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BACKGROUND INFORMATION
1.

Introduction

Council on 2 October 2014 considered a report on the exhibition of a planning proposal
(PP_2014_Cante_001-00) to implement the Canterbury Residential Development Strategy
through amendments to Canterbury Local Environmental Plan (CLEP) 2012. One of the sites in
the planning proposal was land at 998 Punchbowl Road, Punchbowl. The property is also
known by an alternative address of 1499 Canterbury Road, Punchbowl. The site is subject to an
existing road widening requirement along Canterbury Road imposed by Roads and Maritime
Services.
In 2013 Council received an unsolicited submission from Inner West Town Planning on behalf of
the land owners during the preparation of the Canterbury Residential Development Strategy
(RDS). The submission sought rezoning of the site from R3 Medium Density Residential to R4
High Density Residential, to increase the maximum height from 8.5 metres to 18 metres and to
increase Floor Space Ratio (FSR) to 2.5:1. The final version of the RDS recommended that the
current controls be maintained.
When considering the RDS, Council resolved to rezone the site from R3 Medium Density
Residential to R4 High Density Residential, to increase the maximum height to 15 metres and
increase FSR to 1.8:1. These resolutions were included in the Planning Proposal submitted to
Gateway Determination and were subsequently exhibited publicly. Two objections were received
during the exhibition of the planning proposal, one submitted on behalf of the owner seeking a
further increase to the FSR (to 2.2:1 ) and 16 metres in height, and the second, submitted by an

-

adjoining property owner objecting to the proposal on the basis of loss of privacy, security and
amenity and additional traffic impacts.
At the Council meeting on 2 October 2014, Council resolved that a planning proposal be
prepared to amend Canterbury Local Plan in respect of the subject land by amending the
maximum Floor Space Ratio (FSR) to 2.2: 1 and to allow development to a height of 15 metres.
As this site-specific amendment to development standards (FSR) differs from the planning
proposal put forward to the Gateway Determination for the Residential Development Strategy
(Planning Proposal PP_2014_Cante_001-00) and the subsequently exhibited planning proposal,
a new planning proposal is required for submission to Gateway Determination. The proposed
height amendment included within Planning Proposal PP_2014_Cante_001 -00 has also been
included in the new planning proposal, so that all proposed changes for this site are contained in
the same planning proposal.
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The planning proposal has been prepared in accordance with Section 55 of the Environmental
Planning and Assessment Act 1979 and the Department of Planning and Infrastructure's "A
guide to preparing planning proposals". A Gateway Determination under Section 56 of the Act is
requested.

2.

Subject land and site context

The planning proposal applies to land located at 998 Punchbowl Road, Punchbowl which is
·described in more detail below.
Table 1: Property Description and Current Land Use

The subject site is known as 998 Punchbowl Road, Punchbowl, and is located on the eastern
side of Punchbowl Road, on the corner of Canterbury Road. The site has a secondary frontage
to Canterbury Road. Part of the site is currently zoned SP2 Infrastructure and is required by
Roads and Maritime Services (RMS) for future widening of Canterbury Road. This part of the
site is excluded from the planning proposal.
The subject site is immediately opposite Club Punchbowl (Croatian Club - within Bankstown
LGA) and is within a large area of Zone R3 Medium Density Residential. A residence is on the
northern boundary of the site and there is a car sales yard (non-conforming use) on the eastern
boundary of the site. The site also has a small portion of its northern boundary adjoining

-

Punchbowl Park (contained in the RE1 Public Recreation zone). Diagonally opposite on
Canterbury Road to the southwest is an area zoned B5 Business Development, which is mostly
developed as established bulky goods/showroom type uses (e.g. lighting stores) and as existing
single storey bungalows.
The site is irregularly shaped with frontages of 39m to Punchbowl Road and 40.6m to
Canterbury Road. The land has a site area of 2005m2 ; however it is burdened by a road
widening of approximately 178.5m2 , which has been excluded from the planning proposal,
leaving an area of approximately 1826.5m2 potentially available for development.
Surrounding development is predominantly a mixture of residential and commercial
development. The Punchbowl Local Centre (commercial, retail and mixed use) is approximately
1.1 kilometres from the site and Punchbowl Railway Station is approximately 1.3 kilometres from
the site. The surrounding zoning mostly consists of R3 Medium Density Residential and RE1
Public Recreation.
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The aerial photo below shows the subject site and current land use:

Photograph 1: shows the site viewed from Punchbowl Road.

4

Vol 12

5

NSW ICAC EXHIBIT

E16-520-2-1

Photograph 2: view from Punchbowl Road/Canterbury Rd intersection to Club Punchbowl opposite the site

Photograph 3: View diagonally across Canterbury Road to lighting warehouse
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Photograph 4: views of site from Canterbury Road Frontage - note closeness of adjoining house to the property
boundary.

Photograph 5: Site as viewed from Canterbury Road Frontage looking west to Club Punchbowl
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Photograph 5: Site as viewed from Canterbury Road Frontage looking east

The zoning map below illustrates the existing land zoning of the subject site under the
Canterbury LEP 2012, along with the adjacent zones. Note that the site is partly within the SP2
(Classified Road) Infrastructure Zone and the R3 Medium Density Residential Zone. It shares
boundaries with the R3 Medium Density Residential Zone and the RE1 Public Recreation Zone.
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3.

Possible development scenario

It is expected that an application for a residential flat building development will be submitted
once any changes to zoning and development standards are in place.
A submission to Planning Proposal PP_2014_Cante_001-00 was submitted by Statewide
Planning on behalf of the site owner which identifies potential built form parameters for
development of the site at the requested density and height. This includes a request for an FSR
of 2.2: 1, which would allow maximisation of the potential yield of the site.
A copy of the submission is included at Attachment 4.
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PART 1

OBJECTIVES OR INTENDED OUTCOMES

The objective of the Planning Proposal is to amend the Canterbury LEP 2012 in order to
facilitate high density residential development on the site at 998 Punchbowl Road, Punchbowl.
The proposed increase in FSR would facilitate maximisation of the residential redevelopment
opportunity of the site.
The intended outcomes of the Planning Proposal are as follows:

1. Rezoning of site
An amendment to the CLEP 2012 is sought in order to change the zoning of the land from
R3 Medium Density Residential zone to the R4 High Density Residential zone. This would
facilitate development of the existing service station as a residential flat building. Under
Planning Proposal PP_2014_Cante_001-00, it was proposed to change the zoning as
described and this was previously exhibited.

-

2. Amendment to Floor Space Ratio
An amendment to the CLEP 2012 is sought in order to increase the permissible FSR on the
site from the current 0.5:1 to 2.2:1. Under Planning Proposal PP_2014_Cante_001-00, it was
proposed to increase the FSR on the site to 1.8:1 (as previously exhibited).
3. Amendment to height of buildings map

The planning proposal requests a height limit of 15m to apply to the site in order to facilitate
a residential flat building (RFB) as previously exhibited under Planning Proposal
PP_2014_Cante_001-00.

-

The table below shows a summary of the proposed changes being sought:
Standard

Current

Proposed

Zone

R3 Medium
Density Residential

R4 Residential High Density

Building Height

8.5m

15m

Floor Space
Ratio

0.5:1

2.2:1
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PART2

EXPLANATION OF PROVISIONS

The planning proposal seeks to amend the Canterbury LEP 2012 as it applies to the subject site,
as per the table below:
1. Amend the Land Zoning (LZN) Map (Sheet LZN_001) as per table 1.

.
R3 Medium Density Residential

.

.

R4 High Density Residential

2. Amend the Height of Building (HOB) Map (Sheet HOB_001) as per table 2

I 8.5 metres

0 15 metres

3. Amend the Floor Space Ratio (FSR) Map (Sheet FSR_001) as per table 2

D 0.5:1

T2 2.2:1
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PART3

JUSTIFICATIONS

SECTION A: Need for the Planning Proposal
1.

Is the planning proposal the result of any strategic study or report?

The planning proposal is partially a result of a strategic study or report, namely the Canterbury
Residential Strategy (RDS). However, it seeks to depart from the findings of the RDS in respect
of the site, which recommended the curr-ent development standards be maintained. The
representatives of the site owner made a submission to the RDS seeking rezoning and
amendments to the development standards for the subject land to increase potential
development density. Council partly supported the increase of development standards in the
preparation of the subsequent planning proposal for the RDS (Planning Proposal
PP_2014_Cante_001-00), by supporting an increase in height to 15 metres and FSR to 1.8:1.
The current planning proposal is a result of a Council resolution dated 2 October 2014 which
supports the preparation of a new planning proposal to amend the maximum height to 15m and
to increase the FSR on the site to 2.2:1, following the submission to the Planning Proposal
PP_2014_Cante_001-00 on behalf of the site owner (which also sought increase in height to
16m).
A copy of the submission on behalf of the site owner is included at Attachment 4.

2.

-

Is the Planning Proposal the best means of achieving the objectives or intended
outcomes or is there a better way?

Yes. Amending the Canterbury LEP 2012 through a planning proposal is the only means of
permitting a higher density residential development on the site.

11
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SECTION B: Relationship to strategic planning framework
3. Is the planning proposal consistent with the objectives and actions contained within
the applicable regional or sub-regional strategy (including the Sydney Metropolitan
Strategy and exhibited draft strategies?
The Strategic planning context for consideration of this Planning Proposal is A Plan for Growing
Sydney (December 2014).
The planning proposal is considered to be consistent with the goals and directions of this plan.
The compliance of the planning proposal in this respect is set out in the Table 2 below.

-

Table 2: Consistency with strategic planning framework
Provision

Comment

Goal 2: Sydney's housing choices

Direction 2.1: Accelerate housing supply across

The planning proposal is consistent with this direction. It

Sydney

will increase the density of the land on which it is located
which will increase its dwelling capacity.

Direction 2.2: Accelerate urban renewal across

The site is located approximately 1.3 kilometres from

Sydney

Punchbowl Station on the Bankstown Rail Line. This line
will receive improved services in the future, and the Plan
specifically identifies it as an area with a focus for new

-

housing. The site is connected to Punchbowl station by a
bus service (940) and to Bankstown station by another
bus service (945), with both services also connecting to
Riverwood Station. The bus stop is approximately 350m
to the east of the site.

The supply of dwellings in this part of Punchbowl is

Direction 2.3: Improve housing choice

characterised by single-storey detached bungalows.
Higher density residential is much rarer, except for a few
townhouses and some older residential flat buildings (the
closest residential flat building is a three storey walk-up
approximately 460m from the subject site). The proposal
will facilitate housing choice in this respect.

12
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Notapplicable.

Direction 2.4 Deliver timely and well planned
greenfield precincts and housing

Goal 3: Sydney's great places to live

Not applicable. The planning proposal is only dealing
with one relative! small site

-

Goal 4: Sydney's sustainable and resilient

Not appli cable. The planning proposal is only dealing

environment

with one relatively small site

South subregion priorities

This section of the plan does contain any specific
priorities not already dealt with in the above assessment.

4. Is the Planning Proposal consistent with the local Council's community strategic plan,
or other local strategic plan?
Council's Community Strategic Plan 2014-2023 (Commu nity Plan) which was adopted in
February 2014 sets the vision for the Canterbury LGA into the next decade and aims to promote
sustainable living. The Community Plan sets out long term goals under five key themes being:

•
•
•
•
•

-

Attractive city;
Stronger community;
Healthy environment;
Strategic leadership; and
Improving Council

The planning proposal is consistent with Council's Community Strategic Plan. It helps achieve
the objective of 'Attractive City' through the development of a high density residential
development and 'Balanced Urban Development' throug h the appropriate location of new
housing.

5. Is the planning proposal con~istent with applicable State Environmental Planning
Policies?
Yes. See Appendix 1.
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6. Is the planning proposal consistent with applicable Ministerial Directions (s117
directions)?
Yes. See Appendix 2.
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SECTION C: Environmental, social and economic impact
8. Is there any likelihood that critical habitat or threatened species, populations or
ecological communities, or their habitats, will be adversely affected as a result of the
proposal?
No. There \s no likelihood that critical habitat or threatened species, populations or ecological
communities, or their habitats, will be adversely affected as a result of the Planning Proposal.
The planning proposal pertains to land which is currently within a fully urbanised environment.
The site currently consists of a service station and the site is fully developed. The immediate
environment consists of 1-2 storey commercial buildings and single and double storey detached
bungalows typical of the Punchbowl area (predominantly single storey).

9. Are there any other likely environmental effects as a result of the planning proposal
and how are they proposed to be managed?
The planning proposal relates to urban land that will be converted from one urban use (service
station) into another urban use (residential flat building). The environmental impacts of the
proposal would be relatively minor, relating primarily to potential overlooking and overshadowing
and minor increases in traffic levels. Any subsequent development application will be subject to
merit assessment under the provisions of our LEP and DCP (as well as SEPP 65).
The key considerations arising from the planning proposal are described below:

Building form
The site is located in the R3 Medium Density Residential Zone in a precinct where this is the
predominant zoning; although there is an area of B5 Business Development diagonally across
Canterbury Road and Punchbowl Park (located at the rear of the site) is included in the RE1
Public Recreation Zone. The service station is currently a non-conforming use in the zone.
Under CLEP 2012 the site controls include an FSR of 0.5:1 and a Building Height of 8.5m. The
R3 zone in this part of Punchbowl is largely characterised by predominantly single-storey
bungalows in excess of 40 - 70 years old (which formed the original streetscape in the area).
There are some sites which have redeveloped as dual occupancies and townhouses, with no
buildings within 400m of the site greater than two storeys in height.
The proposed height for the site will exceed the maximum height currently allowed in the
surrounding residential zones, The B5 Business Development zone to the southwest of the site
allows development up to 18m.
Council received a submission to Planning Proposal PP_2014_Cante_001 -00 in July 2014 by
Statewide Planning on behalf of the site owner which identifies potential built form parameters
for development of the site at the requested density and height. This was supported by concept
15
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plans prepared as part of the submission, demonstrating their preferred development outcor:ne
at 2.2:1 (see Attachment 4).
Council resolved to impose a maximum FSR of 2.2:1. An increase over the current FSR of
0.5:1 was warranted because of the potential 'gateway' opportunity that this site provides as an
entry point to the Local Government Area for people travelling east on Canterbury Road. This
increase in density gives the subject land the highest FSR of sites within Punchbowl (land within
the 82 Local Centre zone and 85 Business Development zone is not subject to FSR controls
and is covered by other development standards in the Canterbury Development Control Plan
2012). Any future development of the site at the new FSR will need to be subject to the
provisions of SEPP 65 and the CLEP 2012 and Canterbury Development Control Plan (CDCP)
2012.

4'

The Statewide Planning submission is contained in Attachment 4 as part of the applicant
submission.
Flooding
The site is not considered to be flood prone and is not indicated on Council's Flood Planning
Map. The site is located between 7.5m and 8m AHO.
Site contamination
The site is currently a service station and therefore there is a risk of land contamination as a
result of these activities. A development application for the site in accordance with the planning
proposal would be accompanied by a preliminary site investigation (phase 1 report).
Traffic and Parking .

-

The site is on the corner of two classified roads - namely Punchbowl Road and Canterbury
Road. The Canterbury Road frontage is subject to a road widening reservation by Roads and
2

Maritime Services, totalling approximately 178.5m , which will reduce the area available for
development. The road widening reservation is for the purposes of a turning and merge lane
from Punchbowl Road into Canterbury Road, which would also affect potential site access
locations. The concept plans provided by the proponent indicated site access located in
Punchbowl Road. Detailed access and parking plans would need to be examined as part of any
subsequent Development Application on the site.
Cycle and pedestrian movement

Both the Canterbury Road and Punchbowl Road site frontages have footpaths currently .
developed, with the Canterbury Road footpath needing renewal once the new alignment is
acquired and developed. There i~ an on-road cycleway in Bramhall Avenue opposite the site
that leads to the Salt Pan Creek parklands (Craig Street Reserve). There is a second on-road
cycleway on Rose Street (opposite side of Punchbowl Park) that links to an east-west on-road
cycleway network that heads towards Lakemba along the rail corridor.
16
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10. How has the planning proposal adequately addressed any social and economic
effects?
Social effects of the proposal would stem from the additional population within an increased

dwelling yield resulting from the increased FSR for the subject land. These social effects are
likely to be minor as the area is already developed and there are a full range of social and
community services available as well as access to retail and public transport. There will be a
minor increase in economic activity relative to what is currently permissible on the site due to the
additional construction activity resulting from larger buildings, and a slight increase in retail
expenditure from the small number of additional residents that the proposal will allow if
successful.
Social and economic effects can be adequately addressed by the application of the development
controls contained in Canterbury LEP 2012 and Canterbury DCP 2012 as part of the
development assessment process.

17
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SECTION D: State and Commonwealth interests
11. ls there adequate public infrastructure for the planning proposal?
Yes. The site is well serviced by public transport and open space. The planning proposal does
not generate any apparent need to upgrade or improve public infrastructure.

12. What are the views of the State and Commonwealth public authorities consulted in
accordance with the gateway determination?
Consultation with any State and Commonwealth public authorities has not yet been undertaken.
Council will engage in such consultation if required by the Gateway Determination.

18
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PART4

MAPPING

The following maps (Appendix 3) have been prepared to support the planning proposal:
•

Existing zoning, height of building and floor space ratio Map.

•

Proposed zoning, height of building and floor space ratio Map.

-
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PART 5:

COMMUNITY CONSULTATION

The following community consultation will occur should the planning proposal receive a Gateway
Determination:

-

•
•

Notification in the Canterbury Council column which appears in local newspapers.
Notification letters to any relevant State Agencies or authorities nominated by the

•
•
•

Department.
Notification of Bankstown Council.
Notification letters sent to directly affected, adjoining and nearby property owners.
Advertising of the proposal on Council's website and at Council's Administration Building.

•

Copies of the Planning Proposal will be made available at Council's Administration Building,
on the Canterbury Council website.

Given the size of the site and the planning changes sought, it is proposed to have a 28 day
exhibition period to enable adequate time for consultation to take place. ·

PART 6:

PROJECT TIMELINE

This is outlined in the table below:

June 2015
Submission of endorsed LEP to DP&E for finalisation
RPA Decision to make the LEP Amendment if dele ated
Forwarding of LEP Amendment to DP&E for Notification

August 2015

if dele ated
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APPENDIX 1:

-

State Environmental Planning Policies

State Environmental Planning Proposal

Comments

SEPP 1 - Development Standards

Not Applicable

SEPP 14 - Coast Wetlands

Not Applicable

SEPP 15- Rural Landscaping

Not Applicable

SEPP 19- Bushfire in Urban Areas

Not Applicable

SEPP 21 - Caravan Parks

Not Applicable

SEPP 26 - Littoral Rainforests

Not Applicable

SEPP 29 - Western Sydney Recreation Area

Not Applicable

SEPP 30 - Intensive Agriculture

Not Applicable

SEPP 32 - Urban Consolidation (Redevelopment of

Consistent

Urban Land)

-

SEPP 33 - Hazardous and Offensive Development

Not Applicable

SEPP 36 - Manufactured Home Estates

Not Applicable

SEPP 39 - Spit Island Bird Habitat

Not Applicable

SEPP 44 - Moore Park Showground

Not Applicable

SEPP 50 - Canal Estate Development

Not Applicable

SEPP 52 - Farm Dams and other works in Land and

Not Applicable

Water Management Plan Areas
SEPP 55 - Remediation of Land

Consistent

SEPP 59 - Central Western Sydney Regional Open

Not Applicable

Space and Residential
SEPP 62 - Sustainable Aquaculture

Not Applicable

SEPP 64 - Advertising and Signage

Not Applicable

21
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SEPP 65 - Design Quality of Residential Flat building

The planning proposal seeks to amend the planning
controls to permit a residential development that would
be subject to the SEPP. Any future development
application should consider the relevant provisions of the
SEPP.

-

SEPP 70 - Affordable Housing

Not Applicable

SEPP 71 - Coastal Protection

Not Applicable

SEPP (Affordable Rental Housing) 2009

Not Applicable

SEPP (Building Sustainability Index BASIX) 2004

The planning proposal seeks to amend the planning
controls to permit a residential development that would
be subject to the SEPP. Any future development
application should consider the relevant provisions of this
SEPP.

SEPP (Exempt and Complying) 2008

Not Applicable

SEPP (Housing for Seniors or People with a Disability)

Not Applicable

2004

-

SEPP (Infrastructure) 2007

Not Applicable

SEPP (Kosciusko National Park - Alpine Resorts) 2007

Not Applicable

SEPP (Major Developments)

Not Applicable

SEPP (Mining, Petroleum Production and Extractive

Not Applicable

Industries) 2007
SEPP (Miscellaneous Consent Provisions ) 2007

Not Applicable.

SEPP (Penrith Lakes Scheme) 1989

Not Applicable

SEPP (Port Botany and Port Kembla) 2013

Not Applicable

SEPP (Rural Lands) 2008

Not Applicable

SEPP (SEPP 53 Transitional Provisions) 2011

Not Applicable

SEPP (State and Regional Development) 2011

Not Applicable

SEPP (Drinking Water Catchment) 2011

Not Applicable

22
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SEPP (Urban Renewal) 2010

Not Applicable

SEPP (Western Sydney Employment Area) 2009

Not Applicable

SEPP (Sydney Western Park\ands) 2009

Not Applicable

23
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APPENDIX 2:
Section 117

.
.
DIrectIons

Section 117 Directions
Consistency

Comments

Housing, Infrastructure and Urban Development
3.1 Residential
zones

Consistent

The direction applies when a relevant planning authority prepares a
planning proposal that will affect land within any zone in which significant
residential development is permitted or proposed to be permitted. It is
considered that the planning proposal is consistent with this Ministerial
Direction as follows:
•

T he planning proposal encourages a variety and choice of housing
types by increasing density on R4 High Density Residential Zoned
land thus increasing the supply of apartment dwellings in the
Punchbowl locality.

•

The planning proposal contributes to efficient use of infrastructure and
services by providing for additional housing in an area already
serviced for urban development immediately adjacent to Punchbowl
Local Centre.

•

The planning proposal will have no discemable effects on the

•

The planning proposal will contribute a small increase in the choice of

environment or resource lands.

building types and locations in the housing market by increasing
apartment supply in an area zoned for high density residential
development.
•

The planning proposal will make a small contribution to more efficient
use of existing infrastructure and services by increasing dwelling
supply in an area that is already provided with infrastructure and
services.

•

The planning proposal will make a minor contribution to the reduction
of land consumption at the urban fringe by providing a small increase
in the dwelling capacity of the R4 High Density zone in Punchbowl, an
infill development area, which may have a small dwelling substitution
effect.

•

Any development application lodged pursuant to this planning
proposal will be subject to the design requirements under SEPP 65
and the Canterbury Development Control Plan at the development
application stage.

•

The land subject to this planning proposal has been previously
developed for many years. As such, adequate service capacity has
been provided in anticipated of this site redeveloping.
24

Vol 12

25

NSW ICAC EXHIBIT

E16-520-2-1

•

The intent of the planning proposal is to increase the permissible
residential density of the land to which it applies.

•

A submission aimed at justifying this proposal was prepared submitted
to Council by Statewide Planning on behalf of the proponent. The
submission included a concept massing showing an indicative
development of the site at a density of 2.2: 1.

•

(6) (c) The proposal is in accordance with the Sydney Region
Metropolitan Strategy, in particular with the following Objectives:

3.4 Integrating

-

Consistent

0

Objective 2 Balanced growth

0

Objective 5 Deliver new housing to meet Sydney's growth

The planning proposal improving access to housing, jobs and services by

Land Use and

walking, cycling and public transport by increasing the supply of housing

Transport

within walking access to bus routes.

