley North Town Centre (including the subject site), GMU has reviewed and analysed Council's In reviewing other such cenlres, we consider that the appropniate height precedents are set by Kingsgrove, Riverwood, Narwee and Amcliife.
applcable controls and plans, strategic policies inciuding the East City District Plan. Furthermore, GMU has undertaken an urban design analysis of Wolli Creek and Rockdale are not relevant as they do not exhibit an appropriate urban grain.
the local context.

It can be seen that Kingsgrove has a maximum height of 20 5m and FSR's of 2.1 Riverwood is 28m and FSR's of 3:1. Narwee is 27m and no FSR limit. Amchiffe
Bexley North Centre has been identified as a local centre simiar to Riverwood, Kingsgrove, Rockdale and Wolli Creek (as per the newty released South 18 36m and FSR's of 4 1. By comparison, Bexley North is only 16m and FSR's of 2.1, which is the lowest controis of all of them. Bexley North is located closer to
District Pfan). These centres are encouraged to provide additional dwellings within an 800m walking catchment around tramn stations to create walkable Sydney's CBD with good connectrvily, which would indicate capacity for greater densily.

In this context, it is GMU's opirvon that a planning proposal for the site that encourages ideas and opportunities for the centre as a whole could seek to increase

GMU has prepared a comparalive analysis of local centres along the main ralway comdors (closer to the subject centre). as per the following diagram) height up to approximately 30-35m (8-10 storeys) for key sites with scale transitions similar to these other cenlres wilhin the Distrct.

below to understand the existing scale and height/density potential of other centres of a similar form. The analysis demonstrates that the current scale

of Bexley North Centre is fower than other local centres (with the same hierarchy) or neighbourhood centres with a lower centre hierarchy. Given the We have analysed the desired built form character of the centre including its potential footprint and height distribution and considered the development opportunities

location of the centre al the edge of an urban renewal comdor, current strategic palicies 1o increase centre densily and current exhibited planning for Counail's carpark site. Thes 1s discussed in the next section, which shows that the subject site can contribste significantly to a new sense of place as part of

proposals in close proximity requesting a significant height vanation, GMU believes that there is an opportunity for the Bexdey North centre to seek to seeking increased height and density

revitalise through variation to the current controls to deliver a strong urban design concept to create a unique sense of place and focal point for the

centre. Due to the location of the subject site within the B4 zone and the centre itself, its size and proximily to the railway station, the site has polential characteristics to
mark bath 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

Ry cSands ‘.

W ; o NTS

G M U 6 of 42 18054~ PP- Bexley North- 187 Slade Road

LIRS SRR TS Sl b

Item CPE22.009 — Attachment 1 65



City Planning & Environment Committee 13/04/2022

3.LOCAL CONTEXT
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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 ste

»  Rockdale LEP 2011

*  Rockdale DCP 2011

The following key LEP conlrols currently apply lo 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 permissible building height for the subject site is 22m ( HOB 16 melres plus 6
metres incentive due to the site being over 1,200 sqm in area).

»  The allowable FSR for the subject site is 25 1 (FSR of 2 1 plus 0.5:1 incentive due to
the site being over 1,200 sqm in area)

+  Though the site is not within the Flood Planning Area, the lots immediately to the south
are within this area.

*  There is an area aliocated as local road within the site at the southern boundary

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

»  Part4 General principles for development
In 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 moving.

»  Part5. Building types
In particular Part 5.2 Residential Flat Buildings and Part 5.3 Mixed Use must be
considered.

Below there are some of the most relevant DCP controls for the proposed site :

Parking requirements (Source: Traffic Impact Assessment by Traffix)

*  For the retail component 1 car space per 40 sgm of GFA

»  For the pub component 1 car space per 26 sqgm GFA

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

Setbacks

*  Buildings are to be built with zero setback to the main frontage. Floors above Level 3
might be setback to reduce the bulk and the impact of the buildings

+  Side setbacks are to be 3 metres for the first 3 levels and 4 5 m above

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

Landscape

*  The minimum landscaped area for Mixed Use developments is 10%

«  Atleast 20% of the front seiback area of a residential development is lo be provided as
landscaped area

»  The communal open space must have a minimum area of 40% that has sunlight at fpm
on 21 June

Rockdale LEP 2011, FSR map.

Rockdale LEP 2011, height of buildings map.

e T R R %
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Rockdale LEP 2011, land reservation acquisition map

The Rockdale LEP 2011 allocates a Land Reservation Acquisition area on the southern side
of the side for a future public link / road

Rockdale Local
Environmental
mespyy Plan 201

- ——

Land Zoning Map - Sheet LZN_001
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Floor Space Ratic Map

- Sheet FSR_001
Maximum Floor Space Ratio (n:1)
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Height of Buildings Map

- Sheet HOB_001
Maximum Building Height (m)
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3.2 WIDER CONTEXT

= M5 Motorway
«ssn T8 Train Line

— Bexley Road & :
Extensions 7% s |
& Airport RSN e .;- '» A == /
Diagram showing Bexiey Nosth within Surrounding infrastructure and adjacent town centres.

This chapter discusses the role of the site i its local context including connectivity, existing
heights, views, streetscape, heritage and relevant environmental constraints.

CONNECTIVITY
The site 1s located 200 m from Bexley North train station, 250 m from the M5 motorway and approximately
12 km southwest of Sydney’s CBD. This provides excellent connectivity both by train and car.

The Train connects Bexley North to the airport, Mascot, Green Square and the CBD in 25 minutes. It also
provides a 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
to the airport and the city in less than 30 mins to the northeast

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

X "7,\_")‘7 %
. 1. “"-“‘ FRY = Y 1
< ‘\\i‘.“ e e |
1 ’;‘- ﬂ;_:i" 4 "’g—?"‘;‘ L o
') & 183 : .
L LERROE
' "'ln‘._.' 'ﬁ..f "\ e

£
A

‘=== Bexley North
Town Centre

URBAN SETTING
Bextey North is one of several smafler lown centres on the weslem/southwestern part of Sydney. They
are currently charactensed by a commercial strip with two to three storey buildings with retail premises,

The character and demographics of these centres are gradually changing with the development of new
mgher mixed use developments with active ground floor retail uses, that can accommodate an increased
residential densily that reflects the general population growth and the renewed desirabillty of these
areas. Bexley North's [ocation, connectivity, existing public transport links and surroundings give the
area a great growth potential moving forward.