7 .1 Implementation

Consistent

An assessment of the consistency with A Plan for Growing Sydney is part

of A Plan for

of Section B Clause 3 of this document. Note that the planning proposal

Growing

site is located broadly in the Bankstown - Sydenham corridor and will

Sydney

benefit directly from the implementation of the Sydney Rapid Transit An
increase in residential density in this location will increase housing supply
in proximity to bus services.
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APPENDIX 3:

Maps

Map 1: Existing Land Zoning (LZN) Map
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Map 2: Existing Height of Building (HOB) Map
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Map 3: Existing Floor Space Ratio (FSR) Map
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Map 4: Proposed Zoning (LZN) Map
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Map 5: Proposed Height of Building (HOB) Map
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INFORMATION CHECKLIST

Attachment 1

> STEP 1: REQUIRED FOR ALL PROPOSALS
(under s55(a)- (e) of the EP&A Act)

• Objectives and intended outcome
• Mapping (including current and proposed zones)
• Community consultation (agencies to be consulted)

• Explanation of provisions
• Justification and process for implementation
(including compliance assessment against relevant
section 117 direction/s)

> STEP 2: MATTERS - CONSIDERED ON A CASE BY CASE BASIS
(Depending on complexity of planning proposal and nature of issues)

..,,

..,,
..,,~

..,,~
Cl>

PLANNING MATTERS OR ISSUES

Cl>

·.;;

PLANNING MATTERS OR ISSUES

C:

..,0
Cl>

.c
0

• Demonstrated consistency with relevant
Recional Strateav
• Demonstrated consistency with relevant
sub-reaional strategy
• Demonstrated consistency with or support for
the outcomes and actions of relevant DG
endorsed local stratecv
• Demonstrated consistency with Threshold
Sustainability Criteria

z

• Site photos/photomontage

• TMAP
• Public transport
• Cycle and pedestrian movement

• Acid Sulphate Soil

t2J D
t2J D

D t2J

• Lighting impact

~

D

D t2J

• Development yield analysis (potential yield of
lots, houses, employment generation}

~

D

D
D
D

~

Economic Considerations

~
~

D

• Economic impact assessment

D

• Retail centres hierarchy
• Employment land

t2J D
D ~
t2J D
~ D
D t2J
D ~
~

D

• Flora and/or fauna

D t2J
D t2J
D t2J

• Water quality
• Stormwater management

D

~

• Flooding

D
D
D
D

t2J
t2J
t2J
t2J

• Land/site contamination (SEPP55)
• Resources (including drinking water, minerals,
ovsters, aaricultural lands, fisheries, mining}
• Sea level rise

Vol 12

~

~

Social and Cultural Considerations

• Social and cultural impacts

D ~
D t2J
D t2J
D ~
D ~

• Stakeholder engagement

~

D

~

D

• Heritage impact
• Aboriginal archaeology
• Open space management
• European archaeology

• Noise impact

• Soil stability, erosion, sediment, landslip
assessment, and subsidence

~

z

• Existing site plan (buildings vegetation, roads,
etcl
• Building mass/block diagram study (changes in
buildina heiahl and FSR}

Environmental Considerations

• Bushfire hazard

~

t2J D
D t2J

Traffic and Transport Considerations

• Local traffic and transport

..,0

Urban Design Considerations

Site Description/Context

• Aerial photographs

C

.c
"'

~

Strategic Planning Context

·.;;

Infrastructure Considerations

• Infrastructure servicing and potential funding
arranaements
Miscellaneous/Additional Considerations

List any additional studies

•
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City of Canterbury
City of Cultural Diversity

Memo

-

TO:

General Manager

DATE:

6 February 20 15

FJLENO:

T-29-169

SUBJECT:

998 Punchbowl Road (1499 Canterbury Road), Punchbowl Planning Proposal

Counci l on 2 October 201 4 considered a planning proposal to change the zoning of the site at 998
Punchbowl Road (also known as 1499 Canterbury Road), Punchbowl from R3 Medium Density
Residential to R4 High Density Residential; increase the permissible FSR on the site from the current
0.5: 1: 1 to 2.2: I and increase the maximum permissible building height from 8.5 metres to 15 metres.
These changes w ill be unde1taken by way of amendments to the relevant Maps.
At the meeting it was resolved that a planning proposal be prepared to:

998 Punchbowl Road, Punchbowl (also known as 1499 Canterbury Road) - to rezone the land
to R 4 with a height of 15 metres and the FSR increased lo 2. 2: 1.
A copy of the Planning Proposal is attached for your infonnation including a letter to the Depa1tment
for your approval and s ignature.
For your information, the fo llowing supporting documentation is included in the planning proposal
submission:
•

C hecklists

•

Council resolution 2 October 20 14

•

Applicant's Submission.

~~fl

Gillian Dawson
Manager Land Use and Environmental Planning
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T-29-169

Enquiries·
Direct Phone·
Direct fax·

Tom foster
9789 9618
9789 1542

Metropolitan Delivery (CBD)
Department of Planning and Environment
GPO Box 39
SYDNEY NSW 200 I
Attention:

Ms Helen Wilkins

Dear Ms Wilkins,

-

PIJlOD*ngProposal to amens C'UP :012, 998 Punchbowl Road, Punchbowl
I am writing to you to advise that on 2 October 2014, Council resolved that a planning proposal be
prepared over land at 998 Punchbowl Road, Punchbowl to change the zoning of the site from R3
Medium Density Residential to R4 High Density Residential; increase the permissible FSR on the
site from the current 0.5: I: I to 2.2: I and increase the maximum permissible building height from
8.5 metres to I 5 metres. These changes will be undertaken by way of amendments to the relevant
Maps.
Council has now prepared a Planning Proposal for these amendments and is submitting this for a
gateway determination as set out in Sections 55 and 56 of the Environmental Planning and
Assessment Act 1979.
Attached to this letter is the planning proposal and relevant supporting documentations.
If you require any further assistance please contact our Urban Planner Tom Foster on 9789 9618.

-

Yoo,s1 1y
Jim Montague PSM
GENERAL MANAGER

10 February 20 I5
Enclosure:
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Planning&
Environment

15/03280

Mr Tom Foster
Senior Urban Planner
Canterbury City Council
PO Box 77
Campsie NSW 2194

Dear Mr Foster
I refer to Council's planning proposals to amend Floor Space Ratio controls at 998 Punchbowl
Road, Punchbowl, and 5-9 Croydon Street & 56-57 Railway Parade, Lakemba, lodged with the
Department for a gateway determination on 11 February 2015.
The preliminary review of the planning proposals suggests that they do not contain adequate
information to proceed with assessment at this time. I therefore request that Council submit
additional information to demonstrate adequate justification for the 2.2:1 FSR sought to clearly
demonstrate that it has strategic merit.
The planning proposals are required to address s.117 Direction 3.1 Residential Zones, which
requires that planning proposals for residential development must include provisions that
encourage housing that is of good design. Council is requested to submit an adequate urban
design assessment that includes consideration of issues, including those required by SEPP 65
(Design Quality of Residential Flat Development) and the Residential Flat Design Code.
Council is also requested to submit an adequate environmental assessment report for land at
998 Punchbowl Road, Punchbowl, that addresses the change of use from a service station to
residential development, as per the requirements of State Environmental Planning Policy No
55-Remediation of Land.
Council is again reminded to adhere to the principles and procedures outlined in the
Department's 'A guide to preparing planning proposals' and 'A guide to preparing local
environmental plans' in preparing planning proposal submissions. Please refer to the previous
correspondence, which outlined the Department's requirements to ensure an expedited
planning proposal review process.
If you have any further queries please contact Helen Wilkins of the Metropolitan Region (East)
branch. Ms Wilkins can be contacted on 02 8575 4102.

Yours sincerely

~C:::~-~,a
~ Diane
--p-,,_.---Sarkies

ti/1-/15

Team Leader, Metropolitan Region (East)
Planning Services

Department of Planning & Environment

23-33 Bridge Street Sydney NSW 2000 I GPO Box 39 Sydney NSW 2001

Vol 12
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ATTACHMENT A: BRIEF AND CONSULTANCY AGREEMENT

URBAN DESIGN ASSESSMENT

1. AGREEMENT

The City of Canterbury agrees to engage the services of Annand
Associates Urban Design to provide urban design assessment of a
planning proposal at 998 Punchbowl Road, Punchbowl.

2. OBJECTIVES

The purpose of this project fs to provide an independent urban design
assessment of a planning proposal for land at 998 Punchbowl Road,
Punchbowl (also known as 1499 Canterbuiy Road).

3. BACKGROUND

Subject site
The comer site is located on the eastern side of Punchbowl Road and the
n01thern side of Canterbury Road.

The site is currently used as a service station, is under a single title and
has an area of 2005m2• It is also subject to a road widening requirement
from the comer along its Canterbury Road frontage for a future
turning/slip lane.
Planning proposal
A Planning Proposal has been submitted for the subject site to amend the
Canterbury LEP 2012 by:

•
•
•

Rezoning the site to R4 from R3;
Increasing the permissible maximum building height on the site
to 15m; and
Increasing the floor space ratio (FSR) to a maximum of 2.2: 1.

This would enable the redevelopment of the site for a yield of
approximately 57 residential units a. Development is proposed up to 5
storeys.

-

Council has received a request for further infonnation from the
Department of Planning and Environment in respect of the draft
Planning Proposal with the following issues to be resolved:
•
•

•

demonstrate adequate justification for the 2.2: I FSR to clearly
demonstrate that it has strategic merit, and
address s.117 Direction 3.1 Residential Zones, with regard to
including provisions that encourage housing that is of good
design. and
undertake an 'adequate urban design assessment that includes
consideration of issues, including those required by SEPP 65
(Design Quality of Residential Flat Development) and the
Residential Flat Design Code'.

LEP2012
The existing planning controls for the site under CLEP 2012 are:
Land Zoning:
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Building Height: 8.Sm
Floor Space Ratio: 0.5: I
Key sites:
The site is not mapped as a key site.
CDCP2012

The Canterbury DCP 2012 and in particular the controls under Part 2 Residential zones are relevant to the site.
Controls in relation to setbacks, separation and open space apply to the
site.
4. SCOPE OF WORK
Analysis

The scope of work for this project is as follows:
•

Urban Design assessment of the key issues of the proposed scheme
in response to the requirements of State Environmental Planning
Policy (SEPP 65) and the Residential Flat Design Code (RFDC),
discussed under each of the ten principles of SEPP 65.

•

Urban Design assessment of scheme's response to the requirements
of Council's planning controls, in pa1ticular how well the proposed
scheme responds to the requirements of the Canterbmy DCP and
LEP.

•

Analyse the proposed height and FSR increase in terms of
compliance with S 117 (2) Direction 3 .1 Residential Zones (a basis
for 'strategic justification') and the requirement that a site be of
'good design'.
•
•

Expectations

•
•

Outcomes

•

Undertake a site visit.
Review of all documentation relating to the Planning Proposal
and the RDS Planning Proposal including th~ proposed
development scheme on the subject site.
Review of all documentation the planning proposals affecting the
site.
Understanding of the relationship between the planning controls
that affect the site and how well the proposed scheme responds to
the relevant controls in an urban design sense.
Preparation of an urban design report with the suggested structure.
Introduction
Preliminary analysis
The development scheme's response to CLEP 2012 and
CDCP2012
iv. Discussion of SEPP 65 and RFDC issues
v. Discussion of Canterbury Road Masterplan issues.
vi. Conclusion.
vii. Recommendations on an appropriate scale and intensity of
development.
1.

ii.
iii.

Documentation

The urban design assessment repo1t is to be provided in electronic
format (Microsoft Word documents). Any other relevant supporting
information (maps, plans, etc.) may be provided in hard copy and pdf.

5. LEGAL
AGREEMENT

The contract between the consultant and Council will comprise this
study brief, the consultant's expression of interest, and an agreement
setting out the terms and conditions. In the event of any inconsistency
between this Brief and Agreement and the consultant's expression of
2
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interest, this Brief and Agreement shall prevail to the extent of that
inconsistency.
·

6. TIMINGOF
STUDY AND
REPORTS

The works as outlined in this agreement are to be completed by Friday
17 April 2015.

7. STUDY

The Team Leader - Urban Planning (WatTen Farleigh) will oversee this
project. Council's Senior Urban Planner (Tom Foster) will maintain day
to day responsibility for reviewing research and liaising with the
consultants.

SUPERVISION

8. OWNERSHIP AND
COPYRIGHT

The ownership and copyright of the reports and any info1matio11
gathered (including digital data) for the purposes of the project, as well
as originals of all maps, repmts, plans, digital images, photographic
prints and negatives created as pait of this project by the consultant shall
be vested in the Council. The Council may permit the consultant to
utilise information gained in the course of this study for the purpose of
the consultant's own research, learned papers or other publications,
provided that these are appropriately acknowledged and that
confidentiality is ensured.

9.

All work arising from, or in respect of, or in any way connected with,
this consultancy will remain confidential unless and until such release is
approved by the Council.

CONFIDENTIALTY

10. CONFLICT OF
INTEREST

The consultant will infonn Council immediately upon becoming aware
that a conflict of interest exists between this project for Canterbury City
Council and other work or unde1takings being carried out by the
consultant team.
Upon notification of such a conflict of interest, Council will have the
right to terminate the agreement or take other appropriate action.

11.BUDGET

-

This is to be in accordance with the fee proposal provided by the
successful consultant.
Council may consider variations to the fee proposal, but only if fmther
items are added to the scope of work.

12. OTHER

It is understood that the consultant will generally cany out the required
work in the consultant's own offices and utilising resources controlled
by the consultant team.
Council can assist in providing assistance to gain access to resources
required to complete the project. This may include existing inventory
sheets, local studies collections and Council files,

Entered for and on behalf of
CANTERBURY CITY COUNCIL by:

j

.

/)

au:6%:~itso~

MANAGER LAND USE AND ENVIRONMENTAL PLANNING
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Council contact:
Name:
Phone:
Facsimile

Tom Foster
02 9789 9618
02 9789 ]542

Executed for and on behalf of
~ CONSULTA T by:

\~
Consultant contact:

4
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1.0

Introduction

Council has engaged Annand Associates Urban Design to provide an
independent Urban Design Assessment of a Planning Proposal at 998
Punchbowl Rd/ 1499 Canterbury Road, Punchbowl.

Subject site
The site is located on the northern side of Canterbury Road, Punchbowl
on the corner of Punchbowl Road. Currently on site is a service station

-

The property comprises one lot with a total site area of 2005m2, however
is burdened by an ~ t for road widening of approximately 178.Sm2•
a, ~ c > v V

-

Annand Associates Urban Design
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Planning proposal
A Planning Proposal has been submitted for the subject site to amend the
Canterbury LEP 2012 by:

1. Rezoning of site
An amendment to the CLEP 2012 is sought in order to change the
v-ezoning of the land from R3 Medium Density R e s i d e n t i ~ f l ~R4 High Density Residential zone. This would facilitate development
of the existing service station as a residential flat building. Under Planning Proposal PP_2014_001-00, it was proposed to change the zoning
as described and this was previously exhibited; ~ -~

-

p

~

·/-c...,

~

·• ,,

~ f r - .!-f;__P- f 't----~8 -~~ -/4
~ff~~~~,~~ •S : /
_ ·'.i'.·

~~

7

2. Amendment to Floor Space Ratio

_;...;;-,-- _.,, ,-,,-~

/-r-- _fi_._::.., ·

An amendment to the CLEP 2012 is sought i
er to increase the
permissible FSR o the site from the curre 1.6:1/0. · to 2.2:1. Under
Planning Propos I P 2014_Cante_001 -00 it was proposed to increase
the FSR on the sit to 1.8:1 (as reviously exhibited). '7

.

-

1- S:\

·

-t,<:~U<2t-s---:\

3. Amendment to height of buildings map
The Pla.nning Proposal request s a height limit of 1Sm (5 storeys) to
apply to the site in order to facilitate a residential flat building (RFB) as .
previously exhibited under Planning Proposal PP_2014_Cante_001-00.

The table below shows a summary of the proposed changes being sought:

-

Standard

Current ~

Zone

R3Medium
Density Residential

Building Height

8.Sm

15m

Floor Space Ratio

0.5:1

2.2:1

Annand Associates Urban Design
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Propose~

Existing

....,..,_

-

Existing Land Zoning (LZN) Map

·-

Existing Height of Building (HOB) Map

I·~
I

iExisting Floor Space Ratio (FSR) Map

Annand Associates Urban Design

Vol 12

\
t

Proposed Floor Space !laftd
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2.0

Urban Design Analysis

A preliminary review of the documents suggests that an up-zoning of the
site from R3 to R4 with a height increase from 8.Sm to 1Sm (2 storeys to
5 storeys) would seem appropriate based on the delivery of major public
benefits in terms of a 3m widening of Canterbury Road reservation as set
out in the Canterbury Road Corridor Masterplan and a RMS widening as /
shown on f i g 0
A preliminary review of the proposal according to SEPP No 65 criteria is
appended (Appendix 1). The conclusion of this review follows:

-

The proposal as set out in the proponents Planning Proposal Report
is generally not able to be supported. Whilst building heights are
appropriate the proposal fails to accommodate RMS road widening or
Council setback~nor does it provide any notion of usable communal
open space.The proposal also requires further detailed development
and documentation to clearly articulate that it can comply ift..actualit1/
with SEPP No 65 Principles and Guidelines.
The proposed building heights 15m (5 storey) seem appropriate within
the general framework of building heights.within CanterbuPf t8 flee~
fflaximurn-el'I Canterbury Read,-94100T!> maxil rmmin-C--anterbttry-Tewn
eentre::;t:-Note that a building height o0-6 storeys as proposed in
Councils Masterplan document would seem more appropriate.

-

'+---

[vt,-e-,ecf' ' ·~.

An FSR increase from 0:5:1 to 2.2:1 does however s e ~
development of the site. Our investigations suggest a building height
of 5-6 floors (15-1 Sm) and a maximum FSR of 1.8:!,yve-uld be mo!e

...9.

' · .:

J. ~£. k ~
£~v~;:--~~ "'- d,.,~,....,.,""
tw-l-~~ c-,:kJ v - i - ~ .J,1,v-- ~
'<J : : e _ ~

-

appropriat7 ~

~ k..1,,j,·

Note that a clear concise detailed "Landscape Strategy" is required by a
qualified Landscape Architect which addresses:
I\ 'J
I.,\~

>>

Deep soil planting

>>

Public domain enhancement
Public/private interface
Podium communal use and
opportunities

»

»

D~ , <- J
J)

»

1

Get>

semi-deep soil ·planting

<;;~

-s.i-
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c~~,,,_.~-

cl-. ~ - - - \

..5~ o_ 65 ,,;...

"~8 _,,_

rw-

_8:':....,_:.

'"D_:~.4..

1k~r>;

'3->1..V~½- i__

(The proposal to increase height and FSR have some men~ and thus we L> ~
propose a revised development form with increased open space, buildings
generally to 5 stories (1Sm excluding lift overrun),but with 6 storeys (18m)
on the c~rner to emphasize this significant intersection. See ~ched plan ?
. and section.
J
This will enable a more appropriate scale and massing for this section of
Canterbury Road between nodes as envisaged in the Canterbury Road
Corridor Masterplan.
Annand Associates Urban Design

t,}t

:i -; ~

4 ....

f ~;-'..d ¼.. ,,J '2. • 'Z... : I .., ,.'
~\;-l J ''S r-c.A-- c:(.., ;·<'!
0
~
-h, he e<c,\...1ev ...l,\..... ,~l it

Communal facilities and amenities prop~se~

J '/h.L ~-1.. ~ L ~ "-',"~

"'

l-..

e,. ., -;~i~f\

· ~
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3.0

CLEP/ DCP Discussion

3.1

CLEP 2012

The existing CLEP 2012 applies the following controls to the subject site:
Zoning R3 Medium Density Residential
Building Height - 8.Sm (2 storey)
Floor Space Ratio - 0.S:1 ·

-

The zoning map below illustrates the existing land zoning of the subject site under the Canterbury LEP 2012,
along with the adjacent zones. Note that the site is partly within the SP2 (Classified Road) Infrastructure Zone and
the R3 Medium Density Residential Zone. It shares boundaries with the R3 Medium Density Residential Zone and
the RE1 Public Recreation Zone.
·

3.2

DCP

The Canterbury DCP has been reviewed in the context of the proposal (see Appendix 2).
This suggests that:
l~e R3 _ZQning is oat appcopriat@ fur a.major corner r'1development sit0
The Envelope Diagrams provided for Masterplan sites (key sites/ model projects) do not apply to this site.
Most building envelope controls can be accommodated on-site as can parking and servicing requirements. This
will however, require a redesign of the planning proposal.
The subject site can contribute strongly to the restructuring of the
Canterbury Road cross section as recommended in the Masterplan and the DCP and can facilitate the important
creation ( and dedication) of the planned road widening.
Annand As~ociates Urban Design
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4.0

SEPP No 65 Discussion

4.1

Review against Principles/ Criteria

A review of the proposal under the principles/ criteria used in SEPP No 65 is
appended (Appendices 1 and 3)
This review concludes the following:

r

The proposal as set out in the proponents Planning Proposal Report
is generally able to be supported with the exception of open space
provision and distribution and with some revision of building footprint
and development height. The proposal requires further detailed
development and documentation to clearly articulate that it does
comply in actuality with SEPP No 65 Principles and Guidelines. This
may be provided at a later date with DA.
A clear concise detailed "landscape Strategy"is required by a qualified
landscape Architect which addresses:
o
o
o
o
o

Deep soil planting
Public domain
Public/private interface
Podium communal use and· semi-deep soil
opportunities
Communal facilities and amenities proposed

planting

-

Annand Associates Urban Design
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4.2

SEPP No 65 Apartment Design Guide

A review of the proposal against the Draft Design Guide is included in
Appendix 4 and summarized below and concludes the following:
A perimeter slab apartments building can be provided on the subject
site
The site is appropriate for Urban General categorization.

R ~ypcn-..rsE- '.
The Proposal can contribute significantly to the realisation of
development opportunities-with appropriate design development.
There is no reason to believe that the principles and rules of thumb
contained in the Design Guide cannot be fully realised. More work is
however required in order to reach the standard of Design Excellence
sought under SEPP No 65. This relates specifically to communal open
space, deep soil planting, height, floor space and aesthetics.

IDeep Soil Planting

-

Annand Associates Urban Design
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5.0

Canterbury Road Masterplan Discussion

The proposal has been reviewed a·gainst "The Canterbury Road Corridor
Masterplan". This is included in Appendix 5 and summarized below.
4-.:,

W,

lvi--~

~

~-'\.~ '

The subject site is poorly connecteci_ and poorly serviced by local retail. It /
comprises an existing service station. The existing zoning R3 a n d ~ ~
8.Sm is unlikely to encourage redevelopment.
The site could facilitate a re-profiled Canterbury Road which will facilitate
a vehicle turning / acceleration lane, parking access, and servicing in a
manner which will generate local benefits.

.

.,
..: :: -_-:

~;._-·:
-Jo- - ' .
' ·

The development of the site will also facilitate improved walkability
particularly along Canterbury Road which is quite hostile.at the moment.

~~~~

. The residential frontage types proposed in thWa~rplan are able to be
achieved.
/Y\oi*'r(jlb---. -z.--.11~
-A 4--6
The ~ i t e could comfortabl~iA a 5 6 storey resider-ltial-eu~1eiAg.

~~

Jo~

,.... -\-\,u, \cc.,.,.!,..,._ ·
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6.0

Conclusions

A review of the relevant Council documents including:
CLEP/ DCP
SEPP No 65
Canterbury Road Masterplan
Plus documents provided by the proponent including:
Planning Proposal
Suggests that there is potential to alter development controls for this

-

subject site in the followintm;ner:
•

increase buildin~ight to generally 1Sm (5 storeys) maximum
perhaps with a
tower to 6-7 storeys (18-21 m)
rezone the site )>fR3 Medium Density to R4 High Density
consideration is required as to the relevance of the 45° height planes
from residential boundaries, given that other similar.sites around the
park could well be redeveloped in a similar manner in the future.
permit localized building heights to 6-7 storeys at the corner with
some reduction in building bulk and footprint to facilitate communal
open space.

c4y,er

c:,1r-e..,

These increases sA61:ffti however =, dependent on the following:

-

the provision of the proposed street widening to Canterbury Road as
required by RMS as well as that recommended in the Canterbury Road
Masterplan and the DCP.
the above mentioned improved provision a_n d location of Communal
Open Space

This is discussed further below under the following headings:
a. Compliance with RMS road widening requirements
b. Compliance with Council setbacks (including 9m setback to
Canterbury Road which includes 3m for reserve widening)
c. Improved communal open space for use by residents desirably in the
N-E corner of the site and perhaps also as roof garden
d. Improved interface to Punchbowl and Canterbury Roads including
avenue tree planting in street verges.
e. Possible inclusion of tower element on corner of Punchbowl and
Canterbury Roads.
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a.

Compliance with RMS road widening requirements

RMS requires dedication of a 4-Sm strip as indicated access the complete
~rontage of t he site to Canterbury Road (See f i ~

-

Jhe site (with RMS dedication removed) and council set backs applied

Side setback 6m = 1/2 x 12 SEPP No 65
Building separation d istance

-·
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b.

Compliance with Council setbacks

Council havE1:1~ber of setback requirements (DCP) for this site as set
out below ( 1ure J) Note that a
setback is required to Canterbury Road
(which inclu es-i 3m dedication to Canterbury Road).

9m

The above compliances will cause the loss of approximately 290 m2 or
about 3 unit equivalents.

-

-..~~--t-- ~ --Footprint according
- ---to Council setbacks

~.---Revised Development
site

RMS Road widening
•
\ Annand Associates Urban Design
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c.

Improved Communal Open Space

Currently the only communal open space provided is contained within the
perimeter setbacks.
It is proposed that a generous area of communal open space be
2
in t he N-E corner of the site about approximately 315
(see fi
2
This will cause the loss of 162 m or 2 units.

m

Note that a further area could be provided as a ~ t h a t c a n ) ~
2

provide approximately 21Sm of communal open space.

-

Figure ?

_)

A-e,.

-vd,.':

~

· _·,·

J.

-h,([r· ~
--t-.:.
.'•. ...j '..·
· • (}

: Possible communal open space

GroundRoor
GFA=6SOm2
Communal; 375 m'
Privat<> ;610 m'

Toliil ; 985 m'

Figure ? : Possible Roof Garden -

'-,
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d.
Improved interface with Punchbowl and Canterbury
Roads
Avenue verge planting should be provided to both of these streets to
Council specification.
Note that the Canterbury Road Masterplan recommends a second row of
avenue trees in the front setback (deep soil zone).
This should d ~ y be continued around the corner into punchbowl
Road ( see Fig u

Possible Section

\
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e.
Possible tower corner element to Punchbowl Road /
Canterbury Road intersection
This corner marks the arrival into Canterbury LGA ( north side of road) with
the intersection Punchbowl Road is a significant intersection.
Thus there is a case for a corner tower element of one or two storeys to
mark this focal point.~~@n.~t~eJ.lt.u....tfl~o!l-"-~,...........,,:n.
witieni
a c
munal

~ ~ ,...r--/Cl . t . , . , _ ~ ~

~£~~

J -

.3

0

A_~-J-~~--1·L ~1-J_~

'* ~ ~ ~,;.,J ,,.__.~--- !,._:,~

: Possible Corner Tower

-
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f. Development Yield
Current controls permit at maximum building height of 8.5 m { 2 storeys)
and an FSR of 0.5:1.
The proponent has proposed an uplift to permit a maximum heigl)t of 1Sm
(S storeys) and an FSR of 2.2:1
The combination of factors (increased setbacks, provision of communal
open space significant! ~duces the site cover and the amount of floor
space per level. {se
ures .. to .. )
The table below indicated approxIma e development yield (GFA) for 3 different scenarios:

A. The proponents Planning Proposal (not achievable once setbacks
are factored in)
-p-3_.J__ _rD ~ ,

-A

·

·

B. A revised plan accommodating setbacks

- - - -· "-'°
~ ..
<9"){,'---- ~

~-

·•

fJ

.:;;-:

"'e.r,~~ ~.;-··
f t : . , ~ 1 ( 7 (P"?-o , ,,,

C. A revised plan accommodating setbacks as well as a significant com-

~

nalopenspace
(

l_/

I

B

C

Planning Proposal

Revised Plan
setbacks

Revised+ court

Ground

988

766

650

Level 1

988

766

650

Level2

988

766

650

Level3

988

766

650

Level4

660

600

650

Levels
Total

,

4\.

~V?
· ·.. ·:I·~

\?...._ ?

250
4612

3640

3500

988x4= 3952 + 660 =4612

+ 2005 = 2.3:1 {51)

B. 760 X 4 ~ 3040 + 600 = 3640

+ 2005 = 1.8:1 (40)

C. 650 X 5 = 3250 + 250 = 3500

+ 2005 = 1.75:1 (38)
+ 2005 = 1.87:1 (42)

Note that:
Scenario A delivers approximately 2.3:1 at 5 stories as proposed by the
applicant (unable to be achieved}.- ~ ; .\- ~
~
Scenario B delivers approximately 1.8:1 at 5 storeys, note that this is
the basis for Council recommended Planning Proposal(complies w ith
setbacks but not communal open space requirements)
Scenario C {with a significant Communal Open Space and a corner
tower) delivers between 1.75:1 - 1.87:1 {with single or two level tower)
on top of the 5 storey building
·

J
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Scenario A : Planning Proposal

-
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Scenario B

Ground Floor
GFA=6SOm2
Communal = 375 m2
Private= 610 m2
Total = 985 m2

-
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Parking
Note that the

A Council code provision this would suggest approximately20 x 2 br
dwellings which would suggest an FSR of approximately 0.9:1
Alternatively an additional basement may be required.

2005 x 1.8:1

-

=3609

+ 90 =40 units

2005 x 2:1 = 401 O + 90 = 45 units
2005 x 2.2:1

=4411

+ 90 =49 units

i.e 40 +8 =48 Cars
i.e 45 + 5 = 50 Cars
i.e 49 + 10 =60 Cars

Figure ? : Possible Parking

,_.
-:,

,1 ,

·1

'v

i

'.d

-

,'

/
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I
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7 .0

Recommendations

·-·

....:·::~·'.
'-F'\~

~.'l'
;1,/,.

et~~ "}t
t---

1. Seek to further amalgamate sites on Canterbury Road and Punchbowl
Road if at all possible
2. Rezone the subject site from R3 to R4

'i /f;:__

::f~1;"

/

3. Permit modified he!ght limits ~ w permitting
development to a maximum of 5 storeys /1 Sm (see attached plan
below), perhaps with a 6-7 storey on the corner.

_ ~
~_,

)J

- .,,
-r

'.J

4. Balance the floor space increase (additional height to 6-7 storeys on
Corner), with reduction in site cover to facilitate provision of communal
open space.

0<.JJJ,.,......,..,(

e

5. Provide (and dedieate to Cotffleil-} 3m setback for the improvements
of Canterbury Road reservation~,d Fund la11dscape/ve1ge imprn¥e..mefttr.
OI_!, 1c.lp...,~
1- -\-\. Cf-..
f"')6) ,).._

f.,._J

1:)C6)

•

6. Develop lower level apartments to Punchbowl Road/ Canterbury Road
with a small entry forecourts {and desirably deep soil planting) and
direct pedestrian entry from the street.
7. Provide for RMS road widening across .the whole Canterbury Road
frontage.
8. Engage services of qualified landscape Architect in order to:
Explore deep soil planting potential
Provide a coherent and functional plan for the communal
courtyard in N-E corner and possible roof garden
Provide details for public/ private edge treatments (and deep
soil opportunity)
Facilitate strong street planting to Canterbury Road, and
Punchbowl Road.
Investigate potential for optimising deep soil planting around
the perimeter of the site where possible
12. Provide direct pedestrian access/ entries to RFB from Canterbury Road,
and Punchbowl Road.
13. Create avenue street tree planting to Canterbury Road to improve
pedestrian safety and amenity and improve the residential environment
14. Create street tree planting to Punchbowl Road to enhance street
amenity
15. Deep planters (1-1.Sm) should be considered on the parking podium
to provide semi-deep soil and allow reasonably large tree planting on
podium.
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16. The Landscape Plan should carefully articulate the future design and
communal use of the communal open space by residents.

17.

and-amenitie!-fer-residents-{meeting-roorm;-gym,
·1y-accessible-to-&II
?
pool, barbecues, etc) should be provi
res-ideA-ts
on --l\13 6 \...k,_

•

18. Small private courtyard spaces should be provided between street
frontage and front of residential buildings and fronting onto courtyard
podium. Access to ground floor units should desirably be provided directly from the street.
19. Balconies and terraces should be capable of containing appropriate
furniture and should be landscaped for privacy and amenity.

Figure ?

: Possible Corner Tower

--
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Appendix·1
Urban Design Assessment

-

REPORT OF THE URBAN DESIGN REVIEW
April 2015
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ITEM

Date of Assessment:

April 2015

Applicant:

-

Architect:

Property Address:

1499 Canterbury Road/998 Punchbowl Rd,
Punchbowl, NSW

Description:

Residential R4

No. of Buildings:

Integrated development

No. of Storeys:

Approx 5 storeys plus

No. of Units:

Approx 45 units

Canterbury City Council

Application No.:

NIA

"f. !
Declaration of Confl.-~~
i~f' "Q

Nil

Annand Associates Urban Design

Vol 12

998 Punchbowl Road / 1499 Canterbury Road, Punchbowl,
Urban Design Review of Planning Proposal

25

63

NSW ICAC EXHIBIT
E16-520-2-1

SEPP 65 - Design Quality of
Residential Flat Buildings
Context
Good design responds and contributes to its
context.
. Context can be defined as the key natural and
built features of an area.
Responding to context involves identifying
the desirable elements of a location's current
character or, in the case of precincts
undergoing· a transition, the desired future
character as stated in planning and design
policies. New buildings will thereby contribute
to the quality and identity of the area.

The proposal fits generally into the Desired Future Character
of Canterbury Road.
The Masterplan promotes a series of mixed-use activity nodes
along the road with roadside service, mixed-use and/or
residential development between.
This site is not designated as a node and is therefore suited to
residential use.
The Canterbury Road Corridor can be enhanced by such
development to revitalize the generally obsolete and
unattractive roadside service station use.
Note that the RMS has specific road engineering
requirements, which do not necessarily facilitate "context
sensitive" road and land-use design. They should be further
consulted in this regard.

Scale

-

Good design provides an appropriate scale in
terms of the bulk and height that suits the scale
of the street and the surrounding buildings.
Establishing an appropriate scale requires a
considered response to the scale of existing
development. In precincts undergoing a
transition, proposed bulk and height needs
to achieve the scale identified for the desired
future character of the area.

The proposal presents as a 5-6 storey perimeter slab building
to permit solar access into the communal space at the rear
(North-East) of the site and optimization of solar access and
ventilation to units as well as passive surveillance.
It is proposed that tree planting will also be used to mediat .
the trarisition to adjacent residential cottage uses.
Note that the Masterplan suggests_ a building height of
approximately 3-6 storeys.
It is felt that additional storeys could emphasize the corner of
this part of Canterbury Road which is not a "node'~ but a major
intersection .
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Built Form
Good design achieves an appropriate built form The_Masterplan seeks to ·propose a 5-6 storey perimeter slab
for a site and the building's purpose, in terms of building fronting Canterbury Road and set back above level
building alignments, proportions, building type 3.
The proposal is for a 5 storey slab / tower parallel with
and the manipulation of building elements.
Canterbury Road.
Appropriate built form defines the public
A modified proposal will deliver a similar floor space, will
domain, contributes to the character of
permit more solar penetration into and through the site, will
streetscapes and parks, including their views permit better solar access to units and will provide/ enhance
and vistas, and provides internal amenity and communal open space provision.
outlook.
A 6-7th storey corner element could emphasize this section
of Canterbury Road at this significant corner.

-

Density
Good design has a density appropriate for a site
and its context, in terms of floor space yields_{or
number of units or residents).
Appropriate densities are sustainable and
consistent with the existing density in an area
or, in precincts undergoing a transition, are
consistent with the stated desired future
density. ·sustainable densities respond to the
regional context, availability of infrastructure,
public transport, community facilities and
environmental quality.

ol.JJe_.
The proponent has proposed a floor space ratio of 2.2:1
yielding 50 units in a mix of 1,2 and 3 bedroom units.
The density is a~ t o o high as evidenced by the lack of
communal open space provision, and can be better achieved
with a 5 storey slab building fronting Canterbury Road turning the corner at a~SRof ai;ii;ire11iR ately 1.8:1 perhaps with
a corner~ ele
t (levels 6 ~
~

.

1!,\~_s ~,~

.

~

Resource, energy and water efficiency

-

Good design makes efficient use of natural The propos~once redesigned shol,lld be able to comply with
resources, energy and water throughout its full BASIX and with SEPP No 65 Frules of Thumb with respect to
hours of sunlight, cross ventilation, overshadowing etc,this
life cycle, including construction.
needs to be demonstrated.
Sustainability is integral to the design process.
Aspects include demolition of existing Such a major building should however be able to contribute
structures, recycling of materials, selection further with respect to:
• Solar collectors
·of · appropriate and sustainable materials,
• WSUD/water collection/ detention and re-use for
adaptability and reuse of buildings, layouts
irrigation
and built form, passive solar design principles,
efficient appliances and mechanical services,
soi I zones for vegetation and reuse of water.
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Landscape
Good design recognizes that together
landscape and buildings operate as an
integrated and sustainable system, resulting in
greater aesthetic quality and amenity for both
occupants and the adjoining public domain.
Landscape design builds on the existing site's
natural and cultural features in responsible and
creative ways.
It enhances the development's natural
environmental performance by co-ordinating
water anq soil management, solar access,
micro-climate, tree canopy and habitat values.
It contributes to the positive image and
contextual fit of development through respect
for streetscape and neighborhood character, or
desired future character.
Landscape design should optimize usability,
privacy and social opportunity, equitable access
and respect for neighbours' amenity, and
provide for practical establishment and long
term management.

The following landscape opportunities should be explored
(with the assistance of a certified Landscape Architect)
Avenue street tree planting to Canterbury Road to
improve pedestrian safety and amenity and improve
the residential environment
Street tree planting to Punchbowl Road.
Deep soil planting to perimeters (with setbacks).
In this case setback strips 3-Sm along street frontages
should be considered to contribute to deep soil street
treatments and soften buildings to the streets and
further supple_mented by a generous deep soil zone
associated with the communal open space.
The Landscape Plan should carefully articulate the
future design and communal use of the communal
open space and possible roof garden by residents.
Common facilities and amenities for residents
9rrreeti11g rooms, gy1, ,, pool, ba1 bec1:1~ should be
readily accessible to all residents
Small private courtyard spaces should be provided between street frontage and front of residential
buildings.
Access to ground floor apartments should desirably
be provided directly from the street.
Balconies and terraces should be capable of
containing appropriate furniture and should be
landscaped for privacy and amenity.
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Amenity
Good design provides amenity through the The current plans are not sufficiently detailed to confirm
physical, spatial and environmental quality of a appropriate provision of amenities and communal
facilities
development.
Optimizing amenity requires appropriate room The plans are also not sufficiently detailed to comment on
dimensions and shapes, access to sunlight, size, location or design of rooms, balconies, storage, corridors,
natural ventilation, visual and acoustic privacy, natural ventilation, foyers etc in terms of SEPP No 65
storage, indoor and outdoor space, efficient requirements. This will come later at DA stage. There are no
layouts and service areas, outlook and ease apparent reasons why the above should not be provided,
of access for all age groups and degrees of although the design quality requires further work.
mobility.

-

Safety and security
Good design optimizes safety and security, both
internal to the development and for the public
domain.
Thrs is achieved by maximizing overlooking of
public and communal spaces while maintaining
internal privacy, avoiding dark and non-visible
areas, maximizing activity on streets, providing
clear, safe access points, providing quality public
spaces that cater for desired recreational uses,
providing lighting appropriate to the location
and desired activities, and clear definition
between public and private spaces.

Social,
dimensions
affordability

-

and

The proposal caters to safety and security in the
following ways:
• Residences generally provide passive surveillance
to public domain and communal areas, however,
further CPTED principles should be incorporated into
detailed design
• Secure parking for residents is able to be
provided
• Residential entries are able to be designed for safety
• Ground floor residences should have direct entry from
the street
Further work will be required with redesign.

housing

Good design responds to the social context The proposal needs to clearly articulate:
• The dwelling mix
and needs of the local community in terms of
• Any proposals for affordable housing
lifestyles, affordability, and access to
• Provision of landscaped open space and facilities for
social facilities.
use of residents
New developments should optimize the
• Any proposals for provision of facilities/amenities for
provision of housing to suit the social mix and
the wider public /community benefit.
needs in the neighborhood or, in the case of
•
Clear explanation of how SEPP No 65 criteria and
precincts undergoing transition, provide for the
Rules ofThumbs may be addressed
desired future community.
New developments should address housing
affordability by optimizing the provision of
economic housing choices and providing a mix
of housing types to cater for different budgets
and housing needs.
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Aesthetics

of plans,
a clear
< like and
be from

Quality aestheth
composition of
materials and c<
internal design
development. Ae
the environment
desirable element
or, in precind
contribute to the c
area.

-

~

ind Punchnthis with

CONCLUSION
· The proposal as set out in the Planning Proposal Report requires significant changes to the
building footprint for the provision of communal open space. It also requires further detailed
development and documentation to clearly articulate that it does comply in actuality with SEPP No 65
Principles and Guidelines ( This will be required later with DA).
~:>

~!5 ~~ .3 ~ b

S~or~

Whilst we are comfortable with the general h6ht, we are nevertheless, concerned that the
proposed footprint may be excessive. We note that 6 7 s~ori~, ! / 3 :storeys- are the acceptable heights
for the Canterbury Road frontage and would consider 6 storeys on the corner in exchange for lesser
site cover and provision of more generous and useful communal open space.

-

Note that a clear concise detailed "Landscape Strategy" is required by a qualified Landscape
Architect which addresses:
Deep soil planting
Public domain
Public/private interface
Roof Gardens communal use and semi-deep soil planting opportunities
Communal facilities and amenities proposed
The amalgamation of the corner service station site (1499 Canterbury Road) with adjacent residences
particularly the two properties to the north on Punchbowl Road would be highly desirable to
optimise the development of this site and to facilitate additional corner height proposed. This is
desirable but not absolutely necessary.
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Appendix2
Canterbury Development' Control Plan 2012-

-
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The Canterbury DCP 2012 is a single DCP covering the whole LGA.
Consequently it covers a wide range of issues many of which have no
reference to the subject site and often in a generic manner.
Nevertheless, we will attempt to draw out relevant aspects of the
. DCP and assess how the proposal performs against it.

UNDER PART 3- RESIDENTIAL ZONES

-

..:_

..
Lk- ?~;
. . 't

Canterbury Road is identified as an area of major concern~ed
variously as B2 Local Centre, BS Business Development and B6
Enterprise Corridor. This Western end of Canterbury Road is predominantly zoned R3-Medium Density Residential. This was not the intention of the Canterbury Road Corr.idor Masterplan.

Site amalgamation is encouraged in order to achieve optimum
development potential/density and improve access to parking/
servicing.

The site is at the corner of Canterbury Road and Punchbowl Road
should be amalgamated with adjacent sites if possible (particularly
the two properties to the north)(

\_____·..i.c ~~~ ~ kf ~ tL3.1.2

AVOID ISOLATING SITES

.,__

~

See discussion on amalgamation
Adjacent sites will not be substantially isolated by the
development of the subject site.

3.1.3

RETENTION OF TRADITIONAL FACADES

NA
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3.1.4

MAJOR SITES

Major sites are identified within neighborhood and town
centres that may be able to accommodate additional height.
The subject site is not so identified.

Whilst not specifically qualifyin.g,hhe subject site exhibits 111any
c-Ra racteris t i c s ~ s " (i.e. being.-1-0Cated...on_a..roaj.oLio.terseetioo Eanterb• 1rr Bead,l-,12wJ1€heswl--Raad)

CLEP Controls height (in this case 8.Sm) based on the site being
Medium Density Residential.
This suggests 2.. storey development residential.
/"

I

LQ~

w~ .

I

·\ , . . . e ~

.

1
This was not what was intended in the"Masterplan...P.'tkight '"'v ;~vv
~desirable to facilitate redevelopment.

3.1.6

e

DEPTH

18m for residential

I

This is acceptable and achievable

3.1.7

SETBACKS

S ' o ~ -6 ~ ~._,J~..k.. &rwvl. ,o-1J=,J-,
Front
(

•

~

fL.r s~_,_l/l S\.-.;::
~\,\\.--J'

\'..P --~

.

d.~,-6' ... ~

•-o)

Additional setbacks(~ are proposed along Canterbury Road in
order to facilitate an improved street section including parking/
landscaped verge and a ft:t1 tker 4-Sm• required for Road widenC. O'"'\. ~~G ~ -L.
ing by RMS.
This can be achieved, but will require a redesign.
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Side Setbacks
The side setback could cause problems with adjacent residential
zonings. This needs to be considered in the context offuture
development of adjacent sites.

~s

~ ~".J
~ <~ t>-,.AL.
b5.
~ \.,, ha. ~ \

IAble to comply

-

.

-

I
Side Setback

Rear Setbacks
Boundary with residential zone
45° from residential boundary fence top (1.8m)
See above

I

Able to comply

3.1.8

BUILDING SEPARATION

-

See SEPP NO 65

?ONINO

MXJ;DlJ!IIEiQHNG

\;1$tJ4'

Rear Setback

-

3.1.9

PUBLIC DOMAIN

The proposal is able to contribute strongly to public domain
landscaping of Canterbury and Punchbowl Road.

3.1.10

PARKING

The proposal is able to comply with Council parking requirements and circulation.
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3.2

3.2.1

DESIGN CONTROLS

CONTEXT

The proposal is able to fit into the evolving Canterbury Road
context desirably as high density residential (R4).

3.2.2

-

STREET ADDRESS

The proposal is able to satisfactorily attend to street address issues.

3.2.3

FACADE

The proposal is able to provide appropriate facade design and
articulation at DA stage. This does require significant further work.

3.2.4

-

FACADE DETAILS

The proposal is able to provide appropriately detailed facades at DJ\
stage (see above).

3,2,5

SHOPFRONTS

3.2.6

ROOF DESIGN

The proposal is able to comply with roof design issues included in
the DCP.
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3.2.7

CORNERS, GATEWAYS AND FOREGROUNDS

There are identified in Appendix 1 and Masterplan diagrams.
Important corners are to be emphasized as well as
gateways, to centres etc. These may vary setback requirements.

Note that whilst not specifically identified as such, the subject site
could function as a gateway to the Canterbury LGA and as such
could qualify for additional height on the important corner. of
Canterbury ad and Punchbowl Road.

-

3.2.8

SERVICES / UTl,LITIES

These issues can generally be accommodated with the project.

3.2.9

FRONTAGE TYPES

The DCP acknowledges a range of possible frontage types including
an urban residential setback.
The proposal is able to provide the above.

/
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3.3

3.3.1

PERFORMANCE CONTROLS

VISUAL PRIVACY

ICan be achieved
3.3.2

ACOUSTIC PRIVACY

ICan be accommodated

-

3.3.3

OPEN SPACE

Private and common open space can be provided according to DCP
Controls,but not in a usable format. It is suggested that the footprint
be reduced in the N-E corner of the site for communal open space
and floor space be m.oved to create a corner feature at the corner of
Punchbowl Road and Canterbury Road.
Provide 10% as communal open space and need to factor in
amalgamation.

-

.'i

\.

Planting on structures in communal area
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3.3.4

INTEGRATED DWELLING DESIGN

IAble to be incorporated
3.3.5

HOUSING CHOICE

IAble to incorporated
3.3.6
-

CREATION OF NEW LANES

...__,
N._A_ _ _ _ _ __ __ ____,
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Note that the subj ect site will permit the rest ructuring of Canterbury Road as requi

UNDER PART 3A- FOOTPATH TRADING
N.A able t o be com plied with

UNDER PART 4- INDUSTRIAL DEVELOPMENT

-

N.A

UNDER PARTS- SPECIFIC DEVELOPMENT TYPES

5.1

ADVERTISING/ SIGNAGE

N.A

5.2

AMUSEMENT CENTRES

N.A

5.3 CHILDREN CENTRES
N.A

-

5.4

RESTRICTED PREMISES

N.A

5.5 TAXI OPERATIONS
N.A

S.6 TELECOMMUNICATIONS

N.A
S.7

WILLS OVAL

N.A

UNDER PART 6- GENERAL CONTROLS
These issues can all be addressed w ith more detailed concept or DA design. There is no ·rea ...
-,'i _..
they cannot be complied with.
· ,i~((:
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CONCLUSION
The R3 zoning is not appropriate for a major redevelopment site. The Envelope Diagrams provided for Masterplan
sites (key sites/ model projects) actually apply to this site and promote residential apartments within a storey
landscaped framework.
Site amalgamation is desirable in order to optimize development potential of the site and prevent isolation of
northern properties between the subject site and the drainage canal.
Most building envelope controls can be accommodated as can parking and servicing requirements.
The subject site can contribute to the restructuring of Canterbury Road cross section as recommended in the