Diagram showing topography

TOPOGRAPHY

The site is located near Wolli Creek, which runs parallel to the train ine, near the bottom of the valley
within the creek’s calchment. This location presents potential flooding issues which can be mitigated
through design solutions but must be considered when analysing the development potential of the site.

The site's topography lalls from the lowards the north, with a height difference of almost 4 metres from
the southeast comer to the northeast comer,

The adjacent council carpark to the west has a slight slope falling down towards the subject site. creating
a low point along the boundary.

18054- PP- Bexley North- 187 Slade Road
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3.4 LOCAL CONTEXT

BEXLEY NORTH

Bexley North 18 a neighbourhood nested along Wolls Creek that sis at the intersection of Bexley Road
New lllawara Road. the M5 Motorway and the T8 train line [t 1s a relatively recent suburb as it expanded
following the opening of the East Hills Line in 1931

Today, due to the confluence of all the different main roads and transpor infrastructure elements, the
main town centre does not have a strong urban design character and its setting is dominated by traffic
and by the existing Council carpark that sits at the corner of Bexley Road and Slade Road

The intersection between Slade Road, Bexiey Road and Shaw Street is the main focal point of the town
centre as it1s the entry to the centre from the tramn station

Itis a busy intersection with heavy traffic as there is an entry to the M5 just across the tracks. making it
the exit and entry point to the motorway for many people living in the St. George area

It is this clash between the town centre and motorway traffic that is one of the main issues to resclve in
Bexdey North

The suburb sits between Wolli Creek and the train line to the North and Bardwell Creek to the South
and presents several parks and open Spaces generous in size. giving it a leafy aspect overall Thisis in
contrast with the lown centre where there are no real public open spaces or sense of place

The site is located on the corner of Slade Road and Sarsfield Circuit on the northemn end of the town
centre and has frontage to the Council Carpark

EXISTING USES

The site is currently cccupied by the Bexley North Holel, a family fnendly pub with beer garden that
also inciudes hotel accommodation and has a liquor store. The hote! terminates a row of commercial
premises that front the carpark

They include a TAB facility, a Woolworths Metro, and a German Cafe & Butchery Deli among other
stores. All these premises open to the carpark with rear access from Sarsfield Circuit. Sarsfield Circuit is
currently fronted by a mix of rear service enlnes and residenhial premises

Across Bexley Road, a row of one and two storey commercial premises that include a
pharmacy, several reslaurants, a hardware store and a real estate agent, complete the town
centre, offering a variely of faciities lo the local residents

However, the quality of the retal offerings and the public domain pathwvays to the council carpark does
nol enhance the centre or encourage wisitation. The landscape character is sparse apart from the tree
pockel al the intersection. Vianous development applications have been lodged over the years within the
subject block, but there is little evidence of recent redevelopment to revitalise the centre. This aso points
to the planning controls providing insufficient encouragement to achieve viable quality development for
the cenltre

Bexley Road looking south with the councyl carpark to the ieft

GMU
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3.5 THE SITE

The subject site is legally known as Lot 30 DP 1222252 and is located at No. 187 Slade Road. Bexey
North (the site). It 1s located al the comer of Stade Road and Sarsfied Circuit with frontages to Slade
Road (74.7 m), Sarsheld Circutt (86.9 m} and lo the existing council carpark lo the wesl (54 & m) which
is its primary facade

According to the survey information provided (Clement & Reid, Project Surveyors), the site area by titie
is approximately 4,234m? and consists of 1 fot

The survey provided also shows an existing drainage easement, 3 05 metres wide (DP 31941) crossing
diagonally the northwestern part of the site from councils carpark to a manhole on the footpath on
Stade Road

The site presents a slope from the South to the North, with a level difference of almaost 4 metres on the
eastern side It is worth noting that currently the site has been flattened to accommodate undercroft
parking on the easlern side and the ground level sits below the street level

Built in 1959, and renovated several time, the Bexley North Holel currenty sits on the property
Itis a part one, part two storey busiding with areas for the pub, gaming room. back of the house
facilites(kitchen, laundry, cool room, storage), bottle shop and hotel rooms. plus undercroft parking,

outdoor beer garden and miscellaneous landscape. The pub does not currently activate its site frontage
and its presentation s dated. It does not contnbute to the amenity of this part of the town centre and
needs lo be revilalised

To inform the built form study, GMU has reviewed and analysed the existing context. the neighbouring
properties. and the desired future characier of the area. Polential impacts and consiraints presented
by any heritage items in the vicinity, the existing vegetation and the natural environment has also been
considered. GMU has aiso received advice from town planning, transport and flooding speciakists

HERITAGE

There are no significant heritage tems in the vicinity of the subject site, the closest two
being the Scolls Reserve, 250 melres to the east of the site and the site of the Glendalough
Mcliveen Museum and Research Centre, 300 mefres from the site, currently used by
Booth College, Burrows College and The Salvation Army College. There is no direct visual
connection between the subject site and the heritage listed items

VEGETATION
There s no significant vegetation currently on site

TRAFFIC

Traffic advice has been provided by Traffix to inform the proposal based on the potential traffic impacts
associated with redeveiopment of the site and o inform the location of vehacular entnes to the site. The
traffic advice seeks to minimise adverse impacts to local road networks and to the intersection of Slade
Road/Bexley Road

Based on the traffic advice provided, vehicular entry off Slade Road is not considered appropriate
Instead a consolidated vehicular entry to the basement car parking is provided off Sarsfield Circuit. close
to the intersection of Slade Road, minimising impacts to local residents along Sarsfield Circunt

FLOODING

GRC Hydro has prepared flood modelling for the subject site_ informing the massing strategies explored
as well as the preferred option. Their latest study is based on an improved Council modelling tool
used for the site analysis The study shows thal the site is fiood liable, aibeit only to overand fiows
{stormwater). This flood kability is primaniy affected by the redistribution of overiand flow resuited from a
2010 development approved at the comer of Sarsfield Circuit and Slade Road.