Masterplan and the DCP and can facilitate the road widening as proposed by the RMS.
e site (with RMS dedication removed) and council setbacks applied
Side setback 6m = 1/2 x 12 SEPP No 65

-

6m setback to
Punchbowl Road

fro7

reservation for
future widening
of Canterbury
Road

9m setback to Canterbury Road as
required bye DCP 2012
(3m for future parking lane+ 6m front
courtyard for residential), 3m is in addition to RMS requirements

plications of Council setbacks

I

widening
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.
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Appendix::l . Assessment Against Apar~m~nt Design Guide -

REPORT OF THE ASSESSMENT AGAINST APARTMENT DESIGN GUIDE (DRAFT)

April 2015

•.

. ·

1'

!
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The Apartment Design Guide provides detailed means to implement
SEPP No 65 including:

PRINCIPLES

1.

2.
3.
4.
5.

6.
. 7.

8.
-

9.

Context and neighborhood character
Built form and scale
Density .
Sustainability
Landscape
Amenity
Safety
Housing Diversity and Social Interaction
Architectural Expression

These are reviewed below:

-

1.0

IDENTIFYING THE CONTEXT

1.1

APARTMENT TYPES

A range of apartment types is set out which may be appropriate.
These include:
Narrow infill apartments
Row apartments
Shop top apartments
Courtyard apartments
Perimeter block apartments
Tower apartments
Hybrid developments
Many of these have relevance, although a perimeter block/ hybric
is likely.

1.2

LOCAL CHARACTER AND CONTEXT

The Designated Future Character of the Canterbury Road Corridor
includes a range of different characters including:

•

Urban Core
Urban Centre
Urban General
Enterprise Area
Urban Residential
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The subject site is proposed as a Medium Density Residential Area
rather than the Urban Residential originally recommended in the
Masterplan.
The Masterplan shows the site as an Urban Residential Area approximately 400m from an urban centre node (at Cullens Road).

Given the size of the site it is possible to make a case for a higher
/more dense urban general land-use / development type in this
location.

-

The Guidelines use the categories:
Strategic centres
Local centres
Urban neighborhoods
Suburban neighborhoods

In this context the "Urban Neighborhood" category seems most appropriate

THE RANGE OF SCALES
The Guidelines qiscuss the following:

e

1. Wider Scale - relates to wider context of the corridor
2. Neighborhood Scale - includes the Urban Core Areas
3. Streetscape Scale - deals with the character of streets
particularly Canterbury Road (which is undergoing a major
urban transformation) and Punchbowl Road (which remain
predominantly cottage residential areas).
4. Site Scale - relating the individual site scale to neighboring scale
(the evolving corridor context)

PRECINCTS AND INDIVIDUAL SITES
This includes large sites and amalgamations, corner sites, development potential and minimizing left over or isolated sites.
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PRECINCTS
The guidelines recommend Precinct Plans to provide the following
opportunities:

-

Improving connections
Improving public domain networks
Incorporating mixed- use
Integrated heritage
Improving housing diversity
Providing opportunities for new community facilities
Improving environmental efficiencies
Supporting flexil)ility to improve amenity

The proposal can contribute significantly to the achievement
of these opportunities within a local context. Note that the
Canterbury Road Corridor Masterplan proposed higher density
residential development in this area adjacent to Punchbowl Park.

-

Annand Associates Urban Design

Vol 12

998 Punchbowl Road /1 499 Canterbury Road, Punchbowl,
Urban Design Review of Planning Proposal

44

82

NSW ICAC EXHIBIT
E16-520-2-1

2.0

DEVELOPING THE CONT-ROLS

This section of the Guidelines discusses the major influences on
building form and building envelopes.

2.1

PRIMARY CONTROLS

Primary controls include:
tree retention
setbacks
deep soil zones and basements
building separation and depth
building performance and orientation
3D building envelope

-

The proposal needs to more clearly articulate deep soil zones, and
basements, common open space and building form /site cover.

2,2

BUILDING ENVELOPES

The proposed envelope is clearly set out but not convincingly
justified particularly with respect to site cover / communal open
space. 7'/41<_~/_

i

2.3

BUILDING HEIGHTS

The proposal shows how the residential zones as per DCP Controls.
The overall height however, is acceptable within the Canterbury
Road evolving framework.

Note that some additional height can be justified as a corner element to
compensate for floor space lost to communal open space.
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2.4

FLOOR SPACE RATIO

1

It should be noted, however, that the very low FSR control reduces
opportunities for development. This should be raised in order to
support development.
c°"'\, ~
Our calculations and Urban Design Analysis~ a" FSR of 1.8:1.

-

2.5

BUILDING DEPTH

The proposal is able to comply with maximum depths (12-18m for
residential)

2.6

BUILDING SEPARATION

The Guide propose quite specific separations for different heights.
The proposal is able to conform with guidelines

2.7

-

STREET SETBACKS

The proposal does not currently conform with street setbacks.
Note that deep soil areas around perimeter are desirable and these
should be included as setback zones (and with no basements
under). Note also that road widening reservations need to be
incorporated.

2.8

SIDE AND REAR SETBACKS

The proposal is able to comply with side and rear setbacks, which
are effectively to streets and adjacent residences (which may
redevelop in the future)
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3.0

SITING THE DEVELOPMENT

3.1

SITE ANALYSIS

Site analysis is not provided adequately and requires reinforcement in forms of:
Contamination service station site
Geo-technical information
Building entries
Car-park footprint and depth
Solar access
Shadow impacts

-

3.2

ORIENTATION

The proposal suggests a single slab block located centrally on the site finally all space between minimum (and
often inadequate) setbacks. A further set back is proposed for the N-E corner for the provision of communal
open space

3.3

PUBLIC DOMAIN INTERFACE

The interface with surrounding streets needs clarification via:
Canterbury Road
Punchbowl Road

-

In order to clearly indicate how the interface works, where there is deep soil potential, how public activation and
/or surveillance is to be achieved, and now buildings interact with the street.

3.4

COMMUNAL AND PUBLIC OPEN SPACE

The proposal does not provide for a usable commu·nal open space.
This should be reviewed. Clarification is also required in terms of levels, interface with surrounding residences,
landscape design, function and community amenity and location of and soil depth of planters for internal tree
planting. Note that a communal roof garden may also be beneficial.
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3.5 DEEP SOIL ZONES
It should be noted that there are conditions where deep soil zones are
difficult to achieve. This should not be the case on the subject site.

-

_..._
3.6 VISUAL PRIVACY
The Guidelines are quite specific about mechanisms to protect
visual privacy
It is envisaged that adequate visual privacy can be provided in detailed
design.

3.7 PEDESTRIAN ACCESS AND ENTRIES
Building entries should be attractive, direct, obvious and safe

-

It is envisaged that adequate pedestrian access/.entries can be provided.
Note that direct street entry to ground floor apartments is desirable where
possible and apartment buildings should desirably address streets.

3.8 VEHICLE ACCESS
Vehicle access will not be possible from Canterbury Road
It would be desirable for all parking and service access to be provided
from Punchbowl Road.

3.9 BICYCLE AND CAR PARKING
There is no reason why the guidelines cannot be met.
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CONCLUSION
A review of the proposal against the Apartment Design Guide concludes
the following:
A High Density Residential perimeter slab apartment buildings can be
provided on the subject site
The site is appropriate for Urban Residential categorization rather
than medium density residential.
The proposal should generally be able to comply with the SEPP No 65
Guide.

-

Redesign is desirable to improve communal open space provision
Additional height might be permitted on the corner to compensate for
floor space lost to road widening, setbacks and increased communal
open space.
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Appf!ndiX'~ ·.
-

'

REPORT OF THE CANTERBURY.ROAD MASTERPLAN R_EVIEW

-

April 2015

I
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CANTERBURY ROAD MASTERPLAN ASSESSMENT
The Masterplan reviews the ·existing situation in terms of:

•

Existing Centres Note that the site is on the edge of a significant intersection at the
entrance to Canterbury LGA, which is not directly serviced by a local centre.

\
•

-

Land use-

The site comprises low density residential uses, ready for change.

•

Urban Structure -

The site is at the intersection of Canterbury Road and Punchbowl
Road at the entry to Canterbury LGA.

•

ExistingZoning-

The site is zoned Medium Density R3 along the Canterbury Road
Corridor.
This does not facilitate redevelopment

The Site
Annand Associates Urban Design
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THE VISION

The Masterplan proposes 10 primary pedestrian nodes along
Canterbury Road which coincide with Urban core and Urban Centre
categories {see figure below)
The masterplan recommends that the subject site be nominated as
Urban Residential comprising buildings of 3-6 storeys with varied
street alignment.

The Site
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CANTERBURY ROAD REDESIGN
Note.that the Masterplan recommends a redesigned and widened
street profile which will provide for a future parking lane/ avenue
planting lane within the existing verge. This will require an additional
3m public doma1n on each side of the road (see drawings).
Note that the RMS do not support this.
This can be achieved on this block over time.

4

3

3

3

3

4

- - - - -- -

-

ACCESS MANAGEMENT AND PARKING
Parking is currently discouraged on Canterbury Road (during peak
hours).
Vehicular access to and from Canterbury Road fronting sit~s is
discouraged.
Access will be required from Punchbowl Road.

IThis can be provided by the proposal.
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PEDESTRIAN STREETS
The Masteplan recommends major improvements in walkability,
which includes:
Street activation and passive surveillance by new development
Clear pedestrian crossings with appropriate lighting, parking
and build outs.

This can be achieved with the proposal, but requires co-operation
of RMS towards "Context Sensitive" Road Design.

.e

HERITAGE
The Masterplan recommends particular treatments for heritage and
contributing buildings.

There are no such buildings within close proximity of the site.

FRONTAGE TYPES
The Masterplan recommends different frontage types for the street.
These are:

-

The colonnade
The posted verandah/ awning
The awning
And for residential areas, the garden forecourt
The proposal is able to deliver the appropriate garden forecourt
frontage. ·
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IMPROVED ARCHITECTURAL STANDARDS
The Masterplan proposes:
Flexible floor-ceiling heights and uses
An improved roofline/ skyline
Authentic materials and detailing
Vertical and horizontal modulation
Limited length balconies

-

The proposal should be able to achieve these with appropriate
detailed design to DA.
Note that submitted concept does NOT encourage confidence.

BUILDING TYPES
The Masterplan proposes a variety of building types in different contexts including as well as density residential buildings:

•

Mixed- use buildings
Showrooms
Big box stores
Vehicle orientated buildings
Liner buildings

The proposed urban design residential apartments are appropriate
for this site.

STREETSCAPE ELEMENTS
The Masterplan makes very specific recommendations on streetscape improvements including:
Street widening to permit creation of an avenue planted parking
lane in the existing verge ( not supported by RMS)
Under-grounding of power lines
Increased/improved street avenue planting

The proposal is able to make a significant contribution to the above
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LIGHTING/ SIGNAGE
The Masterplan re.commends improved street lighting associated
with under-grounding of power and improved footpaths, signage
and street furniture.

This can be all achieved with the proposed development

RETAIL MAINTENANCE AND MANAGEMENT

-

N.A
PUBLIC TRANSPORT
Public transport improvements can be addressed with this proposal.

SPECIAL INTERVENTIONS

-

The Masterplan addresses a number of special interventions or key
sites or model projects.
One of these refer specifically to the subject site; i.e. Punchbowl Park
project which promotes increased density residential development
adjacent to the park and mixed- use local centre at the western end
of the park (see below).

Such a project could provide:
A 5-6 storey residential building to Canterbury Road with garden
apartment buildings fronting Canterbury and Punchbowl
Roads.
The new development could particularly facilitate the redevelopment of the Canterbury Road profile as recommended in the Masterplan and DCP as well as road widening required by RMS.
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CONCLUSION

The subject site is well connected but poorly serviced by local retail. It comprises predominantly
small residential cottages. The existing zoning R3 and height 8.Sm is unlikely to encourage
redevelopment.
The subject site could facilitate a re-profiled Canterbury Road as recommended in t he Masterplan and
a gateway to Canterbury in a manner which will generate local benefits.·
Th~ development of the site will also facilitate improved walkability particularly along Canterbury
Road which is quite hostile a~ the moment..

-

Note that the corridor Masterplan recommends R0806 ~~ :;tor~e subjectsrteisTIBt ide1:atifiad as
)c;:ilb 37§ stefeY residential infill\ Thl:f$1;he appr'>p~iate hei9M=f.e1 ~I .is sobfect site is S 6 :stofeys.
'- ~ ~~ ""!, -\o~~ .-.,,_v ...,.,.-k cl'\- &1 ...........-..ct.
The urban residential frontage type proposed in the Masterplan is able to be achieved. ! > ~ ~1

--1 .. 41,-,--IQ

\..Cb"~

The proposal could be treated as a key site/ model project as detailed in the Masterplan based on site \eu--i\.,,
size, location and potential public benefits.
For example the subject site could comfortably sustain 5-6 storey density residential building with
garden apartments to Canterbury and Punchbowl Roads, perhaps with a tower element at the Punchbowl Road intersection.

a

-
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Urban Design Review of Planning Proposal
998 Punchbowl Road (1499 Canterbury Rd, Punchbowl)
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Annand Associates Urban Design
Level 9, 50 Carrington Street, Sydney NSW 2000
P: 0418 280 154
E: peter@aaud.com.au
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1.0

Introduction

Council has engaged Annand Associates Urban Design to provide an
independent Urban Design Assessment of a Planning Proposal at 998
Punchbowl Rd / 1499 Canterbury Road, Punchbowl.

Subject site
The site is located on the northern side of Canterbury Road, Punchbowl
on the corner of Punchbowl Road. Currently on site is a service station
The property comprises one lot with a total site area of 2005m2, however
is burdened by a reservation for road widening of approximately 178.5m2.

Figure 1 : The Site
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Planning proposal
A Planning Proposal has been submitted for the subject site to amend the
Canterbury LEP 2012 by:
1. Rezoning of site
An amendment to the CLEP 2012 is sought in order to change the
zoning of the land from R3 Medium Density Residential zone to the
R4 High Density Residential zone. This would facilitate redevelopment
of the existing service station as a residential flat building. Under
Planning Proposal PP_2014_001-00, it was proposed to change the
zoning as described and this was previously exhibited, however the
site was subsequently removed from that Planning Proposal and a new
Planning Proposal was commenced, specifically for this site.

2. Amendment to Floor Space Ratio
An amendment to the CLEP 2012 is sought by the proponent in order
to increase the permissible FSR on the site from the current 0.5:1 to
2.2:1. Under Planning Proposal (PP_2014_Cante_001-00), it was
proposed by Council to increase the FSR on the site to 1.8:1 (as
previously exhibited).

3. Amendment to height of buildings map
The Planning Proposal requests a height limit of 15m (5 storeys) to
apply to the site in order to facilitate a residential flat building (RFB) as
previously exhibited under Planning Proposal PP_2014_Cante_001-00.

The table below shows a summary of the proposed changes being sought:
Table 1 : Summarized Changes Proposed

Standard
Zone
Building Height
Floor Space Ratio

Current
R3 Medium
Density Residential
8.5m
0.5:1
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Figure 2 : Existing / Proposed Controls
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2.0

Urban Design Analysis

A preliminary review of the documents suggests that an up-zoning of the site from R3 to R4 with a height increase
from 8.5m to 15m (2 storeys to 5 storeys) would seem appropriate based on the delivery of major public benefits
in terms of a 3m widening of Canterbury Road reservation as set out in the Canterbury Road Corridor Masterplan
and a RMS widening as shown on figure 2.
A preliminary review of the proposal according to SEPP No 65 criteria is appended (Appendix 1). The conclusion
of this review follows:

•

The proposal as set out in the proponents Planning Proposal Report is generally not able to be supported.
Whilst building heights are appropriate the proposal fails to accommodate RMS road widening or Council
setbacks nor does it provide any notion of usable communal open space The proposal also requires further
detailed development and documentation to clearly articulate that it can comply in actuality with SEPP No 65
Principles and Guidelines.

•

The proposed building heights 15m (5 storey) seem appropriate within the general framework of building
heights. Note that a building height of 4-6 storeys as proposed in Councils Masterplan document seems
appropriate.

•

An FSR increase from 0:5:1 to 2.2:1 does however represent an over-development of the site. Our
investigations suggest a building height of 5-7 floors (15-21m) and a maximum FSR of 1.8:1 would be more
appropriate, and would be more likely to gather a development outcome compliant with the primary
development controls for the site.

•

A proposed FSR of 2.2:1 and height of 15m do not appear to be achievable given site constraints and
assessment against SEPP No 65 and DCP controls.

•

Note that a clear concise detailed “Landscape Strategy” is required by a qualified Landscape Architect which
addresses:
»»
»»
»»
»»
»»
»»

Deep soil planting
Public domain enhancement
Public/private interface
Podium communal use and semi-deep soil planting opportunities
Communal facilities and amenities proposed
The site is however capable of sustaining a greater maximum building height and FSR than currently
applies and thus we propose a revised development form with increased open space, buildings
generally to 5 stories (15m excluding lift overrun), but with 7 storeys (21m) on the corner to
emphasize this significant intersection. See revised plan and elevation (figures 19,20,21).

»»

This will enable a more appropriate scale and massing for this section of Canterbury Road between
nodes as envisaged in the Canterbury Road Corridor Masterplan.
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3.0

CLEP/ DCP Discussion

3.1

CLEP 2012

The existing CLEP 2012 applies the following controls to the subject site:
•
•
•

Zoning R3 Medium Density Residential
Building Height - 8.5m (2 storey)
Floor Space Ratio - 0.5:1

These generally are not conducive to the redevelopment of the site to a higher use.
COMMENT: Thus a rezoning and height increase is justifiable
The zoning map below illustrates the existing land zoning of the subject site under the Canterbury LEP 2012,
along with the adjacent zones. Note that the site is partly within the SP2 (Classified Road) Infrastructure Zone and
the R3 Medium Density Residential Zone. It shares boundaries with the R3 Medium Density Residential Zone and
the RE1 Public Recreation Zone.
Figure 3 : Zoning / Road Widening
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DCP

The Canterbury DCP has been reviewed in the context of the proposal (see Appendix 2).
This suggests that:
The Envelope Diagrams provided for Masterplan sites (key sites/ model projects) do not apply to this site.
Most building envelope controls can be accommodated on-site as can parking and servicing requirements. This
will however, require a redesign of the planning proposal.
The subject site can contribute strongly to the restructuring of the Canterbury Road cross section as
recommended in the Masterplan and the DCP and can facilitate the important creation ( and dedication ) of the
planned road widening.
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4.0

SEPP No 65 Discussion

4.1

Review against Principles/ Criteria

A review of the proposal under the principles/ criteria used in SEPP No 65
is appended (Appendices 1 and 3)
This review concludes the following:
•

Whilst changes to the zoning and increases to height and density for
this site can, in general terms, be supported, the proposal as set out
in the proponents Planning Proposal Report represents an over-development of the site and fails fully to recognise the constraints and
characteristics of this particular site. .

•

A clear concise detailed “Landscape Strategy” is required by a qualified
Landscape Architect which addresses:
oo
oo
oo
oo

Deep soil planting
Public domain
Public/private interface
Podium communal use and semi-deep soil planting
opportunities
oo Communal facilities and amenities proposed
oo The recently released “Apartment Design Guide” to
accompany SEPP No 65 contains a clause (p.37) which
would seem to require an extra 3m on each side setback. This report seeks to comply with this whilst recognising that a case could be made to justify noncompliance given that Desired Future Character of adjacent
buildings is likely to be RFB’s and design treatments can be
incorporated which will ameliorate impacts on adjacent sites.
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4.2

SEPP No 65 Apartment Design Guide

A review of the proposal against the Draft Design Guide is included in
Appendix 4 and summarized below and concludes the following:
•
•

NOTE: The release of the
Apartment Design Guide
requires some adjustment
to side setbacks.

A perimeter slab apartments building can be provided on the subject
site
The site is appropriate for Urban General categorization.
COMMENT: The Proposal can contribute significantly to the realisation of
development opportunities with appropriate design development.
There is no reason to believe that the principles and rules of thumb
contained in the Design Guide cannot be fully realised. More work is
however required in order to reach the standard of Design Excellence
sought under SEPP No 65. This relates specifically to communal open
space, deep soil planting, height, floor space and aesthetics.
Figure 4 :Deep Soil Planting
Paving area over
deep soil max 10%

Figure 5 :Building Entries

Figure 6 :Communal Open Space
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5.0

Canterbury Road Masterplan Discussion

The proposal has been reviewed against “The Canterbury Road Corridor
Masterplan”. This is included in Appendix 5 and summarized below.
The subject site is poorly connected to and poorly serviced by local
retail. It comprises an existing service station. The existing zoning R3 and
maximum building height of 8.5m is unlikely to encourage redevelopment.
The site could facilitate a re-profiled Canterbury Road which will facilitate
a vehicle turning / acceleration lane, parking access, and servicing in a
manner which will generate local benefits.
The development of the site will also facilitate improved walkability
particularly along Canterbury Road which is quite hostile to pedestrians at
the moment.
The residential frontage types proposed in the Masterplan are able to be
achieved.

Figure 8 :Garden Courts

The Masterplan envisages development at 4-6 storeys in this location.

Figure 7 : Canterbury Road Masterplan- Model Project

The Site
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6.0

Conclusions

A review of the relevant Council documents including:
•
•
•

CLEP/ DCP
SEPP No 65
Canterbury Road Masterplan

Plus documents provided by the proponent including:
•

Planning Proposal

Suggests that there is potential to alter development controls for this
subject site in the following manner:
oo increase building height to generally 15m (5 storeys) maximum
perhaps with a corner tower to 7 storeys (21m)
oo rezone the site from R3 Medium Density to R4 High Density
oo consideration is required as to the relevance of the 45o height
planes from residential boundaries, given that other similar sites
around the park could well be redeveloped in a similar manner in
the future.
oo permit localized building heights to 7 storeys at the corner with
some reduction in building bulk and footprint to facilitate communal open space.
These increases are however dependent on the following:
oo the provision of the proposed street widening to Canterbury Road
as required by RMS as well as that recommended in the Canterbury
Road Masterplan and the DCP.
oo the above mentioned improved provision and location of on-site
Communal Open Space
oo Compliance with recently released “Apartment Design Guide”

This is discussed further below under the following headings:
a. Compliance with RMS road widening requirements
b. Compliance with Council setbacks (including 9m setback to
Canterbury Road which includes 3m for reserve widening)
c. Improved communal open space for use by residents desirably in the
N-E corner of the site and perhaps also as roof garden
d. Improved interface to Punchbowl and Canterbury Roads including
avenue tree planting in street verges.
e. Possible inclusion of tower element on corner of Punchbowl and
Canterbury Roads.
f. Compliance with “Apartment Design Guide”
g. Development Yield
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a.

Compliance with RMS road widening requirements

RMS requires dedication of a 4-5m strip as indicated access the complete
frontage of the site to Canterbury Road (See figure 9)

Figure 9 :The site (with RMS dedication removed) and council setbacks applied

Side setback 6m = 1/2 x 12 SEPP No 65
Building separation distance

6m setback to Punchbowl
Road frontage
Ii

!

I

6m

9m

---

9m

Site Area = 2005 m2

9m

Shaded area RMS
reservation for
future widening of
Canterbury Road
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b.

Compliance with Council setbacks

Council have a number of setback requirements (DCP) for this site as set
out below (figure 10 ) Note that a 9m setback is required to Canterbury
Road (which includes a 3m dedication to Canterbury Road).
The above compliances will cause the loss of approximately 290 m2 or
about 3 unit equivalents.

Figure 10 : Implications of Council setbacks

Footprint according
to Council setbacks
and SEPP No 65
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c.

Improved Communal Open Space

Currently the only communal open space provided is contained within the
perimeter setbacks.
It is proposed that a generous area of communal open space be provided
in the N-E corner of the site about approximately 315 m2 (see figures 11,12).
Note that a further area could be provided as a roof garden that can
provide approximately 200m2 of communal open space.

Figure 11 : Possible communal open space
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Figure 12 : Possible Roof Garden
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d.
Improved interface with Punchbowl and Canterbury
Roads
Avenue verge planting should be provided to both of these streets to
Council specification.
Note that the Canterbury Road Masterplan recommends a second row of
avenue trees in the front setback (deep soil zone).
This should desirably be continued around the corner into Punchbowl
Road.

Figure 13 : Possible Public Domain Improvements

9m
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e.
Possible tower corner element to Punchbowl Road /
Canterbury Road intersection
This corner marks the arrival into Canterbury LGA ( north side of road) with
the intersection Punchbowl Road is a significant intersection.
Thus there is a case for a corner tower element of one or two storeys
to mark this focal point. This would enable a slightly more intensive
development outcome than a strict application of the building setbacks at
the currently proposed maximum building height.

Figure 14 : Possible Corner Tower
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f. Compliance with “Apartment Design Guide”
The recently released “Apartment Design Guide” provides a framework
for design. The design of an apartment building on this site can generally
comply with the Guide. However, there is one clause which is a
constraining factor on the development of the site.
This is a clause on page 37 which requires an additional 3m side setback
where the adjacent development is a lower density zone.
This additional setback is to protect privacy of existing low density residential and create a stronger transition between zones. In this particular case
this clause could reduce the achievable FSR from 1.8:1 to 1.5:1.
It is our contention ( to be successfully argued by proponent at DA) that
this clause need not apply because:
•
•

The adjacent properties are likely to be upzoned at some stage (see
Corridor Masterplan)
The building can be designed so that the balconies do not directly
look down into adjacent properties (balconies balustrade higher
with planter to set viewer back from edge (see figure 22)

Thus we propose the retention of the FSR at 1.8:1 as in Councils Planning
Proposal.
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g. Development Yield
Current controls permit at maximum building height of 8.5 m ( 2 storeys)
and an FSR of 0.5:1.
The proponent has proposed an uplift to permit a maximum height of 15m
(5 storeys) and an FSR of 2.2:1
The combination of factors (increased setbacks, provision of communal
open space significantly reduces the site cover and the amount of floor
space per level. (see figures 15 to 17)
The table below indicates approximate development yield (GFA) for 3
different scenarios:
A. The proponents Planning Proposal (not achievable once setbacks
are factored in)
B. A revised plan accommodating setbacks (non-compliant with
respect to open space and SEPP No 65 “Apartment Design Guide”
side setbacks)
C. A revised plan accommodating setbacks as well as a significant
improvement to communal open space provision
Table 2 Development Yield

Ground
Level 1
Level 2
Level 3
Level 4
Level 5
Level 6
Total

A
Planning
Proposal
988
988
988
988
660

B
Revised Plan
setbacks
766
766
766
766
600

4612

3640

A. 988 x 4
= 3952 + 660
B. 766 x 4
= 3064 + 600
C. 500 x 4 + 450 = 2400 + 250
+ 250

C
Revised + court
500
500
500
500
400
250
250
2900

= 4612
= 3664 x 0.85 = 3114
= 2650 x 0.85 = 3094
= 2900

÷ 2005
÷ 2005
÷ 2005
÷ 2005

= 2.3:1 (51)
= 1.55:1 (35)
= 1.3:1 (30)
= 1.5:1 (32)

( Not achievable )
( Non Compliant )

Note that:
• Scenario A delivers approximately 2.3:1 at 5 stories as proposed by the
applicant (unable to be achieved as it does not comply with primary
development controls like setbacks).
• Scenario B delivers approximately 1.55:1 at 5 storeys, note that this is
less than the Council recommended Planning Proposal (1.8:1)
(complies with Council setbacks but not communal open space
requirements or SEPP No 65 setbacks).
• Scenario C (with a significant Communal Open Space and a corner
tower) delivers approximately 1.3:1 -1.5:1 (with single or two level tower) on top of the 5 storey building and is fully compliant with setbacks
and open space requirements
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Figure 15 : Scenario A : Planning Proposal
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Figure 16 : Scenario B
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Figure 17 : Scenario C
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Parking
Note that the maximum parking basement area available outside of
setback areas (deep soil zone) is 838 m2 which will generate a maximum
parking yield of approximately 24 cars / basement.
At Council Code provision this would suggest approximately 20 x 2 br
dwellings which would suggest an FSR of approximately 0.9:1
Alternatively additional basements may be required.

2005 x 1.8:1 = 3609 ÷ 90 = 40 units

i.e 40 +8 = 48 Cars

2005 x 2:1 = 4010 ÷ 90 = 45 units

i.e 45 + 5 = 50 Cars

2005 x 2.2:1 = 4411 ÷ 90 = 49 units

i.e 49 + 10 = 60 Cars

Thus an FSR of 1.8:1 will require approximately 2 basements, FSR of 2:1
simillar and FSR of 2.2:1 will require more than 2 basements.

Figure 18 : Possible Parking
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7.0

Recommendations

1. Seek to further amalgamate sites on Canterbury Road and Punchbowl
Road if at all possible
2. Rezone the subject site from R3 to R4
3. Permit modified height limits as set out below (figures 19,20,21)
permitting development to a maximum of 5 storeys /15m, perhaps
with a 7 storey tower on the corner.
4. Balance the floor space increase (additional height to 7 storeys on
Corner), with reduction in site cover to facilitate provision of communal
open space. FSR should be retained at 1.8:1 as per Council Planning
Proposal.
5. Comply where possible with SEPP No 65 setback p.37 (additional 3m
setback to side boundaries or provide justification for non-compliance.
6. Provide additional 3m setback for the improvements of Canterbury
Road reservation, as identified in the Canterbury Road Masterplan and
Council DCP.
7. Develop lower level apartments to Punchbowl Road/ Canterbury Road
with a small entry forecourts (and desirably deep soil planting) and
direct pedestrian entry from the street.
8. Provide for RMS road widening across the whole Canterbury Road
frontage.
9. Engage services of qualified landscape Architect in order to:
•

Explore deep soil planting potential

•

Provide a coherent and functional plan for the communal
courtyard in N-E corner and possible roof garden

•

Provide details for public/ private edge treatments (and deep
soil opportunity)

•

Facilitate strong street planting to Canterbury Road, and
Punchbowl Road.

•

Investigate potential for optimising deep soil planting around
the perimeter of the site where possible

10. Provide direct pedestrian access/ entries to RFB from Canterbury Road,
and Punchbowl Road.
11. Create avenue street tree planting to Canterbury Road to improve
pedestrian safety and amenity and improve the residential environment
12. Create street tree planting to Punchbowl Road to enhance street
amenity
13. Deep planters (1-1.5m) should be considered on the parking podium
to provide semi-deep soil and allow reasonably large tree planting on
podium.
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14. The Landscape Plan should carefully articulate the future design and
communal use of the communal open space by residents.
15. Consider Common facilities and amenities for residents (eg: meeting
rooms, gym, pool, barbecues, etc) and readily accessible to all residents.
16. Small private courtyard spaces should be provided between street
frontage and front of residential buildings and fronting onto courtyard
podium. Access to ground floor units should desirably be provided
directly from the street.
17. Balconies and terraces should be capable of containing appropriate
furniture and should be landscaped for privacy and amenity.
Figure 19 : Possible communal open space

9m

Figure 20 : Possible Roof Garden

Tower footprint

Figure 21 : Possible Corner Tower
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18. Note that with careful privacy treatment to side boundaries it may be
possible to reduce setbacks from 9m (12m ÷ 2+3 ) to 7.5m (9 ÷ 2 +3)
in fact with very careful design treatment and adequate justification
(Desired Future Character both sides will be Residential Flat Buildings)
therefore +3m p.37 does not apply and setbacks could be justified as
6m (12m ÷ 2)

Figure 22 : Privacy Treatment with screen planting
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Planter 1.3 - 1.5m high x 1m deep should provide protection from overlooking of adjacent properties with screen planting at boundary.
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Appendices
1499 Canterbury Rd / 998 Punchbowl Rd
1. Urban Design Assessment
2. Canterbury Development Control Plan 2012
3. Assessment Against Apartment Design Guide
4. Canterbury Road Masterplan Assessment
5. Urban Design Study Review
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Appendix 1
Urban Design Assessment
REPORT OF THE URBAN DESIGN REVIEW
April 2015
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ITEM

Date of Assessment:

April 2015

Applicant:

----------------------------

Architect:

----------------------------

Property Address:

1499 Canterbury Road/998 Punchbowl Rd,
Punchbowl, NSW

Description:

Residential R4

No. of Buildings:

Integrated development

No. of Storeys:

Approx 5 storeys plus

No. of Units:

Approx 45 units

Consent Authority Responsible:

Canterbury City Council

Application No.:

N/A

Declaration of Conflict of Interest:

Nil
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SEPP 65 – Design Quality of
Residential Flat Buildings

Comments

Context
Good design responds and contributes to its
context.
Context can be defined as the key natural and
built features of an area.
Responding to context involves identifying
the desirable elements of a location’s current
character or, in the case of precincts
undergoing a transition, the desired future
character as stated in planning and design
policies. New buildings will thereby contribute
to the quality and identity of the area.

The proposal fits generally into the Desired Future Character
of Canterbury Road.
The Masterplan promotes a series of mixed-use activity nodes
along the road with roadside service, mixed-use and/or
residential development between.
This site is not designated as a node and is therefore suited to
residential use.
The Canterbury Road Corridor can be enhanced by such
development to revitalize the generally obsolete and
unattractive roadside service station use.
Note that the RMS has specific road engineering
requirements, which do not necessarily facilitate “context
sensitive” road and land-use design. They should be further
consulted in this regard.

Scale
Good design provides an appropriate scale in
terms of the bulk and height that suits the scale
of the street and the surrounding buildings.
Establishing an appropriate scale requires a
considered response to the scale of existing
development. In precincts undergoing a
transition, proposed bulk and height needs
to achieve the scale identified for the desired
future character of the area.

The proposal presents as a 5 storey perimeter slab building to
permit optimization of solar access and ventilation to units as
well as passive surveillance.
It is proposed that tree planting will also be used to mediate
the transition to adjacent residential cottage uses.
Note that the Masterplan suggests a building height of
approximately 3-6 storeys.
It is felt that additional storeys could emphasize the corner
of this part of Canterbury Road which is not a “node”, but
nevertheless is a major intersection .
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Built Form
Good design achieves an appropriate built form
for a site and the building’s purpose, in terms of
building alignments, proportions, building type
and the manipulation of building elements.
Appropriate built form defines the public
domain, contributes to the character of
streetscapes and parks, including their views
and vistas, and provides internal amenity and
outlook.

The Canterbury Road Masterplan seeks to propose a 5-6 storey perimeter slab building fronting Canterbury Road and set
back above level 3.
The proposal is for a 5 storey slab / tower parallel with
Canterbury Road.
A modified proposal will deliver a similar floor space, will permit more solar penetration into and through the site, and will
provide / enhance communal open space provision.
A 6-7th storey corner element could emphasize this section
of Canterbury Road at this significant corner.

Density
Good design has a density appropriate for a site
and its context, in terms of floor space yields (or
number of units or residents).
Appropriate densities are sustainable and
consistent with the existing density in an area
or, in precincts undergoing a transition, are
consistent with the stated desired future
density. Sustainable densities respond to the
regional context, availability of infrastructure,
public transport, community facilities and
environmental quality.

The proponent has proposed a floor space ratio of 2.2:1
yielding 50 units in a mix of 1,2 and 3 bedroom units.
The density is too high as evidenced by the lack of communal
open space provision, and inadequate setbacks and can
be better achieved with a 5 storey slab building fronting
Canterbury Road turning the corner at a recommended FSR
of 1.8:1 perhaps with a slightly taller corner tower element
(level 7 ).

Resource, energy and water efficiency
Good design makes efficient use of natural
resources, energy and water throughout its full
life cycle, including construction.
Sustainability is integral to the design process.
Aspects include demolition of existing
structures, recycling of materials, selection
of appropriate and sustainable materials,
adaptability and reuse of buildings, layouts
and built form, passive solar design principles,
efficient appliances and mechanical services,
soil zones for vegetation and reuse of water.

Annand Associates Urban Design
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The proposal, once redesigned, should be able to comply
with BASIX and with SEPP No 65 Rules of Thumb with respect
to hours of sunlight, cross ventilation, overshadowing etc.
This needs to be demonstrated.
Such a building should however be able to contribute further
with respect to:
• Solar collectors
• WSUD/water collection/ detention and re-use for
irrigation
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Landscape
Good design recognizes that together
landscape and buildings operate as an
integrated and sustainable system, resulting in
greater aesthetic quality and amenity for both
occupants and the adjoining public domain.
Landscape design builds on the existing site’s
natural and cultural features in responsible and
creative ways.
It enhances the development’s natural
environmental performance by co-ordinating
water and soil management, solar access,
micro-climate, tree canopy and habitat values.
It contributes to the positive image and
contextual fit of development through respect
for streetscape and neighborhood character, or
desired future character.
Landscape design should optimize usability,
privacy and social opportunity, equitable access
and respect for neighbours’ amenity, and
provide for practical establishment and long
term management.

Annand Associates Urban Design
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The following landscape opportunities should be explored
(with the assistance of a certified Landscape Architect)
•

Avenue street tree planting to Canterbury Road to
improve pedestrian safety and amenity and improve
the residential environment

•

Street tree planting to Punchbowl Road.

•

Deep soil planting to site perimeters (within setbacks).

•

In this case setback strips 3-5m along street frontages
should be considered to contribute to deep soil street
treatments and soften buildings to the streets and
further supplemented by a generous deep soil zone
associated with the communal open space.

•

The Landscape Plan should carefully articulate the
future design and communal use of the communal
open space and possible roof garden by residents.

•

Common facilities and amenities for residents
(eg: meeting rooms, gym, pool, barbecues, etc) should
be readily accessible to all residents

•

Small private courtyard spaces should be provided between street frontage and front of residential
buildings and adjacent properties.
Access to ground floor apartments should desirably
be provided directly from the street.

•

Balconies and terraces should be capable of
containing appropriate furniture and should be
landscaped for privacy and amenity.
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Amenity
Good design provides amenity through the
physical, spatial and environmental quality of a
development.
Optimizing amenity requires appropriate room
dimensions and shapes, access to sunlight,
natural ventilation, visual and acoustic privacy,
storage, indoor and outdoor space, efficient
layouts and service areas, outlook and ease
of access for all age groups and degrees of
mobility.

The current plans are not sufficiently detailed to confirm
appropriate provision of amenities and communal
facilities
The plans are also not sufficiently detailed to comment on
size, location or design of rooms, balconies, storage, corridors,
natural ventilation, foyers etc in terms of SEPP No 65
requirements. This will come later at DA stage. There are no
apparent reasons why the above should not be provided,
although the design quality requires further work.

Safety and security
Good design optimizes safety and security, both
internal to the development and for the public
domain.
This is achieved by maximizing overlooking of
public and communal spaces while maintaining
internal privacy, avoiding dark and non-visible
areas, maximizing activity on streets, providing
clear, safe access points, providing quality public
spaces that cater for desired recreational uses,
providing lighting appropriate to the location
and desired activities, and clear definition
between public and private spaces.

Social,
dimensions
affordability

and

housing

Good design responds to the social context
and needs of the local community in terms of
lifestyles, affordability, and access to
social facilities.
New developments should optimize the
provision of housing to suit the social mix and
needs in the neighborhood or, in the case of
precincts undergoing transition, provide for the
desired future community.
New developments should address housing
affordability by optimizing the provision of
economic housing choices and providing a mix
of housing types to cater for different budgets
and housing needs.

Annand Associates Urban Design
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The proposal caters to safety and security in the
following ways:
• Residences generally provide passive surveillance
to public domain and communal areas, however,
further CPTED principles should be incorporated into
detailed design
• Secure parking for residents is able to be
provided
• Residential entries are able to be designed for safety
• Ground floor residences should have direct entry from
the street
Further work will be required with redesign.

The proposal needs to clearly articulate:
• The dwelling mix
• Any proposals for affordable housing
• Provision of landscaped open space and facilities for
use of residents
• Any proposals for provision of facilities/amenities for
the wider public /community benefit.
• Clear explanation of how SEPP No 65 criteria and
Rules of Thumbs may be addressed
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Aesthetics

Quality aesthetics require the appropriate
composition of building elements, textures,
materials and colours and reflect the use,
internal design and structure of the
development. Aesthetics should respond to
the environment and context, particularly to
desirable elements of the existing streetscape
or, in precincts undergoing transition,
contribute to the desired future character of the
area.

The proposal needs to provide a variety of plans,
elevations, and 3D Models, which generate a clear
understanding of what the proposal will look like and
what the driving aesthetic elements might be from
major viewpoints.
Note that views and vistas from Canterbury Road and Punchbowl Road should be shown.
The proponents have not made a very good start on this with
their planning proposal documentation thus far.

CONCLUSION
•

The proposal as set out in the Planning Proposal Report requires significant changes to the
building footprint for the provision of communal open space. It also requires further detailed
development and documentation to clearly articulate that it does comply in actuality with SEPP No 65
Principles and Guidelines ( This will be required later with DA).

•

Whilst we are comfortable with the general height, we are nevertheless, concerned that the
proposed footprint may be excessive and that setbacks to Canterbury Road are inadequate. We note
that heights varying between 3 and 6 storeys are the acceptable heights for the Canterbury Road
frontage and would consider 7 storeys on the corner in exchange for lesser site cover and provision
of more generous and useful communal open space. Note that setbacks do not comply with recently
released “Apartment Design Guide” (p.37).

•

Note that a clear concise detailed “Landscape Strategy” is required by a qualified Landscape
Architect which addresses:
•
•
•
•
•

•

Deep soil planting
Public domain
Public/private interface
Roof Gardens, communal use and semi-deep soil planting opportunities
Communal facilities and amenities proposed

The amalgamation of the corner service station site (1499 Canterbury Road) with adjacent residences
particularly the two properties to the north on Punchbowl Road would be highly desirable to
optimise the development of this site and to facilitate additional corner height proposed. This is
desirable but not absolutely necessary.
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Appendix 2
Canterbury Development Control Plan 2012
REPORT OF THE CANTERBURY DEVELOPMENT CONTROL PLAN 2012 REVIEW
April 2015

Annand Associates Urban Design

Vol 12

642 - 644 Canterbury Road, Urban Design Review of Planning Proposal

34

129

NSW ICAC EXHIBIT
E16-0520-2-1-1

The Canterbury DCP 2012 is a single DCP covering the whole LGA.
Consequently it covers a wide range of issues many of which have no
reference to the subject site and often in a generic manner.
Nevertheless, we will attempt to draw out relevant aspects of the
DCP and assess how the proposal performs against it.
UNDER PART 3- RESIDENTIAL ZONES
Canterbury Road is identified as an area of major interest zoned
variously as B2 Local Centre, B5 Business Development and B6
Enterprise Corridor. This western end of Canterbury Road is predominantly zoned R3-Medium Density Residential. This was not the intention of the Canterbury Road Corridor Masterplan.
3.1 ENVELOPE CONTROLS
COMMENT:

Note that more complex envelope diagrams are provided for
“Masterplan” sites. The subject site is not designated in the DCP as
such.

3.1.1

SITE AMALGAMATION

Site amalgamation is encouraged in order to achieve optimum
development potential/density and improve access to parking/
servicing.
COMMENT: The site is at the corner of Canterbury Road and
Punchbowl Road should be amalgamated with adjacent sites if
possible (particularly the two properties to the north outcomes) to
facilitate a improved development outcomes.

3.1.2

AVOID ISOLATING SITES

See discussion on amalgamation
COMMENT: Adjacent sites will not be substantially isolated by the

development of the subject site.
3.1.3

RETENTION OF TRADITIONAL FACADES

NA
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3.1.4
•

MAJOR SITES

Major sites are identified within neighborhood and town
centres that may be able to accommodate additional height.
The subject site is not so identified.
COMMENT: The subject site is not so identified.

Nevertheless being located at a major intersection it is an
important site and care needs to taken with any new development.
3.1.5

HEIGHT

•

CLEP Controls height (in this case 8.5m) based on the site being
Medium Density Residential.

•

This suggests 2-3 storey development residential.

COMMENT: This was not what was intended in the Canterbury Road

Masterplan. Height increases as recommended are desirable to
facilitate redevelopment.

3.1.6

DEPTH

18m for residential
COMMENT: This is acceptable and achievable

3.1.7

SETBACKS

Front
•

•

Additional setbacks (3m) are proposed along Canterbury Road in
order to facilitate an improved street section including parking
/ landscaped verge and can too of the 4-5m required for Road
widening by RMS.
Setbacks to facilitate private Courtyards for ground floor dwellings are required (6m)
COMMENT: This can be achieved, but will require a redesign.
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Side Setbacks
,

•
•

The side setback could cause problems with adjacent residential
zonings. This needs to be considered in the context of future
development of adjacent sites.
Building separation and setbacks required under SEPP 65 need
to be complied with.
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COMMENT: Able to comply with redesign.

6m

6m

RESIDENTIAL
ZONING

6m

COMMEROAL BUSINESS
MIXED USE ZONING

Figure A 2.1: Side Setback

Rear Setbacks
•
•
•

Boundary with residential zone
45o from residential boundary fence top (1.8m)
See above

'!?-~,,

,,,,;,_-____

~~,' ~-~---

~<i~;(
ey-~~/

q,~~/

J'' --~-------

COMMENT: Able to comply with redesign.
I

:f - - ' - - - - - - - - - -

i
i

I

I

H1~.
"'
~_
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RESIDENTIAL
ZONING

BUILDING SEPARATION
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Figure A 2.2: Rear Setback

See SEPP NO 65
COMMENT: Can comply

3.1.9

PUBLIC DOMAIN

COMMENT:

The proposal is able to contribute strongly to public domain
landscaping of Canterbury and Punchbowl Road.

3.1.10

PARKING

COMMENT:

The proposal is able to comply with Council parking requirements
and circulation.
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3.2

DESIGN CONTROLS

3.2.1

CONTEXT

COMMENT: The proposal is able to fit into the evolving Canterbury

Road context desirably as high density residential (R4).

3.2.2

STREET ADDRESS

COMMENT: The proposal is able to satisfactorily attend to street

address issues.

3.2.3

FACADE

COMMENT:

The proposal is able to provide appropriate facade design and
articulation at DA stage. This does require significant further work.

3.2.4

FACADE DETAILS

COMMENT: The proposal is able to provide appropriately detailed

facades at DA stage (see above).

3.2.5

SHOPFRONTS

COMMENT: NA

3.2.6

ROOF DESIGN

COMMENT: The proposal is able to comply with roof design issues

included in the DCP.
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3.2.7

CORNERS, GATEWAYS AND FOREGROUNDS

There are identified in Appendix 1 and Masterplan diagrams.
Important corners are to be emphasized as well as
gateways, to centres etc. These may vary setback requirements.

COMMENT: Note that whilst not specifically identified as such, the

subject site could function as a gateway to the Canterbury LGA and
as such could qualify as recommended for additional height on the
important corner of Canterbury Road and Punchbowl Road.

3.2.8

SERVICES / UTILITIES

COMMENT: These issues can generally be accommodated with the

project.

3.2.9

FRONTAGE TYPES

The DCP acknowledges a range of possible frontage types including
an urban residential setback.
COMMENT: The proposal is able to provide the above.
Figure A2.3 : Urban frontage type residential
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3.3

PERFORMANCE CONTROLS

3.3.1

VISUAL PRIVACY

COMMENT: Can be achieved

3.3.2

ACOUSTIC PRIVACY

COMMENT: Can be accommodated

3.3.3

OPEN SPACE

Private and common open space can be provided according to DCP
Controls,but not in a usable format. It is suggested that the footprint
be reduced in the N-E corner of the site for communal open space
and floor space be moved to create a corner feature at the corner of
Punchbowl Road and Canterbury Road.
COMMENT: Provide appropriate amount of usable communal open

space.

Planting on structures in communal area
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3.3.4

INTEGRATED DWELLING DESIGN

COMMENT: Able to be incorporated

3.3.5

HOUSING CHOICE

COMMENT: Able to incorporated

3.3.6

CREATION OF NEW LANES

COMMENT: N.A
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APPENDIX

3.3

CANTERBURY ROAD STRUCTURE PLANS
The subject site is identified as providing opportunities for higher density residential:
COMMENT: Note that the subject site will permit the restructuring of Canterbury Road as required by

RMS.

UNDER PART 3A- FOOTPATH TRADING
N.A able to be complied with
UNDER PART 4- INDUSTRIAL DEVELOPMENT
N.A
UNDER PART 5- SPECIFIC DEVELOPMENT TYPES
5.1 ADVERTISING/ SIGNAGE
N.A
5.2 AMUSEMENT CENTRES
N.A
5.3 CHILDREN CENTRES
N.A
5.4 RESTRICTED PREMISES
N.A
5.5 TAXI OPERATIONS
N.A
5.6 TELECOMMUNICATIONS
N.A
5.7 WILLS OVAL
N.A

UNDER PART 6- GENERAL CONTROLS
COMMENT: These issues can all be addressed with more detailed concept or DA design. There is no reason be
believe that they cannot be complied with.
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CONCLUSION
•

•
•
•
•

The R3 zoning is not appropriate for a major redevelopment site. The Envelope Diagrams provided for
Masterplan sites (key sites/ model projects) actually apply to this site and promote residential apartments
within a 4-6 storey landscaped framework.
Site amalgamation is desirable in order to optimize development potential of the site and prevent isolation of
northern properties between the subject site and the drainage canal.