The flood constraints can be managed successtully by compliance with the current DCP controls, the
provision of appropnate site storage and the inclusion of pipes along Sarsfield Circuit and Stade Road

18054- PP- Bexley North- 187 Slade Road
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3.6 SITE PHOTOGRAPHS

Rear of the subject site with adjacent resigential butiadng to the south

Boltie shop facing Siade Road wilh hote! wing to the left and pub courtyard to the right (dark fence)

Rtie Shop and Drove through entry from Slade Road Panoramic view of the existing facace to the council's carpark with the subyect site on the left side
( I M J . W Road
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4.BUILT FORM STRATEGY
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4.1 OPPORTUNITIES AND CONSTRAINTS - BEXLEY NORTH CENTRE
EXISTING STRUCTURE CONSTRAINTS OPPORTUNITIES

lc % =

s : T o
r B W, > B0
- T ft

:.!.E::::E Local centre boundary
& Built form marker
. Open space/Council
car park
[ Pnmary active frontage

&~y New pedestrian links

Main view corridors
)
Bexley North Town Centre existing structure Bexiey North Town Centre opportunities
GMU has anaiysed the main characteristics of Bexiey North Centre and identified the cumrent centre The main constraints of Bexiey North Town Centre are: The main apportunities for Bexley North Town Centre are to:
structure as follows
+ Oriented along the main access road of Bexley Road connecting the southem and nodthem halfof the ~* Extent of traffic movements along Bexley Road to access the M5 motorway and WestConnex . M@mwmdaMdemm&MMm
neighbourhood and the rail line « Dominance of the core by the on-grade council car park appropnale sites
« Expands to the east along Slade Road « Lack of sense of place and quality urban public spaces * Consider opporturities for new urban public space and increased landscape
« Comprises 5 blocks, with the primary blocks being the two blocks to the west and the subjectblock  + Poor activation to some of the town centre frontages * Improve connectvity (o the easter residential areas
which adopts a crescent form around the existing council carpark « Impacts of flooding n heavy rain events + Celebrate anivalinlo the centre
+ Main entry sequence to the centre is from the north. south and east including the subject site « Library and green spaces along Shaw Street disconnected from the town centre » Encourage redevelopment with sethacks to improve footpath width and landscape opportunities
- Southem galeway created by a landscape pocket at the comer of Bexley Road/New lilawarra Road « Einting footpelks a0 narow snd exposed b kalic impacts where appropriale . | . N .
il I " + Consider it Council car contribute to i centre
« Northern gateway created by the railline and two blocks each side of Bexley Road « Nodrop offareas associated with the rai station opportunities . park . %Mmm
i il li . t centre sites i crescent in site
- Eastem gateway created by subject site and block 1o the north along the rai line - Fine rai ot patfem I the west makes amaigamationfo revitasalion complex bmm tage incudng
+ Core of the centre is created by the tree stand at the intersection of Slade Road and Bexley Road and . y ) — .
. car park Insufficient density at the centre lo encourage and achieve revitalisation with high quality outcomes . Requiei J aciivation and ity wiltin these |

+ Centre lacks quality retail selections and many retail tenancies are struggling
» There is poor pedestrian permeabylity from the eastem residential areas {o the centre
« Currently there is no positive urban space for use by pedestrians when in the cenlre
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4.2 VISION FOR BEXLEY NORTH CENTRE

The existing urban structure and Council land ownership in this town cenlre offer enormous
opportunities to revitalise this area and support the existing rail service. Bexiey North will be a vibrant,
active centre with a range of quality retail offerings as well as food and drink opportunities

The sense of place will be enhanced by new development that provides additional publicly accessible
open space areas, working with Council to maximise the opportunities of the crescent shaped block
edged by Bexley Road, Slade Road and Sarsfield Circuit

Redevelopment of the westem side of the centre will retain the fine grain low scale streel wall character
and provide adddtional setbacks at stree! level to widen footpaths and prowide addtional streel tree
planting with opportunities for outdoor dining.

The crescent shaped block 1o the east will be revitalised with a strong street wall character of 6
storeys and active ground level uses. Celebration of the eastem amival point will be acknowiedged by
increased localised height to announce armival to the centre and provide the opportunity for increased
public space al ground level in this block

Additional landscape will be provided on Sarsfield Crescent, Stade Road and to the property boundary
areas fronting onte the Counal car park with external areas for outdoor seating and increased
pedestrian activity

New buildings will offer a agh quality contemporary and sustainable architecture that improves the
visual amenity of the centre and contributes to its identity.
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Artist Impression of the development from the eastern side of Slade Road. Image by Tim Throsby
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4.3 DESIGN PRINCIPLES

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

DESIGN PRINCIPLES

.

.

Provide a high-quality contemporary mixed use development that achieves design
excellence

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

Prowide an urban marker on the northwestern corner of the site signalling the enlry to
the town centre and providing stronger sense of enclosure 1o the existing carpark.
Provide a lower streetwall to Sarsfield Circuit in response to the lower density residential
character opposite the street

Respond to topography and natural features of the site and mitigate flood inpacts
Investigate opportunities for new publicly accessible space - piazza or laneways - to
create vibranl, protected urban spaces for outdoor dining and visitor use as a place
maker and focal point

Provide active frontages and uses to Slade Road. carpark edge and new links / public
spaces,

Create an east-west link within the site

Provide improved landscape character throughout.

KEY
M Built form marker
1777 Town Centre boundary Figher element
Existing cluster of trees I Residential / SOHO Interface
Existing mid-rise ' Vehicular Entry
development. 4-6 storeys
Potential Developable area
Landscape treatment/ - Lower transition element
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NN public domain W ol Developabie area
improvements Higher urban element
— Active frontage Gemeeeessd Inner block connections
o
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4.4 ROLE OF SUBJECT BLOCK

In order to develop a considered and thoughtful proposal for the subject site, GMU has analysed the
entire block in which the site is located, to understand the potential built form and urban structure
opportunities to ensure the development confributes to the character of the Bexley North Town Centre

We see an opportunity for this block to create a true focus for the town centre by exploring the creation
of new public open space. In addition new mixed use development could also be sleeved with residential
only or SOHO developments lo Sarsfield Circuill to creale a befter interface. The block presents
opportunities to provide links to the Circuit to improve pedestrian movement and also to create new retail
edges that could start to change the perception of Bexley North to a place to dwell and enjoy

Whilst not within the remit of this study, there are opportunities in the future for the Council to consider
how their existing carpark might be improved in terms of landscape quality and improvements to the
general public domain areas