Most building envelope controls can be accommodated as can parking and servicing requirements.
The subject site can contribute to the restructuring of Canterbury Road cross section as recommended in the
Masterplan and the DCP and can facilitate the road widening as proposed by the RMS.
Note however that: the proponents Planning Proposal fails to provide appropriate setbacks and also does not
provide adequate communal open space
Figure A2.4 :The site (with RMS dedication removed) SEPP No 65 and council setbacks applied
Side setback 9m = 1/2 x 12 SEPP No 65 + 3m

6m setback to
Punchbowl Road
frontage

Building separation distance

Site Area = 2005 m2

Sub Station

Shaded area RMS
reservation for
future widening
of Canterbury
Road

9m setback to Canterbury Road as
required by C DCP 2012
(3m for future parking lane+ 6m front
courtyard for residential), 3m is in addition to RMS requirements

Figure A2.5 : Implications of Council setbacks

Revised Development
site

Sub

Stat
ion

Footprint according
to Council setbacks
and SEPP No 65

RMS Road
widening
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Appendix 3
Assessment Against Apartment Design Guide
REPORT OF THE ASSESSMENT AGAINST APARTMENT DESIGN GUIDE (DRAFT)
April 2015
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The Apartment Design Guide provides detailed means to implement
SEPP No 65 including:
PRINCIPLES
1.
2.
3.
4.
5.
6.
7.
8.
9.

Context and neighborhood character
Built form and scale
Density
Sustainability
Landscape
Amenity
Safety
Housing Diversity and Social Interaction
Architectural Expression

These are reviewed below:
1.0

IDENTIFYING THE CONTEXT

1.1

APARTMENT TYPES

A range of apartment types is set out which may be appropriate.
These include:
•
Narrow infill apartments
•
Row apartments
•
Shop top apartments
•
Courtyard apartments
•
Perimeter block apartments
•
Tower apartments
•
Hybrid developments
COMMENT: Many of these have relevance, although a perimeter

block / hybrid is likely.

1.2

LOCAL CHARACTER AND CONTEXT

The Designated Future Character of the Canterbury Road Corridor
includes a range of different characters including:
•
•
•
•
•

Urban Core
Urban Centre
Urban General
Enterprise Area
Urban Residential
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The subject site is proposed as a Medium Density Residential Area
rather than the Urban Residential originally recommended in the
Masterplan.
The Masterplan shows the site as an Urban Residential Area approximately 400m from an urban centre node (at Cullens Road).
COMMENT: Given the size of the site it is possible to make a case for a

higher /more dense urban general land-use / development type in this
location.
The Guidelines use the categories:
•
Strategic centres
•
Local centres
•
Urban neighborhoods
•
Suburban neighborhoods
COMMENT: In this context the “Urban Neighborhood” category

seems most appropriate

THE RANGE OF SCALES
The Guidelines discuss the following:
1. Wider Scale - relates to wider context of the corridor
2. Neighborhood Scale - includes the Urban Core Areas
3. Streetscape Scale - deals with the character of streets
particularly Canterbury Road (which is undergoing a major
urban transformation) and Punchbowl Road (which remain
predominantly cottage residential areas).
4. Site Scale - relating the individual site scale to neighboring scale
(the evolving corridor context)

PRECINCTS AND INDIVIDUAL SITES
This includes large sites and amalgamations, corner sites, development potential and minimizing left over or isolated sites.
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PRECINCTS
The guidelines recommend Precinct Plans to provide the following
opportunities:
•
•
•
•
•
•
•
•

Improving connections
Improving public domain networks
Incorporating mixed- use
Integrated heritage
Improving housing diversity
Providing opportunities for new community facilities
Improving environmental efficiencies
Supporting flexibility to improve amenity
The proposal can contribute significantly to the
achievement of these opportunities within a local context.
Note that the Canterbury Road Corridor Masterplan proposed
higher density residential development in this area adjacent to
Punchbowl Park.
COMMENT:

Figure A3.1 : Urban Residential Development (source: Canterbury Road Masterplan)
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2.0

DEVELOPING THE CONTROLS

This section of the Guidelines discusses the major influences on
building form and building envelopes.
2.1

PRIMARY CONTROLS

Primary controls include:
•
•
•
•
•
•

tree retention
setbacks
deep soil zones and basements
building separation and depth
building performance and orientation
3D building envelope
COMMENT: The proposal needs to more clearly articulate deep soil
zones, and basements, common open space and building form /
site cover.

2.2

BUILDING ENVELOPES

COMMENT:

The proposed envelope is clearly set out but not convincingly
justified particularly with respect to site cover / communal open
space. Note that it does not accommodate the road widening
recommendation or the applicable building setbacks.

2.3

BUILDING HEIGHTS

COMMENT:

The proposal shows how the envelope fits on the site as per DCP
Controls.
The overall height however, is generally acceptable within the
Canterbury Road evolving framework.
Note that some additional height can be justified as a corner
element to compensate for floor space lost to communal open
space.
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2.4

FLOOR SPACE RATIO

COMMENT:

It should be noted, however, that the currently very low FSR control
reduces opportunities for development. This should be raised in
order to support development.
Our calculations and Urban Design Analysis confirm that an FSR in
the order of 1.8:1 is appropriate.

2.5

BUILDING DEPTH

COMMENT: The proposal is able to comply with maximum depths

(12-18m for residential)

2.6

BUILDING SEPARATION

The Guide proposes quite specific separations for different heights.
COMMENT: The proposal is able to conform with guidelines

2.7

STREET SETBACKS

The proposal does not currently conform with street setbacks.
COMMENT:

Note that deep soil areas around perimeter are desirable and these
should be included as setback zones (and with no basements
under). Note also that road widening reservations need to be
incorporated.

2.8

SIDE AND REAR SETBACKS

COMMENT:

The proposal is able to comply with side and rear setbacks, which
are effectively to streets and adjacent residences (which may
redevelop in the future)
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3.0

SITING THE DEVELOPMENT

3.1

SITE ANALYSIS

COMMENT: Site analysis is not provided adequately and requires reinforcement in forms of:
•
•
•
•
•
•

Contamination service station site
Geo-technical information
Building entries
Car-park footprint and depth
Solar access
Shadow impacts

Figure A3.2 : Site Analysis

The Site

/

/

SUMMER SUN

~
SUN

6
3.2

ORIENTATION

COMMENT: The proposal suggests a single slab block located centrally on the site filling all space between
minimum (and often inadequate) setbacks. A further set back is proposed for the N-E corner for the provision of
communal open space

3.3

PUBLIC DOMAIN INTERFACE

The interface with surrounding streets needs clarification via:
•
•

Canterbury Road
Punchbowl Road

In order to clearly indicate how the interface works, where there is deep soil potential, how public activation and
/or surveillance is to be achieved, and how buildings interact with the street.
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3.4

COMMUNAL AND PUBLIC OPEN SPACE

COMMENT:
The proposal does not provide for a usable communal open space.
This should be reviewed. Clarification is also required in terms of levels,
interface with surrounding residences, landscape design, function and
community amenity and location of and soil depth of planters for internal
tree planting. Note that a communal roof garden may also be beneficial.

- - - Minlmumcle11p1olar9a
----- Commun11lop9'11sp11uarH

3.5 DEEP SOIL ZONES
COMMENT: It should be noted that there are conditions where deep soil
zones are difficult to achieve. This should not be the case on the subject
site.

Paving area over
deep soil max 10%

Services

min 6.0m wide
Deep soil zone

Building zone

3.6 VISUAL PRIVACY
The Guidelines are quite specific about mechanisms to protect
visual privacy
COMMENT: It is envisaged that adequate visual privacy can be provided
in detailed design.
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3.7 PEDESTRIAN ACCESS AND ENTRIES
Building entries should be attractive, direct, obvious and safe
COMMENT: It is envisaged that adequate pedestrian access/ entries can
be provided.
Note that direct street entry to ground floor apartments is desirable where
possible and apartment buildings should desirably address streets.

3.8 VEHICLE ACCESS
Vehicle access will not be possible from Canterbury Road
COMMENT: It would be desirable for all parking and service access to be
provided from Punchbowl Road.

3.9 BICYCLE AND CAR PARKING
COMMENT: There is no reason why the guidelines cannot be met.

CONCLUSION
A review of the proposal against the Apartment Design Guide concludes
the following:
•

A High Density Residential perimeter slab apartment buildings can be
provided on the subject site

•

The site is appropriate for Urban Residential categorization rather
than medium density residential.

•

The proposal should generally be able to comply with the SEPP No 65
Guide (with redesign).

•

Redesign is desirable to improve communal open space provision

•

Additional height might be permitted on the corner in order to achieve
road widening, setbacks and increased communal open space.
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Appendix 4
Canterbury Road Masterplan Assessment
REPORT OF THE CANTERBURY ROAD MASTERPLAN REVIEW
April 2015
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CANTERBURY ROAD MASTERPLAN ASSESSMENT
The Masterplan reviews the existing situation in terms of:
•

Existing Centres –

COMMENT:
Note that the site is on the edge of a significant intersection at the
entrance to Canterbury LGA, which is not directly serviced by a
local centre.
Figure A4.1 : Masterplan Nodes

The Site

•

Land use –
COMMENT: The site comprises low density residential uses, ready

L....---1_ _ _ ___JI
•

CHB

COMMENT: The site is at the intersection of Canterbury Road and
Punchbowl Road at the entry to Canterbury LGA.

OW

L RO

Urban Structure –

PUN

•

AD

for change.

Existing Zoning –

The site is zoned Medium Density R3 along the Canterbury Road
Corridor.

CANTERBURY ROAD

COMMENT: This does not facilitate redevelopment

Figure A4.2: The Site
Annand Associates Urban Design
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THE VISION
The Masterplan proposes 10 primary pedestrian nodes along
Canterbury Road which coincide with Urban core and Urban Centre
categories (see figure below)
The masterplan recommends that the subject site be nominated as
Urban Residential comprising buildings of 3-6 storeys with varied
street alignment.

Figure A4.3 : Canterbury Road Masterplan - nodes

The Site

Figure A4.4: Urban Residential
Annand Associates Urban Design
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CANTERBURY ROAD REDESIGN
Note that the Masterplan recommends a redesigned and widened
street profile which will provide for a future parking lane/ avenue
planting lane within the existing verge. This will require an additional
3m public domain on each side of the road (see drawings).
Note that the RMS do not support this.
COMMENT: This can be achieved on this block over time.

Figure A4.5 : Possible Road treatments Canterbury Road

J

- - - - -20n- - - - Existing Condition

Proposed Reconfiguration

ACCESS MANAGEMENT AND PARKING
Parking is currently discouraged on Canterbury Road (during peak
hours).
Vehicular access to and from Canterbury Road fronting sites is
discouraged.
Access will be required from Punchbowl Road.
COMMENT: This can be provided by the proposal.

Annand Associates Urban Design

Vol 12

998 Punchbowl Road /1499 Canterbury Road, Punchbowl,
Urban Design Review of Planning Proposal

151

56

NSW ICAC EXHIBIT
E16-0520-2-1-1

PEDESTRIAN STREETS
The Masteplan recommends major improvements in walkability,
which includes:
•
•

Street activation and passive surveillance by new development
Clear pedestrian crossings with appropriate lighting, parking
and build outs.
COMMENT: This can be achieved with the proposal, but requires
co-operation of RMS towards “Context Sensitive” Road Design.

HERITAGE
The Masterplan recommends particular treatments for heritage and
contributing buildings.
COMMENT: There are no such buildings within close proximity of

the site.

FRONTAGE TYPES
The Masterplan recommends different frontage types for the street.
These are:
•
•
•
•

The colonnade
The posted verandah/ awning
The awning
And for residential areas, the garden forecourt
COMMENT: The proposal is able to deliver the appropriate garden
forecourt frontage.

Figure A4.6:
Residential Frontage
(Garden Court)
Annand Associates Urban Design
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IMPROVED ARCHITECTURAL STANDARDS
The Masterplan proposes:
•
•
•
•
•

Flexible floor-ceiling heights and uses
An improved roofline/ skyline
Authentic materials and detailing
Vertical and horizontal modulation
Limited length balconies

COMMENT:

The proposal should be able to achieve these with appropriate
detailed design to DA.
Note that submitted concept does NOT encourage confidence.

BUILDING TYPES
The Masterplan proposes a variety of building types in different contexts including as well as density residential buildings:
•
•
•
•
•

Mixed- use buildings
Showrooms
Big box stores
Vehicle orientated buildings
Liner buildings
The proposed urban residential apartments are appropriate for this
site.

STREETSCAPE ELEMENTS
The Masterplan makes very specific recommendations on streetscape improvements including:
•
•
•

Street widening to permit creation of an avenue planted parking
lane in the existing verge ( not supported by RMS)
Under-grounding of power lines
Increased/improved street avenue planting
COMMENT: The proposal is able to make a significant contribution
to the above

Annand Associates Urban Design

Vol 12

998 Punchbowl Road /1499 Canterbury Road, Punchbowl,
Urban Design Review of Planning Proposal

153

58

NSW ICAC EXHIBIT
E16-0520-2-1-1

LIGHTING/ SIGNAGE
The Masterplan recommends improved street lighting associated
with under-grounding of power and improved footpaths, signage
and street furniture.
COMMENT: This can be all achieved with the proposed develop-

ment

RETAIL MAINTENANCE AND MANAGEMENT
N.A
PUBLIC TRANSPORT
COMMENT: Public transport improvements can be addressed with
this proposal.

SPECIAL INTERVENTIONS
The Masterplan addresses a number of special interventions or key
sites or model projects.
One of these refer specifically to the subject site; i.e. Punchbowl Park
project which promotes increased density residential development
adjacent to the park and a mixed- use local centre at the western end
of the park (see above).
COMMENT:

Such a project could provide:
A 5-6 storey residential building to Canterbury Road with garden
apartment buildings fronting Canterbury and Punchbowl
Roads.

Figure A4.7: Front Court

The new development could particularly facilitate the redevelopment of the Canterbury Road profile as recommended in the Masterplan and DCP as well as road widening required by RMS.
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CONCLUSION
The subject site is well connected but poorly serviced by local retail. It comprises predominantly
small residential cottages. The existing zoning R3 and height 8.5m is unlikely to encourage
redevelopment.
The subject site could facilitate a re-profiled Canterbury Road as recommended in the Masterplan and
a gateway to Canterbury in a manner which will generate local benefits.
The development of the site will also facilitate improved walkability particularly along Canterbury
Road which is quite hostile at the moment.
Note that the corridor Masterplan recommends residential infill at generally 3-6 storey. This site can
accommodate some increased height given its prominent location.
The urban residential frontage type proposed in the Masterplan is able to be achieved.
The proposal could be treated as a key site / model project as detailed in the Masterplan based on site
size, location and potential public benefits.
For example the subject site could comfortably sustain a 5-6 storey density residential building
with garden apartments to Canterbury and Punchbowl Roads, perhaps with a tower element at the
Punchbowl Road intersection.

Figure A4.8 : Model Project (Canterbury Road Masterplan)

The Site
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T-29-169

Enquiries:
Direct Phone:
Direct Fa,x:

Tom Foster
9789 9618
9789 1542

Statewide Planning Pty Ltd
PO Box 411
PARRA.MATTA NSW 2124
Attention:

Mr Matthew Daniel

Dear Mr Daniel,
Planning Proposal to amend CLEP 2012, 998 Punchbowl Road, Punchbowl

As you would be aware, Council has resolved that a planning proposal be prepared over land at
998 Punchbowl Road, Punchbowl to change the zoning of the site from R3 Medium Density
Residential to R4 High Density Residential; increase the pennissible FSR on the site from the
current 0.5: I: I to 2.2: l and increase the maximum permissible building height from 8.5 metres to
15 metres.
This planning proposal was prepared and submitted to the Department of Planning and
Environment for a Gateway Determination. Subsequent to this, the Department of Planning and
Environment has written to Council requesting fu1ther justification be prepared in respect of the
planning proposal, prior to the matter being considered at the Planning Gateway.
This justification is to take the form of an urban design study of the site demonstrating how it
could be developed in accordance with relevant planning controls including SEPP 65 - Design of
Residential Flat Buildings and the associated Residential Flat Design Code, as well as Council' s
Development Control Plan.
It was subsequently confirmed with the Department that this urban design study should be of an
independent nature. Council has engaged an urban design firm, Annand Associates Urban Design
to undertake this work on its behalf. As Council is required to undertake this work pursuant to a
planning proposal beneficial to your site, Council will seek to recoup the costs of this work in
accordance with its adopted Cost Recovery Policy, which forms part of Council's adopted Fees
and Charges.
Upon completion of the work, Council will forward an invoice for costs incurred (including
agreed variations). Although a final cost will not be known until the work is satisfactorily
completed, it is expected that it would be in the order of $3 ,000 - $4000, inclusive of GST.
Furthermore, the Department has also requested that due to the current use of the site as a service
station, further information be provided that the site is suitable for the proposed residential use.
This information should be in a form suitable to demonstrate compliance with SEPP 55 Remediation of Land can be achieved. A Phase I Preliminary Site Investigation report should be a
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suitable form of information to meet this requirement. This repo11 is required to be prepared prior
to the draft planning proposal proceeding to the Planning Gateway.
If you require any further assistance please contact our Urban Planner Tom Foster on 9789 9618.

Gill Dawson

-

MANAGER LAND USE & ENVmONMENTAL PLANNING

8 April 2015

G:IES\Strategic Planning\Planning Proposals\998 Punchbowl Road, Punchbowl\Lcncr to Appplicam 04 I 5v2 docx
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Development Facilitation
From:
To:
Date:
Attachments:

Peter Annand <peter@aaud.com.au>
"Montague, Jim" <jmontague@canterbury.nsw.gov.au>
Tue, 28 Apr 2015 11:44:50 +1000
Canterbury Council TOD.doc (222.21 kB)

Dear Jim,
Re: Development in residential areas around centres in Canterbury...
please find attached proposal to structure up some viable residential density zones around Town Centres...
How are you doing....
It has been a while since we last spoke
regards
Peter Annand
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ANNAND ASSOCIATES URBAN DESIGN

24 April 2015

Pty Limited
ACN 058 420 465
ABN 59 058 420 465

Mr Jim Montague
General Manager
Canterbury Council
Beamish Street
CAMPSIE NSW 2194
E: jmontague@canterbury.nsw.gov.au

Level 9, 50 Carrington Street, Sydney, 2000
peter@aaud.com.au

GPO Box 4167, Sydney, NSW 2001
Tel: 0418 280 154

Urban Design and Planning Consultants
Director

Peter Annand BSc(Arch), BArch(Hons), M.T.C.P

Dear Jim
Re: Transit Oriented Development
I notice from looking at some Planning Proposals for Council that Council’s current Planning
Instruments seem inadequate to facilitate redevelopment in residential areas around town
centres/railway stations.
The current approach of piecemeal dealing with Planning Proposals will not satisfactorily address the
situation and is inefficient and is not practical, economical or sustainable.
I would like to suggest that for a modest fee I will investigate one centre and use it as a model to try
and access funds from the department for a Centres Review. The reasons for this are as follows:


Existing centre zonings are in a state of flux (FSR or no FSR). Centres are notoriously difficult
to redevelop anyway given difficulty with amalgamation of small lots.



R4 zonings are generally inadequate to generate redevelopment with heights to maximum of
8.5-11.5m (and 18-21m in Town Centre) and FSR’s to maximum of 0.5-0.9:1 (and no FSR in
Town Centres).

What I propose is as follows. For a single centre:


Investigate land use and planning controls within 200/400/800m walk from the railway station.



Identify sites which may have development potential.



Investigate development feasibility to establish the level of development required in order to
facilitate redevelopment.



Propose a raft of controls (height, FSR, setbacks, open space etc) which may facilitate
redevelopment.

This model could then be applied to other centres either in generic form or on a centre by centre basis.
What do you think? I am happy to drop by for a chat at your convenience.
Regards

Peter Annand
Director
Annand Associates Urban Design
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Re: Development Facilitation
From:
To:
Cc:
Date:

Jim Montague <jmontague@canterbury.nsw.gov.au>
peter@aaud.com.au
cristinap@canterbury.nsw.gov.au
Wed, 29 Apr 2015 08:27:27 +1000

Hi Peter. All good at my end. Could I suggest we meet. Please call my office ( Cristina) to arrange a time. Thanks Jim
Sent from my iPhone
> On 28 Apr 2015, at 11:45 am, "Peter Annand" <peter@aaud.com.au> wrote:
>
> Dear Jim,
> Re: Development in residential areas around centres in Canterbury...
> please find attached proposal to structure up some viable residential density zones around Town Centres...
> How are you doing....
> It has been a while since we last spoke
> regards
> Peter Annand
> <Canterbury Council TOD.doc>
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Mtg: Peter Annand
From:
To:

Cristina Pettenon <cristinap@canterbury.nsw.gov.au>
"Pettenon, Cristina" <cristinap.admcntrpo.ccc_dom@canterbury.nsw.gov.au>, "Montague, Jim"
<jimm.admcntrpo.ccc_dom@canterbury.nsw.gov.au>, "Stavis, Spiro" <spiros.admcntrpo.ccc_dom@canterbury.nsw.gov.au>
Cc:
"Rahme, Eva" <evar@canterbury.nsw.gov.au>
Date:
Thu, 30 Apr 2015 09:27:42 +1000
Attachments: Canterbury Council TOD.doc (222.21 kB)
Please find attached proposal to structure up some viable residential density zones around Town Centres.
Contact: Peter Annand
Annand Associates Urban Design
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ANNAND ASSOCIATES URBAN DESIGN

24 April 2015

Pty Limited
ACN 058 420 465
ABN 59 058 420 465

Mr Jim Montague
General Manager
Canterbury Council
Beamish Street
CAMPSIE NSW 2194
E: jmontague@canterbury.nsw.gov.au

Level 9, 50 Carrington Street, Sydney, 2000
peter@aaud.com.au

GPO Box 4167, Sydney, NSW 2001
Tel: 0418 280 154

Urban Design and Planning Consultants
Director

Peter Annand BSc(Arch), BArch(Hons), M.T.C.P

Dear Jim
Re: Transit Oriented Development
I notice from looking at some Planning Proposals for Council that Council’s current Planning
Instruments seem inadequate to facilitate redevelopment in residential areas around town
centres/railway stations.
The current approach of piecemeal dealing with Planning Proposals will not satisfactorily address the
situation and is inefficient and is not practical, economical or sustainable.
I would like to suggest that for a modest fee I will investigate one centre and use it as a model to try
and access funds from the department for a Centres Review. The reasons for this are as follows:


Existing centre zonings are in a state of flux (FSR or no FSR). Centres are notoriously difficult
to redevelop anyway given difficulty with amalgamation of small lots.



R4 zonings are generally inadequate to generate redevelopment with heights to maximum of
8.5-11.5m (and 18-21m in Town Centre) and FSR’s to maximum of 0.5-0.9:1 (and no FSR in
Town Centres).

What I propose is as follows. For a single centre:


Investigate land use and planning controls within 200/400/800m walk from the railway station.



Identify sites which may have development potential.



Investigate development feasibility to establish the level of development required in order to
facilitate redevelopment.



Propose a raft of controls (height, FSR, setbacks, open space etc) which may facilitate
redevelopment.

This model could then be applied to other centres either in generic form or on a centre by centre basis.
What do you think? I am happy to drop by for a chat at your convenience.
Regards

Peter Annand
Director
Annand Associates Urban Design
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Re: Urban Design Reports
From:
To:
Cc:
Date:

Peter Annand <peter@aaud.com.au>
"Stavis, Spiro" <spiros@canterbury.nsw.gov.au>
"Rahme, Eva" <evar@canterbury.nsw.gov.au>, "Foster, Tom" <tomf@canterbury.nsw.gov.au>
Mon, 11 May 2015 15:59:34 +1000

Eva, when suits you ???
Name a time asap preferably am
peter
On 11/05/2015, at 12:18 PM, Spiro Stavis wrote:
That's
great Peter. Please arrange with Eva. I have a meeting with the owner of Croydon St this Friday, so I need to meet with you prior.

Spiro Stavis | Director City Planning

City of Canterbury 137 Beamish St Campsie NSW 2194
T: 9789 9487 | F: 9789 1542 | spiros@canterbury.nsw.gov.au | www.canterbury.nsw.gov.au
<Mail Attachment.jpeg>
<Mail Attachment.jpeg>
>>> Peter Annand <peter@aaud.com.au> 11/05/2015 11:50 AM >>>
Guys,
I will have reviewed Toms edits on Croydon Street and Punchbowl Road by this arvo....
so can meet tomorrow (tues) 11 am or wednesday (11am)...
Note I have done another review on Croydon street
and find a better FSR with North South buildings and smaller E-W wings to 7 storeys
( and larger !! !to ten!!!)
for discussion in context of departmental review
peter
peter

<Spiro Stavis.vcf>
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Urban Design Reports - Peter Annand
From: Eva Rahme <evar@canterbury.nsw.gov.au>
To:
"Dawson, Gillian" <gilliand@canterbury.nsw.gov.au>, "meeting room - city planning@canterbury.nsw.gov.au", "Stavis, Spiro"
<spiros@canterbury.nsw.gov.au>, "Foster, Tom" <tomf@canterbury.nsw.gov.au>
Date: Mon, 11 May 2015 16:21:40 +1000
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Urban Design Reports - Peter Annand
From: Eva Rahme <evar@canterbury.nsw.gov.au>
To:
"Dawson, Gillian" <gilliand@canterbury.nsw.gov.au>, "Stavis, Spiro" <spiros@canterbury.nsw.gov.au>, "Foster, Tom"
<tomf@canterbury.nsw.gov.au>, "Farleigh, Warren" <warrenf@canterbury.nsw.gov.au>
Date: Tue, 12 May 2015 11:04:30 +1000

Vol 12

167

NSW ICAC EXHIBIT
E16-520-2-1

ANNAND ASSOCIATES URBAN DESIGN

21 May 2015

Pty Limited
ACN 058420 465
ABN 59 058 420 465

Tom Foster
Urban Planner
City of Canterbury
137 Beamish Street
CAMPSIE NSW 2194
E: Tomf@canterbury.nsw.gov.au

Level 9, 50 Carrington Street, Sydney, 2000
peter@aaud.com.au

GPO Box 4167, Sydney, NSW 2001
Tel: 0418 280 154

Urban Design and Planning Consultants
Director

Peter Annand BSc(Arch), BArch(Hons), M.T.C.P

INVOICE: 015/13
RE: 1499 CANTERBURY ROAD/PUNCHBOWL ROAD
URBAN DESIGN REVIEW OF PLANNING PROPOSAL

Task

Hours

%

Cost

1.

Projection initiation/briefing site visit

2

100

400

2.

Preliminary analysis

3

100

600

3. Review against CLEP and DCP

3

100

600

4. SEPP No 65 Review

3

100

600

2

100

400

6. Conclusions

2

100

400

7.

2

100

400

5.

Masterplan Review

Recommendations

-r-z.q-1f.1

Total

$3,400

GST

$ 340

TOTAL THIS INVOICE

$3,740

oL ..\,c, ?'to ·

~

· 2-->f5\1s,

32,1 S · b,~$ .

Please make cheques payable to: ANNAND ASSOCIATES URBAN DESIGN PTY LIMITED
Payment Details for Bank Transfer:
Account Name:
Annand Associates Urban Design Pty Ltd
Bank:
Commonwealth Bank, King & Clarence Street, Sydney
062 032
Account: .
BSB:
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Re: Canterbury Road
From:
To:
Date:

Peter Annand <peter@aaud.com.au>
"Stavis, Spiro" <spiros@canterbury.nsw.gov.au>
Tue, 16 Jun 2015 11:14:01 +1000