Option 1 - The Amphitheatre
This strategy seeks to

« Consider options to introduce additional landscaping info the Council carpark in junctions between car
spaces and provide increased setbacks to the boundary line of the private sites to the carpark to deliver
wider verges and outdoor seating opportunifies

+ Formalise links through the block to improve permeability to Sarsfield Circuit and create active retail
edges to improve amenity and opportunities for public space away from vehicle traffic

+ Provide a new pedestrian link, or altematively a laneway within the block to take traffic away from
Sarsfield Circuit

+ Provide 4-5 storey townhouses or SOHO apartments to Sarsfield Circuit to fransition to the residential
uses on the other side of the streel

+ Consider setbacks to the property boundaries and adjustments to Council's carpark layout to provide
4m wide paved foolpaths lo support outdoor dining and mature trees to line the car park edges

Existing 2 storey developments
along Bexley Road

I Potential higher density
developments along Bexley Road

[ = 7 Subject site

[ Retail frontage
[ Commercial frontage

« Introduce new trees in the diamond of space between car spaces in the Counal carpark to improve
the landscape character

+ Provide street tree opportunities to Sarsfiekd Circuit and Slade Road
+ Respond to the existing development with a 6 storey streetwall to the Council carpark

+ Celebrate the eastern gateway by increased mass to the comer at Slade Road where it will not impact
adjacent residential dwelling lots and improve walkability of the piazza. Note this would be the long term
vision, our site would be the calalyst

« «« e« Pedestrian link (to meet ADG
requirements)

+ Increase the density of the site and rest of block up to 4-10 storeys to create an appropriate encloswre W Fedestnan arcade
for the plaza BN Open space/ pocket park

----- Potential additional Pedestrian link
within the block

« Create a 6 storey street wall height with additional storeys on specific sites as built form markers ‘%ﬂ;‘! £

Examples of urban amphitheatres
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Option 2 - The Lanes

This stralegy seeks to

+ Create a strong sense of place for Bexdey North by providing a strong and vibrant public space
link through the private sites wia a senes of linked Lanes

+ Activate the lanes’ with retall and commercial uses as well as residential entry points with widths
sufficient to provide outdoor dining opportunities, landscape and pedestrian movement

« Supplement the ‘lanes’ with cross block Binks to the Council carpark and Sarsfield Circuit to
encourage permeability

+ Consider lower scale to Sarsfield Circuit through SOHO or Townhouse type development with a 4
storey streetwall and setback Sth floor

+ Provide active uses along the interface with Council's carpark and improve the footpath with trees
and quality pawing

+ Celebrate the eastern gateway to the centre by increased massing on the comer.

+ Provide a 6 storey streetwall o respond o existing development and create a sense of appropnate
enclosure to the large Council car park area

« Consider additional landscape to Council carpark by inserting trees into the diamonds of space
between existing car spaces for shade and colour

-r"
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Option 2. Mud-map showing overall massing strategy

KEY
Existing 2 storey developments
along Bexley Road

I Potential higher density
developments along Bexley Road

[ 7] Subject site
[ Retail frontage
[ Commercial frontage

«« «« « Pedestrian link (to meet ADG
requirements)

B Pedestrian arcade
Open space/ pocket park

Examples of urban lanes
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4.5 PRELIMINARY BUILT FORM STUDIES FOR THE SITE

OPTION 01

S SR S _ e W
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4P site through-link . o “ 4 A ﬁ =

N

Create a block of 'fine grain’ built form to the east of the subject site ndluding commercial facilities (or SOHO) on the ground level to activate the public
domain as per the DCP In this option, both built forms are connected over 2 levels

Create a minimum 6m wide kink to the south (as would be requested by Council) to improve permeabity

Create a maximum height of 9 storeys including a 6 storey street wall height to the west and north.

Create a maximum of 22m building depth for the residential developments.

Create a central communal open space on Level 2 edged by residential / hotel uses

Create a northern pocket park/publicly accessible open space on the ground level

Prowde retalclub facilities on the ground and first floor levels to the west of the subject site to activate the pocket park and Council's carpark.

Estimated FSR: 3.6:1

OPTION 02

LAV = —mmeaeva) @
&P site through-link -
&P Pedestnan lane &

Urban space
Active / retail frontage

Residential frontage

R

Create a separate block of ‘fine grain” built form to the east of the subject site including residential uses at the ground level to respond to the residential
character of Sarsfield Circuit

Create a minimum 6m wide link to the south (as would be requested by Council) to improve permeability.
Create a ground level north-south pedestnanised urban space and link to break the form and create a * town square and pedestnan way' for Bexley

Create a maximum height of 10 storeys with 9 storey streetwall to celebrate the eastem centre entry and create a sense of enclosure to the large area of
the council carpark and create a 6 storey streef wall height fo the remainder of the westem site edge and to the north to provide an appropriate street wall.

Create a maximum 22m building depth for the residential development.
Create central communal open space on upper level for both future bulldings.
Include retailiclub facilities at the ground and first floor levels in the western budding of the subject site lo activate the central space

Estimated FSR: 3.45:1

18054- PP- Bexley North- 187 Slade Road
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Based on the Option 2 massing strategy. GMU have developed a preferred
master plan. Option 1 activates the Council carparking and provides a
through site link but the location of the proposed plaza space is not ideal as
il1s considered too 1solaled and does nol encourage public space provision
in other sites edging the car park. Option 2 delivers 2 distinct building forms
with the residential building buffering Sarsfield Circuit from the more active
uses of the retail areas

The preferred oplion delivers a new publicly accessible urban space

via the north south laneway/plaza that will offer a sunny and protected
pedestnanised outdoor space lined with active uses that will create a true
destinabon for Bexiey North and encourage continuation of this laneway
character through the other sites 1o the south when they redevelop. It also
ensures a pleasant rear facade of the development lo Sarsfield Cirout with
residential uses rather than a service dominated environment

This preferred masterplan is the oulcome of all the previous analysis and
principles. It is aligned with the strategic direction for the area and follows
the design principles outiined in Section 4.3 of this report. The masterplan
also considers potential staging of the site lo enable continued operation of
the existing hotel

The preferred masterplan seeks to refocated the anticipated built form mass
away from the more sensitive Sarsfield Circuit interface. The built form on
the eastern side of the sile 1s lower in scale in response to the low density
residential across the street. The built form on the westemn side of the

site (facing the current Council's carpark) creates an urban marker for the
eastem gateway

The maslerplan prowides active frontages to the council carpark, the new
plaza’ laneway and through site links. Vehicular entry is provided from
Sarsfield Circuit. The car entry is focaled to minimise impacts to adjoining
properbies and is contained within the indicative busit form to minimise visual
exposure, Basement car parking is provided in Stage 1 (subject to DA),
relying on loading from the existing pub loading area

In the preferred masterplan, the proposed building footpnnts are as follows

Built form A

* Located on the eastemn side of the site fronting Sarsfield Circuil. This
massing relates to the lower densily, 1 and 2 storey area opposile the street
* Provides a 4 storey streetwall with a recessed partial Sth floor with very
limited vissbibty from the street

+ Provides a 3 metre setback an the ground floor with landscaping and a
residential character

* Provides retail/cafe opportunities along the north south connection and
Slade Road

Builtforms Band C

The proposed built forms B and C occupy the westem part of the site and
face Slade Road to the north and council's carpark to the west. Though they
form a consolidated massing, they are likely to be two different elements

as they would be staged and built separately. Built form B occupies the
southemn half of the site and would be built first, whilst Built Form C occupees
the northern half where the existing pub is located

Built form B

« Southemn hall of the western built form

* 6 storey streetwall defining the carpark with a recessed 7th storey

+ 2 storey podium to intemal plaza with potential retail / commercial uses
+ Assumes residential uses above podium

* Proudes for a Rooftop Communal Open Space at Level 5 {6th storey) &
Level 6 (7th storey)

* Provdes 6 and © metres separation to the southem boundary to achieve
ADG separation requirements

+ Provides a nil sethack to the public domain edge of the carpark for the
ground floor active uses

Built form C

+ Northemn half of the westem built form

* § slorey streetwall defining the carpark with a maxsmum 10-storey comer
element to celebrate enlry to the centre and anchor the comer

+ 2 storey podium with potential retail / commercial uses facing the Plaza
* Provides a footpnnt capable of accommodating hote! uses within the
podium

« Provides for residential uses on Level 6 (Tth storey) and above

* Provides for potential hotel uses in the taller form

+ Prondes a Rooftop Communal Open Space at Level 6 {7th storey)

+ Provides a nil setback to the public domain edge for the ground fioor and
streetwall

All proposed bustt forms comply with the relevant DCP setback requrements
The propasal complies with ADG separation to the south and also within the
site between the two buildings, subject to unit layout

PEDESTRIAN LANE AND THROUGH SITE LINK

The masterplan includes an east-west through site link that is part of
Council s planning framework for the area. The location of this link is at the
southem end of the site. This 1s the best location for the link as it provides a
more balanced and equdable access fo the town centre to the properties on
Sarsfield Circuit. A more northern link would be too close to Slade Road

The masterplan provides an open north-south connection between the two
main massing elements. This public lane would be activated by retail or
commercial premises and some residential SOHO units Thes additional
connection makes the masterplan more permeable and open and provides
the community an interesting and attractive public domain and ‘square

2 st

Stage 2
Development
(subject to DA)

Preferred Option Masterplan for the site

sarsfield Circuit

Development
(subject to DA)
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5.ILLUSTRATIVE SKETCH DESIGN
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5.1 OVERVIEW

Site Plan (indicative scheme)
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Artist Impre‘ssron of the development from the comer of Shaw Street and Bexley Road. Image by Tim Throsby

The preferred masterplan has been tested in an indicative scheme fo
ensure flooding. vehicle access and servicing, unit [ayouts, parking. efc
can be accommodated and satisfy council's requirements and the ADG.

The southern end of the sile is proposed o become a 6-metre wide
iink (subect to acquisition by Council), open to the public, connecting
Sarsfield Circuit to the town centre and providing some separation to the
residential building to the south

The proposed masterplan allows for active frontages to Slade Road and
towards the current counal carpark facing the town centre

The eastem interface fronting Sarsfield Circuit provides the opportunity
for a residential character aligned with the transitional nature of the sireel,
towards the lower density residential neighbourhood o the east

The proposed heghts also transition from 10 storeys on the northwest
comer of the site that serves as an urban marker for the town centre_ to a
4-slorey street wall to Sarsfield Circuit

Vehicular entry is likely 1o be provided from Sarsfield Circuil, located
to minimise impacts to adjoining properties and contained within the
indicative built form to minimése visual exposure. Basement car parking
would be provided

Due to the ongoing operation of the existing pub, itis envisioned that any
future development will be built in 2 or possibly 3 stages

The first stage would be likely to compnise the eastem part of the site
fronting Sarsfield Circuit and polentialty the scuthwestern part of the side,
leaving the current pub operational. Similasty, the basement would be built

in stages subject to DA approval. Loading to the Pub premises would
oceur from the current location

The second stage would consist of the northwestemn comer of the site and
would develop the higher element fronting the comer

Indicative floor plans follow showing one polential approved to the
massing

GMU
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5.2 INDICATIVE CONCEPT LAYOUTS

Outdosr ared and
siway for foadieg

N\
GROUND LEVEL LEVEL 01 LEVELS 02 - 03

KEY

.2 Site boundary . Substation access Hotel rooms Substation

-.. - Staging outline 1 Bedroom Un{t Pub Green roof - non trafficable

@ Landscape buffer mm 2 Bedroom Unit _

- Vehicle access m. 3 Bedroom Unit Retail ®
a Commercial access Residential Entry Lobby Gym ( »
A Residential access mn Hotel Entry Lobby m= Services N.T.S
18054- PP- Bexley North- 187 Slade Road e
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sarshield

LEVEL 04 LEVEL 05 LEVELS 06
KEY
<2 Site boundary mm Services
-~ Staging outline Green roof - non trafficable
1 Bedroom Unit 113 Terraces
w= 2 Bedroom Unit g Rooftop COS an
mm 3 Bedroom Unit \ |
Hotel rooms NTS
ot g e Aeven 1°
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LEVEL 07