Spiro,
Are you wanting me to prepare Urban Design Evaluation as per SEPP No 65 at this stage or do we wait for a DA...???
It seems to me that the proponents scheme is capable of SEPP No65 Compliance
but requires more data (including Landscape Plans ) to be assessed...
My Report is intended for Planning Proposal Review for Department....
I would prefer not to have to rewrite the whole Report at this stage but rather get it off to Department with follow up report to
accompany DA when it is complete ???
What do you reckon ???
peter
On 16/06/2015, at 9:55 AM, Spiro Stavis wrote:
Friday is fine.
He believes that he's addressed the issues raised at our last meeting, i.e. that it will work with the 25m height extension in terms of solar
access/SEPP 65 etc, we need to make sure that this is the case and if not where the non-compliances are.

Spiro Stavis | Director City Planning
City of Canterbury 137 Beamish St Campsie NSW 2194
T: 9789 9487 | F: 9789 1542 |
spiros@canterbury.nsw.gov.au | www.canterbury.nsw.gov.au
<Mail Attachment.jpeg>
<Mail Attachment.png>
>>> Peter Annand <peter@aaud.com.au> 16/06/2015 9:15 AM >>>
Apologies Spiro,
I thought that this had been done.....
Is Friday Ok...My graphics person is away and I will need to source assistance
peter

<Spiro Stavis.vcf>
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RE-SEND
From:
To:
Cc:
Date:
Attachments:

Lili Avval <lili@aaud.com.au>
"Ho, Lisa" <lisah@canterbury.nsw.gov.au>
"Stavis, Spiro" <spiros@canterbury.nsw.gov.au>
Thu, 18 Jun 2015 15:32:31 +1000
998 Punchbowl Road.pdf (12.77 MB)

Lisa/spiro, please check that you can open this immediately !!!
I am going out until Monday !!!
Reply to my address as Lili is away
peter
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Urban Design Review of Planning Proposal
998 Punchbowl Road (1499 Canterbury Rd, Punchbowl)

March / April 2015

By:
Annand Associates Urban Design
Level 9, 50 Carrington Street, Sydney NSW 2000
P: 0418 280 154
E: peter@aaud.com.au

Vol 12

171

NSW ICAC EXHIBIT
E15-0078-37-56

Contents
1.0

Introduction

2.0

Urban Design Analysis

3.0

CLEP/ DCP Discussion
3.1
3.2

4.0

CLEP 2012
DCP

SEPP No 65 Discussion
4.1
4.2

Review against Principles/ Criteria
SEPP No 65 Apartment Design Guidelines

5.0

Canterbury Road Masterplan Discussion

6.0

Conclusions

7.0

Recommendations

Appendices
1.

Urban Design Assessment

2.

CDCP Review

3.

SEPP No 65 Design Guide Assessment

4.

Canterbury Road Corridor Masterplan Assessment

Annand Associates Urban Design

Vol 12

998 Punchbowl Road /1499 Canterbury Road, Punchbowl,
Urban Design Review of Planning Proposal

172

2

NSW ICAC EXHIBIT
E15-0078-37-56

1.0

Introduction

Council has engaged Annand Associates Urban Design to provide an
independent Urban Design Assessment of a Planning Proposal at 998
Punchbowl Rd / 1499 Canterbury Road, Punchbowl.

Subject site
The site is located on the northern side of Canterbury Road, Punchbowl
on the corner of Punchbowl Road. Currently on site is a service station
The property comprises one lot with a total site area of 2005m2, however
is burdened by a reservation for road widening of approximately 178.5m2.

Figure 1 : The Site
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Planning proposal
A Planning Proposal has been submitted for the subject site to amend the
Canterbury LEP 2012 by:
1. Rezoning of site
An amendment to the CLEP 2012 is sought in order to change the
zoning of the land from R3 Medium Density Residential zone to the
R4 High Density Residential zone. This would facilitate redevelopment
of the existing service station as a residential flat building. Under
Planning Proposal PP_2014_001-00, it was proposed to change the
zoning as described and this was previously exhibited, however the
site was subsequently removed from that Planning Proposal and a new
Planning Proposal was commenced, specifically for this site.

2. Amendment to Floor Space Ratio
An amendment to the CLEP 2012 is sought by the proponent in order
to increase the permissible FSR on the site from the current 0.5:1 to
2.2:1. Under Planning Proposal (PP_2014_Cante_001-00), it was
proposed by Council to increase the FSR on the site to 1.8:1 (as
previously exhibited).

3. Amendment to height of buildings map
The Planning Proposal requests a height limit of 15m (5 storeys) to
apply to the site in order to facilitate a residential flat building (RFB) as
previously exhibited under Planning Proposal PP_2014_Cante_001-00.

The table below shows a summary of the proposed changes being sought:
Table 1 : Summarized Changes Proposed

Standard
Zone
Building Height
Floor Space Ratio

Current
R3 Medium
Density Residential
8.5m
0.5:1

Annand Associates Urban Design
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Proposed
R4 Residential
High Density
15m
2.2:1
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Figure 2 : Existing / Proposed Controls
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2.0

Urban Design Analysis

A preliminary review of the documents suggests that an up-zoning of the site from R3 to R4 with a height increase
from 8.5m to 15m (2 storeys to 5 storeys) would seem appropriate based on the delivery of major public benefits
in terms of a 3m widening of Canterbury Road reservation as set out in the Canterbury Road Corridor Masterplan
and a RMS widening as shown on figure 2.
A preliminary review of the proposal according to SEPP No 65 criteria is appended (Appendix 1). The conclusion
of this review follows:

•

The proposal as set out in the proponents Planning Proposal Report is generally not able to be supported.
Whilst building heights are appropriate the proposal fails to accommodate RMS road widening or Council
setbacks nor does it provide any notion of usable communal open space The proposal also requires further
detailed development and documentation to clearly articulate that it can comply in actuality with SEPP No 65
Principles and Guidelines.

•

The proposed building heights 15m (5 storey) seem appropriate within the general framework of building
heights. Note that a building height of 4-6 storeys as proposed in Councils Masterplan document seems
appropriate.

•

An FSR increase from 0:5:1 to 2.2:1 does however represent an over-development of the site. Our
investigations suggest a building height of 5-7 floors (15-21m) and a maximum FSR of 1.8:1 would be more
appropriate, and would be more likely to gather a development outcome compliant with the primary
development controls for the site.

•

A proposed FSR of 2.2:1 and height of 15m do not appear to be achievable given site constraints and
assessment against SEPP No 65 and DCP controls.

•

Note that a clear concise detailed “Landscape Strategy” is required by a qualified Landscape Architect which
addresses:
»»
»»
»»
»»
»»
»»

Deep soil planting
Public domain enhancement
Public/private interface
Podium communal use and semi-deep soil planting opportunities
Communal facilities and amenities proposed
The site is however capable of sustaining a greater maximum building height and FSR than currently
applies and thus we propose a revised development form with increased open space, buildings
generally to 5 stories (15m excluding lift overrun), but with 7 storeys (21m) on the corner to
emphasize this significant intersection. See revised plan and elevation (figures 19,20,21).

»»

This will enable a more appropriate scale and massing for this section of Canterbury Road between
nodes as envisaged in the Canterbury Road Corridor Masterplan.

Annand Associates Urban Design
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3.0

CLEP/ DCP Discussion

3.1

CLEP 2012

The existing CLEP 2012 applies the following controls to the subject site:
•
•
•

Zoning R3 Medium Density Residential
Building Height - 8.5m (2 storey)
Floor Space Ratio - 0.5:1

These generally are not conducive to the redevelopment of the site to a higher use.
COMMENT: Thus a rezoning and height increase is justifiable
The zoning map below illustrates the existing land zoning of the subject site under the Canterbury LEP 2012,
along with the adjacent zones. Note that the site is partly within the SP2 (Classified Road) Infrastructure Zone and
the R3 Medium Density Residential Zone. It shares boundaries with the R3 Medium Density Residential Zone and
the RE1 Public Recreation Zone.
Figure 3 : Zoning / Road Widening

0£1

...
·--

..
3.2

IU

.,

DCP

The Canterbury DCP has been reviewed in the context of the proposal (see Appendix 2).
This suggests that:
The Envelope Diagrams provided for Masterplan sites (key sites/ model projects) do not apply to this site.
Most building envelope controls can be accommodated on-site as can parking and servicing requirements. This
will however, require a redesign of the planning proposal.
The subject site can contribute strongly to the restructuring of the
Canterbury Road cross section as recommended in the Masterplan and the DCP and can facilitate the important
creation ( and dedication ) of the planned road widening.
Annand Associates Urban Design
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4.0

SEPP No 65 Discussion

4.1

Review against Principles/ Criteria

A review of the proposal under the principles/ criteria used in SEPP No 65
is appended (Appendices 1 and 3)
This review concludes the following:
•

Whilst changes to the zoning and increases to height and density for
this site can, in general terms, be supported, the proposal as set out
in the proponents Planning Proposal Report represents an over-development of the site and fails fully to recognise the constraints and
characteristics of this particular site. .

•

A clear concise detailed “Landscape Strategy” is required by a qualified
Landscape Architect which addresses:
oo
oo
oo
oo

Deep soil planting
Public domain
Public/private interface
Podium communal use and semi-deep soil planting
opportunities
oo Communal facilities and amenities proposed

Annand Associates Urban Design
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4.2

SEPP No 65 Apartment Design Guide

A review of the proposal against the Draft Design Guide is included in
Appendix 4 and summarized below and concludes the following:
•

A perimeter slab apartments building can be provided on the subject
site
The site is appropriate for Urban General categorization.

•

COMMENT: The Proposal can contribute significantly to the realisation of
development opportunities with appropriate design development.
There is no reason to believe that the principles and rules of thumb
contained in the Design Guide cannot be fully realised. More work is
however required in order to reach the standard of Design Excellence
sought under SEPP No 65. This relates specifically to communal open
space, deep soil planting, height, floor space and aesthetics.
Figure 4 :Deep Soil Planting
Paving area over
deep soil max 10%

Figure 5 :Building Entries

Figure 6 :Communal Open Space

----- c""""'-"-1_,_.....
· - ·- ··
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Annand Associates Urban Design

Vol 12

998 Punchbowl Road /1499 Canterbury Road, Punchbowl,
Urban Design Review of Planning Proposal

179

9

NSW ICAC EXHIBIT
E15-0078-37-56

5.0

Canterbury Road Masterplan Discussion

The proposal has been reviewed against “The Canterbury Road Corridor
Masterplan”. This is included in Appendix 5 and summarized below.
The subject site is poorly connected to and poorly serviced by local
retail. It comprises an existing service station. The existing zoning R3 and
maximum building height of 8.5m is unlikely to encourage redevelopment.
The site could facilitate a re-profiled Canterbury Road which will facilitate
a vehicle turning / acceleration lane, parking access, and servicing in a
manner which will generate local benefits.
The development of the site will also facilitate improved walkability
particularly along Canterbury Road which is quite hostile to pedestrians at
the moment.
The residential frontage types proposed in the Masterplan are able to be
achieved.

Figure 8 :Garden Courts

The Masterplan envisages development at 4-6 storeys in this location.

Figure 7 : Canterbury Road Masterplan- Model Project

The Site
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6.0

Conclusions

A review of the relevant Council documents including:
•
•
•

CLEP/ DCP
SEPP No 65
Canterbury Road Masterplan

Plus documents provided by the proponent including:
•

Planning Proposal

Suggests that there is potential to alter development controls for this
subject site in the following manner:
oo increase building height to generally 15m (5 storeys) maximum
perhaps with a corner tower to 7 storeys (21m)
oo rezone the site from R3 Medium Density to R4 High Density
oo consideration is required as to the relevance of the 45o height
planes from residential boundaries, given that other similar sites
around the park could well be redeveloped in a similar manner in
the future.
oo permit localized building heights to 7 storeys at the corner with
some reduction in building bulk and footprint to facilitate communal open space.
These increases are however dependent on the following:
oo the provision of the proposed street widening to Canterbury Road
as required by RMS as well as that recommended in the Canterbury
Road Masterplan and the DCP.
oo the above mentioned improved provision and location of on-site
Communal Open Space

This is discussed further below under the following headings:
a. Compliance with RMS road widening requirements
b. Compliance with Council setbacks (including 9m setback to
Canterbury Road which includes 3m for reserve widening)
c. Improved communal open space for use by residents desirably in the
N-E corner of the site and perhaps also as roof garden
d. Improved interface to Punchbowl and Canterbury Roads including
avenue tree planting in street verges.
e. Possible inclusion of tower element on corner of Punchbowl and
Canterbury Roads.
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a.

Compliance with RMS road widening requirements

RMS requires dedication of a 4-5m strip as indicated access the complete
frontage of the site to Canterbury Road (See figure 9)

Figure 9 :The site (with RMS dedication removed) and council setbacks applied

Side setback 6m = 1/2 x 12 SEPP No 65
Building separation distance

6m setback to Punchbowl
Road frontage
6m

6m

6m
Site Area = 2000 m2

9m

Shaded area RMS
reservation for
future widening of
Canterbury Road
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b.

Compliance with Council setbacks

Council have a number of setback requirements (DCP) for this site as set
out below (figure 10 ) Note that a 9m setback is required to Canterbury
Road (which includes a 3m dedication to Canterbury Road).
The above compliances will cause the loss of approximately 290 m2 or
about 3 unit equivalents.

Figure 10 : Implications of Council setbacks

Footprint according
to Council setbacks

Sub
Stat
io

n

Revised Development
site

9m setback

i~

!
RMS Road widening
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c.

Improved Communal Open Space

Currently the only communal open space provided is contained within the
perimeter setbacks.
It is proposed that a generous area of communal open space be provided
in the N-E corner of the site about approximately 315 m2 (see figures 11,12).
Note that a further area could be provided as a roof garden that can
provide approximately 215m2 of communal open space.

Figure 11 : Possible communal open space

Ground Floor
GFA=650 m 2
Communal= 375 m'
Private = 610 m'
Total = 985 m'

Figure 12 : Possible Roof Garden

Tower footprint
Roof Garden

Terrace

\
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d.
Improved interface with Punchbowl and Canterbury
Roads
Avenue verge planting should be provided to both of these streets to
Council specification.
Note that the Canterbury Road Masterplan recommends a second row of
avenue trees in the front setback (deep soil zone).
This should desirably be continued around the corner into Punchbowl
Road.

Figure 13 : Possible Public Domain Improvements

}
m

F + 170
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e.
Possible tower corner element to Punchbowl Road /
Canterbury Road intersection
This corner marks the arrival into Canterbury LGA ( north side of road) with
the intersection Punchbowl Road is a significant intersection.
Thus there is a case for a corner tower element of one or two storeys
to mark this focal point. This would enable a slightly more intensive
development outcome on a strict application of the building setbacks at
the currently proposed maximum building height.

Figure 14 : Possible Corner Tower
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f. Development Yield
Current controls permit at maximum building height of 8.5 m ( 2 storeys)
and an FSR of 0.5:1.
The proponent has proposed an uplift to permit a maximum height of 15m
(5 storeys) and an FSR of 2.2:1
The combination of factors (increased setbacks, provision of communal
open space significantly reduces the site cover and the amount of floor
space per level. (see figures 15 to 17)
The table below indicated approximate development yield (GFA) for 3 different scenarios:
A. The proponents Planning Proposal (not achievable once setbacks
are factored in)
B. A revised plan accommodating setbacks(non compliant open space)
C. A revised plan accommodating setbacks as well as a significant improvement to communal open space provision
Table 2 Development Yield

Ground
Level 1
Level 2
Level 3
Level 4
Level 5
Level 6
Total
A.

A
Planning
Proposal
988
988
988
988
660

B
Revised Plan
setbacks
766
766
766
766
600

4612

3640

C
Revised + court
650
650
650
650
650
250
250
3500

988 x 4 = 3952 + 660 = 4612

÷ 2005 = 2.3:1 (51)

B. 760 x 4 = 3040 + 600 = 3640

÷ 2005 = 1.8:1 (40)

C. 650 x 5 = 3250 + 250 = 3500
+ 250 = 3750

÷ 2005 = 1.75:1 (38)
÷ 2005 = 1.87:1 (42)

3250

Note that:
• Scenario A delivers approximately 2.3:1 at 5 stories as proposed by the
applicant (unable to be achieved as it does not comply with primary
development controls like setbacks).
• Scenario B delivers approximately 1.8:1 at 5 storeys, note that this is
the basis for Council recommended Planning Proposal (complies with
setbacks but not communal open space requirements).
• Scenario C (with a significant Communal Open Space and a corner
tower) delivers between 1.75:1 - 1.87:1 (with single or two level tower)
on top of the 5 storey building
Annand Associates Urban Design
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Figure 15 : Scenario A : Planning Proposal

Ground Floor Plan

Upper Plan

Elevation
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Figure 16 : Scenario B

Ground Floor Plan

Ground Floor
GFA=650 m2
Communal = 375 m2
Private= 610 m2
Total = 985 m2
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Figure 17 : Scenario C
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Parking
Note that the maximum parking basement area available outside of
setback areas (deep soil zone) is 838 m2 which will generate a maximum
parking yield of approximately 24 cars / basement.
At Council Code provision this would suggest approximately 20 x 2 br
dwellings which would suggest an FSR of approximately 0.9:1
Alternatively additional basements may be required.

2005 x 1.8:1 = 3609 ÷ 90 = 40 units

i.e 40 +8 = 48 Cars

2005 x 2:1 = 4010 ÷ 90 = 45 units

i.e 45 + 5 = 50 Cars

2005 x 2.2:1 = 4411 ÷ 90 = 49 units

i.e 49 + 10 = 60 Cars

Thus an FSR of 1.8:1 will require approximately 2 basements, FSR of 2:1
simillar and FSR of 2.2:1 will require more than 2 basements.

Figure 18 : Possible Parking
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7.0

Recommendations

1. Seek to further amalgamate sites on Canterbury Road and Punchbowl
Road if at all possible
2. Rezone the subject site from R3 to R4
3. Permit modified height limits as set out below (figures 19,20,21)
permitting development to a maximum of 5 storeys /15m, perhaps
with a 7 storey on the corner.
4. Balance the floor space increase (additional height to 6-7 storeys on
Corner), with reduction in site cover to facilitate provision of communal
open space.
5. Provide additional 3m setback for the improvements of Canterbury
Road reservation, as identified in the Canterbury Road Masterplan and
Council DCP.
6. Develop lower level apartments to Punchbowl Road/ Canterbury Road
with a small entry forecourts (and desirably deep soil planting) and
direct pedestrian entry from the street.
7. Provide for RMS road widening across the whole Canterbury Road
frontage.
8. Engage services of qualified landscape Architect in order to:
•

Explore deep soil planting potential

•

Provide a coherent and functional plan for the communal
courtyard in N-E corner and possible roof garden

•

Provide details for public/ private edge treatments (and deep
soil opportunity)

•

Facilitate strong street planting to Canterbury Road, and
Punchbowl Road.

•

Investigate potential for optimising deep soil planting around
the perimeter of the site where possible

12. Provide direct pedestrian access/ entries to RFB from Canterbury Road,
and Punchbowl Road.
13. Create avenue street tree planting to Canterbury Road to improve
pedestrian safety and amenity and improve the residential environment
14. Create street tree planting to Punchbowl Road to enhance street
amenity
15. Deep planters (1-1.5m) should be considered on the parking podium
to provide semi-deep soil and allow reasonably large tree planting on
podium.
Annand Associates Urban Design
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16. The Landscape Plan should carefully articulate the future design and
communal use of the communal open space by residents.
17. Consider Common facilities and amenities for residents (eg: meeting
rooms, gym, pool, barbecues, etc) and readily accessible to all residents.
18. Small private courtyard spaces should be provided between street
frontage and front of residential buildings and fronting onto courtyard
podium. Access to ground floor units should desirably be provided
directly from the street.
19. Balconies and terraces should be capable of containing appropriate
furniture and should be landscaped for privacy and amenity.
Figure 19 : Possible communal open space
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Figure 20 : Possible Roof Garden
F + 170 =650 m'
170m'

RoofGardl:'n

Ground Floor
GFA=650m'
Communal= 375 m'
Private = 61 o m'
Total =985 m'

Figure 21 : Possible Corner Tower
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Appendices
1499 Canterbury Rd / 998 Punchbowl Rd
1. Urban Design Assessment
2. Canterbury Development Control Plan 2012
3. Assessment Against Apartment Design Guide
4. Canterbury Road Masterplan Assessment
5. Urban Design Study Review
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Appendix 1
Urban Design Assessment
REPORT OF THE URBAN DESIGN REVIEW
April 2015
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ITEM

Date of Assessment:

April 2015

Applicant:

----------------------------

Architect:

----------------------------

Property Address:

1499 Canterbury Road/998 Punchbowl Rd,
Punchbowl, NSW

Description:

Residential R4

No. of Buildings:

Integrated development

No. of Storeys:

Approx 5 storeys plus

No. of Units:

Approx 45 units

Consent Authority Responsible:

Canterbury City Council

Application No.:

N/A

Declaration of Conflict of Interest:

Nil
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SEPP 65 – Design Quality of
Residential Flat Buildings

Comments

Context
Good design responds and contributes to its
context.
Context can be defined as the key natural and
built features of an area.
Responding to context involves identifying
the desirable elements of a location’s current
character or, in the case of precincts
undergoing a transition, the desired future
character as stated in planning and design
policies. New buildings will thereby contribute
to the quality and identity of the area.

The proposal fits generally into the Desired Future Character
of Canterbury Road.
The Masterplan promotes a series of mixed-use activity nodes
along the road with roadside service, mixed-use and/or
residential development between.
This site is not designated as a node and is therefore suited to
residential use.
The Canterbury Road Corridor can be enhanced by such
development to revitalize the generally obsolete and
unattractive roadside service station use.
Note that the RMS has specific road engineering
requirements, which do not necessarily facilitate “context
sensitive” road and land-use design. They should be further
consulted in this regard.

Scale
Good design provides an appropriate scale in
terms of the bulk and height that suits the scale
of the street and the surrounding buildings.
Establishing an appropriate scale requires a
considered response to the scale of existing
development. In precincts undergoing a
transition, proposed bulk and height needs
to achieve the scale identified for the desired
future character of the area.

The proposal presents as a 5 storey perimeter slab building to
permit optimization of solar access and ventilation to units as
well as passive surveillance.
It is proposed that tree planting will also be used to mediate
the transition to adjacent residential cottage uses.
Note that the Masterplan suggests a building height of
approximately 3-6 storeys.
It is felt that additional storeys could emphasize the corner
of this part of Canterbury Road which is not a “node”, but
nevertheless is a major intersection .
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Built Form
Good design achieves an appropriate built form
for a site and the building’s purpose, in terms of
building alignments, proportions, building type
and the manipulation of building elements.
Appropriate built form defines the public
domain, contributes to the character of
streetscapes and parks, including their views
and vistas, and provides internal amenity and
outlook.

The Canterbury Road Masterplan seeks to propose a 5-6 storey perimeter slab building fronting Canterbury Road and set
back above level 3.
The proposal is for a 5 storey slab / tower parallel with
Canterbury Road.
A modified proposal will deliver a similar floor space, will permit more solar penetration into and through the site, and will
provide / enhance communal open space provision.
A 6-7th storey corner element could emphasize this section
of Canterbury Road at this significant corner.

Density
Good design has a density appropriate for a site
and its context, in terms of floor space yields (or
number of units or residents).
Appropriate densities are sustainable and
consistent with the existing density in an area
or, in precincts undergoing a transition, are
consistent with the stated desired future
density. Sustainable densities respond to the
regional context, availability of infrastructure,
public transport, community facilities and
environmental quality.

The proponent has proposed a floor space ratio of 2.2:1
yielding 50 units in a mix of 1,2 and 3 bedroom units.
The density is too high as evidenced by the lack of communal
open space provision, and inadequate setbacks and can
be better achieved with a 5 storey slab building fronting
Canterbury Road turning the corner at a recommended FSR
of 1.8:1 perhaps with a slightly taller corner tower element
(levels 6 and 7 ).

Resource, energy and water efficiency
Good design makes efficient use of natural
resources, energy and water throughout its full
life cycle, including construction.
Sustainability is integral to the design process.
Aspects include demolition of existing
structures, recycling of materials, selection
of appropriate and sustainable materials,
adaptability and reuse of buildings, layouts
and built form, passive solar design principles,
efficient appliances and mechanical services,
soil zones for vegetation and reuse of water.

Annand Associates Urban Design
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The proposal, once redesigned, should be able to comply
with BASIX and with SEPP No 65 Rules of Thumb with respect
to hours of sunlight, cross ventilation, overshadowing etc.
This needs to be demonstrated.
Such a building should however be able to contribute further
with respect to:
• Solar collectors
• WSUD/water collection/ detention and re-use for
irrigation
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Landscape
Good design recognizes that together
landscape and buildings operate as an
integrated and sustainable system, resulting in
greater aesthetic quality and amenity for both
occupants and the adjoining public domain.
Landscape design builds on the existing site’s
natural and cultural features in responsible and
creative ways.
It enhances the development’s natural
environmental performance by co-ordinating
water and soil management, solar access,
micro-climate, tree canopy and habitat values.
It contributes to the positive image and
contextual fit of development through respect
for streetscape and neighborhood character, or
desired future character.
Landscape design should optimize usability,
privacy and social opportunity, equitable access
and respect for neighbours’ amenity, and
provide for practical establishment and long
term management.
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The following landscape opportunities should be explored