KEY

Site boundary

Terraces
m Rooftop COS

Staging outline

1 Bedroom Unit
= ? Bedroom Unit
mm 3 Bedroom Unit
. Services
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Ftage 2 (DA}

c

LEVEL 08

Stage ILDﬁ}

stage ZLUM

LEVELS 09

The In order to delenmine the capacily of the indicative scheme o meel key ADG guideines

and deliver appropriate amenity outcomes, GMU have lested typical layout configurations
We have reviewed the performance of the potential unit layouts in terms of solar access

lo units and communal areas. cross venlilation and overshadowing Our findings are
summarnsed in Appendix 1

GM
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Area for

future ramp

INDICATIVE LAYOUT
BASEMENT LEVEL - B1
COMMERCIAL PARKING

Approximately: 68 CARS

* Loading and commerdial waste fayouts to be accommodated in the existing location for Stage 1.

to waste/
foading

SarsﬁelWOrcmt
o

Commercial parking

I d-—1>
\ /
L+

INDICATIVE LAYOUT
BASEMENT LEVEL - B2 COMBINED

J

RESIDENTIAL & COMMERCIAL PARKING

Approximately: 110 CARS

'
Please note adjustments to layout may be required subject to potential acquisition by Council
Minimum parking rate (source: Traffic Impact Assessment, Traffix)

Residential rates

- 0.6 car space per 1 bedroom units

- 0.9 car space per 2 bedroom units

- 0.9 car spaces per 3 bedroom units
1 visitor car space per 5 dwellings

Item CPE22.009 — Attachment 1

Hospitality, retail and commercial rates.
Hotel: 1 car space per 4 rooms

- Pub: 1 space per 26sqm GFA

- Retail: 1 space per 40sqm GFA

- Gym: 4.5 spaces per 100sqm GFA
- Cafe: 1 space per 40sqm GFA

Total car spaces required = 214
Range of car spaces provided = 214-220

KEY

1 Site boundary
Indicative staging
outline subject to
future DA

= Vehicle access
Parking

funnel
outline

o

|

garsfield Circuit

//# |
e
A~
-
»
L& /'{
c./\bob //
~

o’/

~ Tunnel
"‘._.- ) - i outhiné
- i
\.
\

\
\,

\ -

\ 3

\\ 5 b

-—g"""
b_ -~ 3
INDICATIVE LAYOUT m\
BASEMENT LEVEL - B3

RESIDENTIAL PARKING
Approximately: 42 CARS

Storage areas
mm Waste rooms
mm Deep Soil

W Services L
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5.4 INDICATIV

KEY

<= Flood mitigation
Residential
Gym
Pub
Cafe
Substation
Basement
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Lift overrun

:E(: Approx RL 33.0 Lift overrun.
l Recessed o 50 l% é: |Approx RL 30.0
2 1R 205  Xhshrey v 3 Recessed a8
| y—4storey | RL28.5 }-——sth-Storey 1 RL 26.4
w
RL 25.4 l
| RL 22.3
Q
RL 19.2
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RL 16.1
R4 RL 13
RL 11 e = eEoose e e
RL 8 SSES
INDICATIVE SECTION a-a
[ Lift overrun |
S | |Approx RL 39.0 O I
3 &
‘ Lift overrun. |
I Approx RL 33.0 |
RL 38.0
RL 3558 | |
v RL 34.5 |
‘ RL 32.0
RL 31.4 - v RL2d5
RL 28.3 I RL 28.5 | Y |

RL 25,2

RL 22.1

RL 18.1

RL 14.1

INDICATIVE SECTION b-b

Fro mitigation

Q—L etail

Natural ground level

RL 7.76 (Max allowable
above the tunnel

as per the Geotech
study prepared for the
previous DA scheme)
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5.5 INDICATIVE YIELD ESTIMATION
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Artist Impression of the proposed laneway. Image by Tim Throsby
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APPROXIMATE AREAS AND YIELD ESTIMATION

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

Fastern Built Form (A)

- Commercial GFA 494 sqm
- Residential GFA 5,361 sqm

- Estimated Total GFA 5,855 sqm

Western Built Form (B+C)

- Commercial GFA 5,494 sqm
- Residential GFA 3,012 sqm
- Estimated Total GFA 8,507 sqm

Number of Units: 83
Unit breakdown. Cross Ventilation: 50 out of 83 units are cross
- 1 Bedroom Units 24 (28.90%) ventilated. (60%)

- 2 Bedroom Units
- 3 Bedroom Units

38 (45.80%)
21 (25.30%)

Solar Access: 66 out of 83 units receive at 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 Analysis

18054- PP- Bexley North- 187 Slade Road
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5.6 ILLUSTRATIVE PERSPECTIVES

Artist Impression of the development from the easter side of Slade Road. Image by Tim Throsby

G M K,,,J
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Artist Impression of the deveiopment from the corner of Shaw Streel and Bexley Road. Image by Tim Throsby
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Artist Impression of the proposed laneway. fmage by Tim Throsby
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5.7 URBAN DESIGN GUIDELINES

To guide the future development of the site, GMU has developed the following site specific design
principles and guidelines which could be adopted by Council, if desired,

MAXIMUM BUILDING HEIGHT

Objectives

+  Mark the eastern gateway and the Bexiey North Town Centre.

+  Achieve transition fo adjoining residential dwellings and sensitive interfaces

+  Respond to the natural topography and characleristics of the site.

«  Achigve an appropriate sense of enclosure and streetwall height to the area of the Council car
park

+  Minimise visual impacts to adjoning properties and Sarsfield Circuit and ensure that the built form
scale does not visually dominate the streetscape.

Proposed controls:

«  Prowde a maximum height control of 20m to the eastem haif of the site

«  Provide a maximum height control of 35m to the westem half of the site.

+  Provide a maximum 4 storey streetwall height to Sarsfield Circuit

+  Provide a predominantly 2 storey streetwall height fo the western built form facing the laneway to
the west.

+  Prowde a 4 storey streetwall to the eastem side of the laneway.

+  Provide a 6 storey streetwall to the Council carpark

BUILDING SETBACKS AND SEPARATION

Objectives:

«  Complement the existing and future character of the area with appropnale setbacks

*  Provide separation to adjoining properties.

«  Reinforce the street comer and transition to adjacent developments to both streets,

Proposed controls:

«  Setbacks and separation distances should generally be consistent with the Urban Design
Guidehines diagram shown on this page.

+  Habitable spaces are to be located where separation distances are appropriate.

«  Prowde nil streetwall setback to the northem and weslem boundanies (Slade Road and Council's
car park)

+  Provide 3m setback to Sarsfield Circuit at Ground floor level. Encroachments into the 3m setback
to Sarsfield Circuit are permissible above Ground fioor level for maximum 50% of the building
length. However, minimum 1m sethack should be provided lo the eastern boundary {Sarsfield
Circuit).

+  Proade secondary setback to upper levels above streetwall height.

ACCESS

Objectives:

+  Consohdate vehicular entnes and improve the pedestnan environment where possible.

«  Minimise impacts to dwellings on Sarsheld Circuit

+  Erhance permeability through the site and use enfries to activate links and streets.

Proposed controls:

«  locale vehicular entries on Sarsfield Ciroult as close fo Slade Road as possible

«  Design pedestnian entries to complement the streetscape and minimise impacts to adjoining
properties

ACTIVE FRONTAGES

Objectives:

«  Maintain a residential interface on Sarsfield Circuit

«  Create a high-quality and altractive streetscape response to improve the amenty to public
domain inferfaces.

Proposed controls

< Maamise aclive frontage areas along the westem and northem sile boundaries, to the weslem
side of the laneway and northem side of the link in response to the desired future character of the
area.

< Prowide improvements to the pedesinan environment where passible

«  Provide active uses generally consistent with Urban Design Guidelines diagram shown on this
page

LINKS

«  Enhance sense of place.

< Provide a vibrant public space in the form of a pedestnanised laneway

+  Provide retail opportunities to activate the laneway.

*  Improve site permeability and passive surveillance.

Proposed controls:

«  Apublic link and plaza area should be provided between Sarsfield Circuit and the existing Counci
carpark, linking to Slade Road.

< Thelink should be located on the southemn edge of the site

«  The centralised plaza should have 2 maximim up to 15m, tapenng to minimum 7m at Slade Road,
in accordance with the Urban Design Gudelines Diagram

< Thelink along the southern boundary should be manimum 6m in width

LANDSCAPING

Objectives:

«  Complement the buill forms.

«  Contribute to a sense of place with vibrant landscape treatment to the central plaza and to the
southern through-site link.

«  Prowide landscape Ireatment to site edges where possible improving the public domasn interface

«  Ensure high levels of amenity and quality through landscaping.

*  Incorporate innovative and sustainable landscape solutions.

Proposed controls:

«  Ensure adequate soil depth above structure to accommodale small lo medium sized trees in
planters to the central plazafaneway.

< Prowide landscape treatment to private open spaces, where possible

«  Prowide landscaping to site edge facing Sarsfield Circuit. Landscape treatment to be compatible

«  Primary communal open spaces to provide BBQ facifities, seating and shading in accordance with
ADG gudelines

ARTICULATION & ARCHITECTURAL CHARACTER

Objectives:

+  Provide design excellence through high-quality architectural outcomes to improve the buit form
character of the area and the site

»  Articutate built forms to minimise visual bulk and enhance the pedestnian environment.

Proposed controls:

*  Provide adequate built form arbiculation to ensure stender bullding proportions

+  Provide elegant and harmonious compostions fo building elevations

*  Minimise visual bulk to upper levels.

«  Provide high-quality, durable budding matenals to ensure design excellence

KEY

"2 Site boundary
uun Active frontages
= Vehicle access

- Residential access

= Commercial access

Urban Design Guidefines diagram
Ground Floor landscape buffer
Inner block pedestrian laneway

/ Plaza @

i Public Link NTS
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6.RECOMMENDATIONS
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6.1 RECOMMENDED LEP AMENDMENTS

Based on the urban design analysis and the masterplan for the subject site, it is GMU and the EXISTING PLANNING CONTROLS PROPOSED PLANNING CONTROLS
project team'’s opinion thal the subject site 1s capable of achieving greater density compared
the current applicable controls.

The increased in density will not have adverse impacts in the surrounding areas, on the
contrary, it will help regenerate and revisalisation of the town centre and begin to sel the
desired future character of the town centre that Bexley North should have,

In order to achieve this greater density, it is proposed to increase the maximum building height
and the maximum FSR allowed on the site. Other statutory controls including Land Zoning do
not require amendment

The new FSR and Height controls will help achieve a positive urban design outcome for the
town cenlre, one that 1s more in character with the ams and objectives of the Eastern City
District Plan and the area as a whole

Map 1. CURRENT Rockdaie LEP 2011, FSR map. Map 3. PROPOSED FSR map.
The recommended height and FSR for the subject site are as follows

Height of Buildings
The site is currently subject to a height control of 18 m with the potential of having a maximum
height control of 22 metres if the site is 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 21, with the potential of having a maximum FSR of
25 if the site area is over 1,200 sqm, which the subject site is

The proposal seeks an amendment to the maximum FSR allowed as per Map 3 to Map 2. CURRENT Rockdale LEP 2011, height of bufidings map. Map 4. PROPOSED height of buiidings map.
allow a m_axlmum FSR of 3.6:1 for the western part and 3.2:1 for the eastern part of the Floor S Ratio Map Height of Buildings Map Floor Space Ratio Map Height of Buildings Map
subject site. - Sheet FSR_001 - Sheet HOB_001 - Sheet FSR_001 - Sheet HOB_001
Maximum Floor Space Ratio (n:1) Maximum Building Height (m) Maximum Floor Space Ratio (n:1) Maximum Bullding Height (m)

Area C @5 os [0 P [ O R s
Currently the area is included in ‘Area C' in Rockdale LEP 2011. I— N p- n 5 .

Refor 1o Clause 4 4 ] Refer to Clause 6.3 32 20
The proposal seeks an amendment to exclude the site from ‘Area C’ as per Maps 3 & 4. D D l - = .

[ reterro case a4 Reter o Clawse 4.3

G M U 34042 18054- PP- Bexley North- 187 Slade Road
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6.2 CONCLUSIONS

GMU and the project team have undertaken extensive analysis of the site and the context
and it's potential future role in support of the growth of the area. We have developed a
masterplan for the site through comprehensive evidence based analysis lo ensure an built
form outcome for the site

GMU consider it appropriate to provide a buill form scale on the site that consolidates and
provides an enclosure o the council carpark and creates an urban marker for the eastern
gateway. We consider that the proposed built form should acknovdedge the lower density
area to the east and provide a transition in scale on the Sarsfield Circuil.

5y (R :
The proposed amendments to the LEP and the site specific design guidelines offer an S S -;5 ‘" ,w‘ "'""f.'!"":* 3

i |
!
1

opportunity to begin the revitalisation of the town centre and spatially frame the carpark
allowing future public benefit visions for this area

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

Though the site 1s fiood affected, this can be successfully managed within the development
and appropriate solutions can be adopted provisions have informed by advice from GRC
Hydro hydraulic engineers

Traffic impacts have been carefully considered and the Traffic Impact Assessment has
demonslrated that the traffic impacts generated by the proposal are acceplable and can be
managed by appropnale design solutions.

Overall, the proposal provides for an altractive urban environment that fits within the context
and that improves and enhances the town cenlre_ It provides for vibrant, activated, public
open spaces, |t improves the conneclivity within the town cenltre, it creates an eastem
gateway marker and frames the council carpark area, setting the framework for potential
future redevelopment of that area

Artist Impression of the development from the comer of Shaw Street and Bexiey Road. Image by Tim Throsby
Based on the opportunities available within the site and its relationship lo surrounding

context, it 1s reasonable and appropriale to consider higher density and height on the subject
site, in alignment with a greater vision for the future of Bexley North Town Centre

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

GMU
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APPENDIX |. COMPLIANCE ANALYSIS

Item CPE22.009 — Attachment 1 96



City Planning & Environment Committee 13/04/2022

A- AMENITY REQUIREMENTS - SOLAR ACCESS SRRSO O

In order to determine the capacity of the indicative scheme to meet key ADG guidelines and 66 out of 83 unts recetve at least 2 hours of demonstrates that mirmum 2 hours

deliver appropriate amenity outcomes, GMU have tested typical layout configurations. We direct suniight to the living areas in mid winter solar access in mid-winter can be

have reviewed the performance of the potential unit layouts in terms of solar access to units (79%) in accordance with ADG guidelines achieved to al least 50% of the principle

and communal areas, cross ventifation and overshadowing. Our findings are summarised in Only 1 (one) of 83 units recetves less than 15 usable communal open space in
minutes sunhght. accordance with the ADG

the following pages

GROUND LEVEL LEVEL 01 LEVEL 02 LEVEL 03 LEVEL 04
No residential apartments 9 out 13 apariments receive 2hws of direct sunlight to 14 out 17 apartments receive 2hrs of direct sunlight to 14 out 17 apartments receive 2hrs of direct sunlight to 10 out 14 apartments receive 2hrs of direct sunlight to
their living areas in mid-winter their living areas in mid-winter their living areas in mid-winter their living areas in mid-winter

LEVEL 05 LEVEL 06 LEVEL 07 LEVEL 08 LEVEL 09
6 out 7 apartments receive 2hrs of direct sunlight to their 5 out 5 apartments recerve 2hrs of direct sunbight to their 3 out 4 apartments receive 2hrs of direct sunlight to their 3 out of 4 apartments receive 2hrs of direct suniight to 2 out 2 apartments receive 2wrs of direct sunlight to their
living areas in mid-winter living areas in mid-winter liing areas in mid-winter their living areas in mid-sinter living areas in mid-winter

KEY

Apartment receiving minimum 2hrs @ Private open space (indicative)
solar access * Communal open space {indicative)

G M U 38 of 42 18054- PP- Bexley North- 187 Slade Road
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B - AMENITY REQUIREMENTS - CROSS VENTILATION

GROUND LEVEL LEVEL 01 LEVEL 02 LEVEL 03 LEVEL 04
No residential apartments 7 out 13 apartments are naturally cross ventilated 9 out 17 apartments are nalurally cross ventilated 9 out 17 apartments are naturally cross ventilated G out 13 apartments are naturally cross ventilated

LEVEL 05 LEVEL 06 LEVEL 07 LEVEL 08 LEVEL 09
5 out 7 apartments are nalurally cross ventilated 3 out 5 apartments are naturally cross ventilated 3 out 4 apartments are naturally cross ventilated 3 out of 4 apartments are naturally cross ventilated 2 out 2 apartments are naturally cross ventilated
SOLAR ACCESS
50 out of 83 units are cross ventilated (60%) in
accordance with the ADG
18054- PP- Bexley North- 187 Slade Road 39 of 42 P e
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C- SHADOW DIAGRAMS

1.00 PM 2.00 PM

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. Overall, the current carpark would
still receive sunlight to more than 50% of its area from 11:00 hrs
onwards

The adjacent development to the south at 22-40 Sarsfield Circuit
would receive additional overshadowing throughout the day,
however as demonstrated on the sun-eye diagrams over the next
page. most of the current balconies and living area windows of
this development would still receive two hours of direct sunlight in
mid-winter.

The proposed development would not cast any shadows to the
residences on the eastern side of Sarsfield Circuit between 9:00
and 15:00 hours, with the rear gardens of only & residences being
overshadowed between 14 00 and 1500 hrs. CD
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Note.

it is worth noting that the neighbouring development has balconies and windows only 2 metres away from the side boundary as it was
approved before the current planning framework was In place If the sife were to be redeveloped and were {o provide the required
ADG separation, it would be able fo receive Zhrs of sunlight fo the majority of the facade facing the subject sife

12.00 PM

AMENITY IMPACTS - SOLAR ACCESS

These “sun-eye diagrams demonstrate that most of the balconies
and living areas (11 out of 12) of the development south of the site
at 22-40 Sarsfield Circuit would still receive two hours of direct
sunkght in mid-winter. This is thanks to the proposed development
having a lower massing facing Sarsfield Circuit (with a height
lower than the maximum permissible height by the existing
controls) and thanks also to the fact that the massing s split in
two with a cenlral lane.

The 6 balconiesfopenings facing Sarsfield Circuit receive sun
from 9:00 am fo 11:00 am. The 2 upper balconies/openings at

the centre of the building facing north receive light from 9:40am
10 2:20 pm, while the third and bottom balcony receives light from
12:25 pm to 2:10 pm (1.75hrs). The 3 units facing the carpark
receive light to the baiconies between 1:00 pm and 3:00 pm,
though the facade is overshadowed by the exisling balconies unti
120 pm.
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