(with the assistance of a certified Landscape Architect)
•

Avenue street tree planting to Canterbury Road to
improve pedestrian safety and amenity and improve
the residential environment

•

Street tree planting to Punchbowl Road.

•

Deep soil planting to site perimeters (within setbacks).

•

In this case setback strips 3-5m along street frontages
should be considered to contribute to deep soil street
treatments and soften buildings to the streets and
further supplemented by a generous deep soil zone
associated with the communal open space.

•

The Landscape Plan should carefully articulate the
future design and communal use of the communal
open space and possible roof garden by residents.

•

Common facilities and amenities for residents
(eg: meeting rooms, gym, pool, barbecues, etc) should
be readily accessible to all residents

•

Small private courtyard spaces should be provided between street frontage and front of residential
buildings and adjacent properties.
Access to ground floor apartments should desirably
be provided directly from the street.

•

Balconies and terraces should be capable of
containing appropriate furniture and should be
landscaped for privacy and amenity.

998 Punchbowl Road /1499 Canterbury Road, Punchbowl,
Urban Design Review of Planning Proposal

199

29

NSW ICAC EXHIBIT
E15-0078-37-56

Amenity
Good design provides amenity through the
physical, spatial and environmental quality of a
development.
Optimizing amenity requires appropriate room
dimensions and shapes, access to sunlight,
natural ventilation, visual and acoustic privacy,
storage, indoor and outdoor space, efficient
layouts and service areas, outlook and ease
of access for all age groups and degrees of
mobility.

The current plans are not sufficiently detailed to confirm
appropriate provision of amenities and communal
facilities
The plans are also not sufficiently detailed to comment on
size, location or design of rooms, balconies, storage, corridors,
natural ventilation, foyers etc in terms of SEPP No 65
requirements. This will come later at DA stage. There are no
apparent reasons why the above should not be provided,
although the design quality requires further work.

Safety and security
Good design optimizes safety and security, both
internal to the development and for the public
domain.
This is achieved by maximizing overlooking of
public and communal spaces while maintaining
internal privacy, avoiding dark and non-visible
areas, maximizing activity on streets, providing
clear, safe access points, providing quality public
spaces that cater for desired recreational uses,
providing lighting appropriate to the location
and desired activities, and clear definition
between public and private spaces.

Social,
dimensions
affordability

and

housing

Good design responds to the social context
and needs of the local community in terms of
lifestyles, affordability, and access to
social facilities.
New developments should optimize the
provision of housing to suit the social mix and
needs in the neighborhood or, in the case of
precincts undergoing transition, provide for the
desired future community.
New developments should address housing
affordability by optimizing the provision of
economic housing choices and providing a mix
of housing types to cater for different budgets
and housing needs.
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The proposal caters to safety and security in the
following ways:
• Residences generally provide passive surveillance
to public domain and communal areas, however,
further CPTED principles should be incorporated into
detailed design
• Secure parking for residents is able to be
provided
• Residential entries are able to be designed for safety
• Ground floor residences should have direct entry from
the street
Further work will be required with redesign.

The proposal needs to clearly articulate:
• The dwelling mix
• Any proposals for affordable housing
• Provision of landscaped open space and facilities for
use of residents
• Any proposals for provision of facilities/amenities for
the wider public /community benefit.
• Clear explanation of how SEPP No 65 criteria and
Rules of Thumbs may be addressed
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Aesthetics

Quality aesthetics require the appropriate
composition of building elements, textures,
materials and colours and reflect the use,
internal design and structure of the
development. Aesthetics should respond to
the environment and context, particularly to
desirable elements of the existing streetscape
or, in precincts undergoing transition,
contribute to the desired future character of the
area.

The proposal needs to provide a variety of plans,
elevations, and 3D Models, which generate a clear
understanding of what the proposal will look like and
what the driving aesthetic elements might be from
major viewpoints.
Note that views and vistas from Canterbury Road and Punchbowl Road should be shown.
The proponents have not made a very good start on this with
their planning proposal documentation thus far.

CONCLUSION
•

The proposal as set out in the Planning Proposal Report requires significant changes to the
building footprint for the provision of communal open space. It also requires further detailed
development and documentation to clearly articulate that it does comply in actuality with SEPP No 65
Principles and Guidelines ( This will be required later with DA).

•

Whilst we are comfortable with the general height, we are nevertheless, concerned that the
proposed footprint may be excessive and that setbacks to Canterbury Road are inadequate. We note
that heights varying between 3 and 6 storeys are the acceptable heights for the Canterbury Road
frontage and would consider 6-7 storeys on the corner in exchange for lesser site cover and provision
of more generous and useful communal open space.

•

Note that a clear concise detailed “Landscape Strategy” is required by a qualified Landscape
Architect which addresses:
•
•
•
•
•

•

Deep soil planting
Public domain
Public/private interface
Roof Gardens, communal use and semi-deep soil planting opportunities
Communal facilities and amenities proposed

The amalgamation of the corner service station site (1499 Canterbury Road) with adjacent residences
particularly the two properties to the north on Punchbowl Road would be highly desirable to
optimise the development of this site and to facilitate additional corner height proposed. This is
desirable but not absolutely necessary.
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Appendix 2
Canterbury Development Control Plan 2012
REPORT OF THE CANTERBURY DEVELOPMENT CONTROL PLAN 2012 REVIEW
April 2015
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The Canterbury DCP 2012 is a single DCP covering the whole LGA.
Consequently it covers a wide range of issues many of which have no
reference to the subject site and often in a generic manner.
Nevertheless, we will attempt to draw out relevant aspects of the
DCP and assess how the proposal performs against it.
UNDER PART 3- RESIDENTIAL ZONES
Canterbury Road is identified as an area of major interest zoned
variously as B2 Local Centre, B5 Business Development and B6
Enterprise Corridor. This western end of Canterbury Road is predominantly zoned R3-Medium Density Residential. This was not the intention of the Canterbury Road Corridor Masterplan.
3.1 ENVELOPE CONTROLS
COMMENT:

Note that more complex envelope diagrams are provided for
“Masterplan” sites. The subject site is not designated in the DCP as
such.

3.1.1

SITE AMALGAMATION

Site amalgamation is encouraged in order to achieve optimum
development potential/density and improve access to parking/
servicing.
COMMENT: The site is at the corner of Canterbury Road and
Punchbowl Road should be amalgamated with adjacent sites if
possible (particularly the two properties to the north outcomes) to
facilitate a improved development outcomes.

3.1.2

AVOID ISOLATING SITES

See discussion on amalgamation
COMMENT: Adjacent sites will not be substantially isolated by the
development of the subject site.

3.1.3

RETENTION OF TRADITIONAL FACADES

NA
Annand Associates Urban Design

Vol 12

998 Punchbowl Road /1499 Canterbury Road, Punchbowl,
Urban Design Review of Planning Proposal

203

33

NSW ICAC EXHIBIT
E15-0078-37-56

3.1.4
•

MAJOR SITES

Major sites are identified within neighborhood and town
centres that may be able to accommodate additional height.
The subject site is not so identified.
COMMENT: The subject site is not so identified.
Nevertheless being located at a major intersection it is an
important site and care needs to taken with any new development.

3.1.5

HEIGHT

•

CLEP Controls height (in this case 8.5m) based on the site being
Medium Density Residential.

•

This suggests 2-3 storey development residential.

COMMENT: This was not what was intended in the Canterbury Road
Masterplan. Height increases as recommended are desirable to
facilitate redevelopment.

3.1.6

DEPTH

18m for residential
COMMENT: This is acceptable and achievable

3.1.7

SETBACKS

Front
•

•

Additional setbacks (3m) are proposed along Canterbury Road in
order to facilitate an improved street section including parking
/ landscaped verge and can too of the 4-5m required for Road
widening by RMS.
Setbacks to facilitate private Courtyards for ground floor dwellings are required (6m)
COMMENT: This can be achieved, but will require a redesign.
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Side Setbacks
•
•

The side setback could cause problems with adjacent residential
zonings. This needs to be considered in the context of future
development of adjacent sites.
Building separation required under SEPP 65 need to be complied
with.
COMMENT: Able to comply

RESIDENTIAL

COMMERCIAL BUS.NESS
MIXED USE ZONING

ZONING

Figure A 2.1: Side Setback

Rear Setbacks
•
•
•

;

Boundary with residential zone
45o from residential boundary fence top (1.8m)
See above
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3.1.8

RESIDENTIAL
ZONING

BUILDING SEPARATION

6m

6m

6m

6m

COMMERCIAL BUSINESS
MIXED USE ZONING

Figure A 2.2: Rear Setback

See SEPP NO 65
COMMENT: Can comply

3.1.9

PUBLIC DOMAIN

COMMENT:

The proposal is able to contribute strongly to public domain
landscaping of Canterbury and Punchbowl Road.

3.1.10

PARKING

COMMENT:

The proposal is able to comply with Council parking requirements
and circulation.
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3.2
3.2.1

DESIGN CONTROLS
CONTEXT

COMMENT: The proposal is able to fit into the evolving Canterbury
Road context desirably as high density residential (R4).

3.2.2

STREET ADDRESS

COMMENT: The proposal is able to satisfactorily attend to street

address issues.

3.2.3

FACADE

COMMENT:

The proposal is able to provide appropriate facade design and
articulation at DA stage. This does require significant further work.

3.2.4

FACADE DETAILS

COMMENT: The proposal is able to provide appropriately detailed

facades at DA stage (see above).

3.2.5

SHOPFRONTS

COMMENT: NA

3.2.6

ROOF DESIGN

COMMENT: The proposal is able to comply with roof design issues
included in the DCP.
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3.2.7

CORNERS, GATEWAYS AND FOREGROUNDS

There are identified in Appendix 1 and Masterplan diagrams.
Important corners are to be emphasized as well as
gateways, to centres etc. These may vary setback requirements.

COMMENT: Note that whilst not specifically identified as such, the
subject site could function as a gateway to the Canterbury LGA and
as such could qualify as recommended for additional height on the

important corner of Canterbury Road and Punchbowl Road.

3.2.8

SERVICES / UTILITIES

COMMENT: These issues can generally be accommodated with the

project.

3.2.9

FRONTAGE TYPES

The DCP acknowledges a range of possible frontage types including
an urban residential setback.
COMMENT: The proposal is able to provide the above.
Figure A2.3 : Urban frontage type residential
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3.3

PERFORMANCE CONTROLS

3.3.1

VISUAL PRIVACY

COMMENT: Can be achieved

3.3.2

ACOUSTIC PRIVACY

COMMENT: Can be accommodated

3.3.3

OPEN SPACE

Private and common open space can be provided according to DCP
Controls,but not in a usable format. It is suggested that the footprint
be reduced in the N-E corner of the site for communal open space
and floor space be moved to create a corner feature at the corner of
Punchbowl Road and Canterbury Road.
COMMENT: Provide appropriate amount of usable communal open

space.

Planting on structures in communal area
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3.3.4

INTEGRATED DWELLING DESIGN

COMMENT: Able to be incorporated

3.3.5

HOUSING CHOICE

COMMENT: Able to incorporated

3.3.6

CREATION OF NEW LANES

COMMENT: N.A
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APPENDIX

3.3

CANTERBURY ROAD STRUCTURE PLANS
The subject site is identified as providing opportunities for higher density residential:
COMMENT: Note that the subject site will permit the restructuring of Canterbury Road as required by

RMS.

UNDER PART 3A- FOOTPATH TRADING
N.A able to be complied with
UNDER PART 4- INDUSTRIAL DEVELOPMENT
N.A
UNDER PART 5- SPECIFIC DEVELOPMENT TYPES
5.1 ADVERTISING/ SIGNAGE
N.A
5.2 AMUSEMENT CENTRES
N.A
5.3 CHILDREN CENTRES
N.A
5.4 RESTRICTED PREMISES
N.A
5.5 TAXI OPERATIONS
N.A
5.6 TELECOMMUNICATIONS
N.A
5.7 WILLS OVAL
N.A

UNDER PART 6- GENERAL CONTROLS
COMMENT: These issues can all be addressed with more detailed concept or DA design. There is no reason be
believe that they cannot be complied with.
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CONCLUSION
•

•
•
•
•

The R3 zoning is not appropriate for a major redevelopment site. The Envelope Diagrams provided for Masterplan sites (key sites/ model projects) actually apply to this site and promote residential apartments within a
4-6 storey landscaped framework.
Site amalgamation is desirable in order to optimize development potential of the site and prevent isolation of
northern properties between the subject site and the drainage canal.
Most building envelope controls can be accommodated as can parking and servicing requirements.
The subject site can contribute to the restructuring of Canterbury Road cross section as recommended in the
Masterplan and the DCP and can facilitate the road widening as proposed by the RMS.
Note however that: the proponents Planning Proposal fails to provide appropriate setbacks and also does not
provide adequate communal open space
Figure A2.4 :The site (with RMS dedication removed) and council setbacks applied
Side setback 6m = 1/2 x 12 SEPP No 65

6m setback to
Punchbowl Road
frontage

Building separation distance

Site Area = 2000 m2

Sub Station

Shaded area RMS
reservation for
future widening
of Canterbury
Road

9m setback to Canterbury Road as
required by C DCP 2012
(3m for future parking lane+ 6m front
courtyard for residential), 3m is in addition to RMS requirements

Figure A2.5 : Implications of Council setbacks

Revised Development
site

Sub

Stat
io

n

Footprint according
to Council setbacks

RMS Road
widening
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Appendix 3
Assessment Against Apartment Design Guide
REPORT OF THE ASSESSMENT AGAINST APARTMENT DESIGN GUIDE (DRAFT)
April 2015
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The Apartment Design Guide provides detailed means to implement
SEPP No 65 including:
PRINCIPLES
1.
2.
3.
4.
5.
6.
7.
8.
9.

Context and neighborhood character
Built form and scale
Density
Sustainability
Landscape
Amenity
Safety
Housing Diversity and Social Interaction
Architectural Expression

These are reviewed below:
1.0

IDENTIFYING THE CONTEXT

1.1

APARTMENT TYPES

A range of apartment types is set out which may be appropriate.
These include:
•
Narrow infill apartments
•
Row apartments
•
Shop top apartments
•
Courtyard apartments
•
Perimeter block apartments
•
Tower apartments
•
Hybrid developments
COMMENT: Many of these have relevance, although a perimeter

block / hybrid is likely.

1.2

LOCAL CHARACTER AND CONTEXT

The Designated Future Character of the Canterbury Road Corridor
includes a range of different characters including:
•
•
•
•
•

Urban Core
Urban Centre
Urban General
Enterprise Area
Urban Residential
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The subject site is proposed as a Medium Density Residential Area
rather than the Urban Residential originally recommended in the
Masterplan.
The Masterplan shows the site as an Urban Residential Area approximately 400m from an urban centre node (at Cullens Road).
COMMENT: Given the size of the site it is possible to make a case for a
higher /more dense urban general land-use / development type in this
location.

The Guidelines use the categories:
•
Strategic centres
•
Local centres
•
Urban neighborhoods
•
Suburban neighborhoods
COMMENT: In this context the “Urban Neighborhood” category
seems most appropriate

THE RANGE OF SCALES
The Guidelines discuss the following:
1. Wider Scale - relates to wider context of the corridor
2. Neighborhood Scale - includes the Urban Core Areas
3. Streetscape Scale - deals with the character of streets
particularly Canterbury Road (which is undergoing a major
urban transformation) and Punchbowl Road (which remain
predominantly cottage residential areas).
4. Site Scale - relating the individual site scale to neighboring scale
(the evolving corridor context)

PRECINCTS AND INDIVIDUAL SITES
This includes large sites and amalgamations, corner sites, development potential and minimizing left over or isolated sites.
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PRECINCTS
The guidelines recommend Precinct Plans to provide the following
opportunities:
•
•
•
•
•
•
•
•

Improving connections
Improving public domain networks
Incorporating mixed- use
Integrated heritage
Improving housing diversity
Providing opportunities for new community facilities
Improving environmental efficiencies
Supporting flexibility to improve amenity
COMMENT: The proposal can contribute significantly to the
achievement of these opportunities within a local context.
Note that the Canterbury Road Corridor Masterplan proposed
higher density residential development in this area adjacent to
Punchbowl Park.

Figure A3.1 : Urban Residential Development (source: Canterbury Road Masterplan)
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2.0

DEVELOPING THE CONTROLS

This section of the Guidelines discusses the major influences on
building form and building envelopes.
2.1

PRIMARY CONTROLS

Primary controls include:
•
•
•
•
•
•

tree retention
setbacks
deep soil zones and basements
building separation and depth
building performance and orientation
3D building envelope
COMMENT: The proposal needs to more clearly articulate deep soil

zones, and basements, common open space and building form /
site cover.

2.2

BUILDING ENVELOPES

COMMENT:

The proposed envelope is clearly set out but not convincingly
justified particularly with respect to site cover / communal open
space. Note that it does not accommodate the road widening
recommendation or the applicable building setbacks.

2.3

BUILDING HEIGHTS

COMMENT:

The proposal shows how the en as per DCP Controls.
The overall height however, is generally acceptable within the
Canterbury Road evolving framework.
Note that some additional height can be justified as a corner
element to compensate for floor space lost to communal open
space.
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2.4

FLOOR SPACE RATIO

COMMENT:

It should be noted, however, that the currently very low FSR control
reduces opportunities for development. This should be raised in
order to support development.
Our calculations and Urban Design Analysis confirm that an FSR of
1.8:1 is appropriate.

2.5

BUILDING DEPTH

COMMENT: The proposal is able to comply with maximum depths
(12-18m for residential)

2.6

BUILDING SEPARATION

The Guide proposes quite specific separations for different heights.
COMMENT: The proposal is able to conform with guidelines

2.7

STREET SETBACKS

The proposal does not currently conform with street setbacks.
COMMENT:

Note that deep soil areas around perimeter are desirable and these
should be included as setback zones (and with no basements
under). Note also that road widening reservations need to be
incorporated.

2.8

SIDE AND REAR SETBACKS

COMMENT:

The proposal is able to comply with side and rear setbacks, which
are effectively to streets and adjacent residences (which may
redevelop in the future)
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3.0

SITING THE DEVELOPMENT

3.1

SITE ANALYSIS

COMMENT: Site analysis is not provided adequately and requires reinforcement in forms of:
•
•
•
•
•
•

Contamination service station site
Geo-technical information
Building entries
Car-park footprint and depth
Solar access
Shadow impacts

Figure A3.2 : Site Analysis

Site Characteristics

The Site

/

SUMMER SUN

~
SUN

6
3.2

ORIENTATION

COMMENT: The proposal suggests a single slab block located centrally on the site finally all space between
minimum (and often inadequate) setbacks. A further set back is proposed for the N-E corner for the provision of
communal open space

3.3

PUBLIC DOMAIN INTERFACE

The interface with surrounding streets needs clarification via:
•
•

Canterbury Road
Punchbowl Road

In order to clearly indicate how the interface works, where there is deep soil potential, how public activation and
/or surveillance is to be achieved, and how buildings interact with the street.
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3.4

COMMUNAL AND PUBLIC OPEN SPACE

COMMENT:
The proposal does not provide for a usable communal open space.
This should be reviewed. Clarification is also required in terms of levels,
interface with surrounding residences, landscape design, function and
community amenity and location of and soil depth of planters for internal
tree planting. Note that a communal roof garden may also be beneficial.

3.5 DEEP SOIL ZONES
COMMENT: It should be noted that there are conditions where deep soil
zones are difficult to achieve. This should not be the case on the subject
site.

Pavi ng area over
deep soi l max 10%

Services

Deep soi l area

min6.0m wide
Deep soil zone

Building zone

3.6 VISUAL PRIVACY
The Guidelines are quite specific about mechanisms to protect
visual privacy
COMMENT: It is envisaged that adequate visual privacy can be provided
in detailed design.
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3.7 PEDESTRIAN ACCESS AND ENTRIES
Building entries should be attractive, direct, obvious and safe
COMMENT: It is envisaged that adequate pedestrian access/ entries can
be provided.
Note that direct street entry to ground floor apartments is desirable where
possible and apartment buildings should desirably address streets.

3.8 VEHICLE ACCESS
Vehicle access will not be possible from Canterbury Road
COMMENT: It would be desirable for all parking and service access to be
provided from Punchbowl Road.

3.9 BICYCLE AND CAR PARKING
COMMENT: There is no reason why the guidelines cannot be met.

CONCLUSION
A review of the proposal against the Apartment Design Guide concludes
the following:
•

A High Density Residential perimeter slab apartment buildings can be
provided on the subject site

•

The site is appropriate for Urban Residential categorization rather
than medium density residential.

•

The proposal should generally be able to comply with the SEPP No 65
Guide.

•

Redesign is desirable to improve communal open space provision

•

Additional height might be permitted on the corner in order to achieve
road widening, setbacks and increased communal open space.
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Appendix 4
Canterbury Road Masterplan Assessment
REPORT OF THE CANTERBURY ROAD MASTERPLAN REVIEW
April 2015

Annand Associates Urban Design

Vol 12

642 - 644 Canterbury Road, Urban Design Review of Planning Proposal

51

221

NSW ICAC EXHIBIT
E15-0078-37-56

CANTERBURY ROAD MASTERPLAN ASSESSMENT
The Masterplan reviews the existing situation in terms of:
•

Existing Centres –

COMMENT:
Note that the site is on the edge of a significant intersection at the
entrance to Canterbury LGA, which is not directly serviced by a
local centre.
Figure A4.1 : Masterplan Nodes

The Site

•

Land use –
COMMENT: The site comprises low density residential uses, ready

COMMENT: The site is at the intersection of Canterbury Road and

•

PUN

Punchbowl Road at the entry to Canterbury LGA.

OW

L RO

Urban Structure –

CHB

•

AD

for change.

Existing Zoning –

The site is zoned Medium Density R3 along the Canterbury Road
Corridor.

CANTERBURY ROAD

COMMENT: This does not facilitate redevelopment

Figure A4.2: The Site
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THE VISION
The Masterplan proposes 10 primary pedestrian nodes along
Canterbury Road which coincide with Urban core and Urban Centre
categories (see figure below)
The masterplan recommends that the subject site be nominated as
Urban Residential comprising buildings of 3-6 storeys with varied
street alignment.

Figure A4.3 : Canterbury Road Masterplan - nodes

The Site

Figure A4.4: Urban Residential
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CANTERBURY ROAD REDESIGN
Note that the Masterplan recommends a redesigned and widened
street profile which will provide for a future parking lane/ avenue
planting lane within the existing verge. This will require an additional
3m public domain on each side of the road (see drawings).
Note that the RMS do not support this.
COMMENT: This can be achieved on this block over time.

Figure A4.5 : Possible Road treatments Canterbury Road

3

- - - -- - - - Existing Condition

Proposed Reconfiguration

ACCESS MANAGEMENT AND PARKING
Parking is currently discouraged on Canterbury Road (during peak
hours).
Vehicular access to and from Canterbury Road fronting sites is
discouraged.
Access will be required from Punchbowl Road.
COMMENT: This can be provided by the proposal.
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PEDESTRIAN STREETS
The Masteplan recommends major improvements in walkability,
which includes:
•
•

Street activation and passive surveillance by new development
Clear pedestrian crossings with appropriate lighting, parking
and build outs.
COMMENT: This can be achieved with the proposal, but requires
co-operation of RMS towards “Context Sensitive” Road Design.

HERITAGE
The Masterplan recommends particular treatments for heritage and
contributing buildings.
COMMENT: There are no such buildings within close proximity of

the site.

FRONTAGE TYPES
The Masterplan recommends different frontage types for the street.
These are:
•
•
•
•

The colonnade
The posted verandah/ awning
The awning
And for residential areas, the garden forecourt
COMMENT: The proposal is able to deliver the appropriate garden

forecourt frontage.

Figure A4.6:
Residential Frontage
(Garden Court)
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IMPROVED ARCHITECTURAL STANDARDS
The Masterplan proposes:
•
•
•
•
•

Flexible floor-ceiling heights and uses
An improved roofline/ skyline
Authentic materials and detailing
Vertical and horizontal modulation
Limited length balconies

COMMENT:

The proposal should be able to achieve these with appropriate
detailed design to DA.
Note that submitted concept does NOT encourage confidence.

BUILDING TYPES
The Masterplan proposes a variety of building types in different contexts including as well as density residential buildings:
•
•
•
•
•

Mixed- use buildings
Showrooms
Big box stores
Vehicle orientated buildings
Liner buildings
The proposed urban residential apartments are appropriate for this
site.

STREETSCAPE ELEMENTS
The Masterplan makes very specific recommendations on streetscape improvements including:
•
•
•

Street widening to permit creation of an avenue planted parking
lane in the existing verge ( not supported by RMS)
Under-grounding of power lines
Increased/improved street avenue planting
COMMENT: The proposal is able to make a significant contribution

to the above
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LIGHTING/ SIGNAGE
The Masterplan recommends improved street lighting associated
with under-grounding of power and improved footpaths, signage
and street furniture.

Ir-------COMMENT: This can be all achieved with the proposed develop-

ment

RETAIL MAINTENANCE AND MANAGEMENT
N.A

.---------IL_ _ __
PUBLIC TRANSPORT

COMMENT: Public transport improvements can be addressed with

this proposal.

SPECIAL INTERVENTIONS
The Masterplan addresses a number of special interventions or key
sites or model projects.
One of these refer specifically to the subject site; i.e. Punchbowl Park
project which promotes increased density residential development
adjacent to the park and a mixed- use local centre at the western end
of the park (see above).
COMMENT:

Such a project could provide:
A 5-6 storey residential building to Canterbury Road with garden
apartment buildings fronting Canterbury and Punchbowl
Roads.

Figure A4.7: Front Court

The new development could particularly facilitate the redevelopment of the Canterbury Road profile as recommended in the Masterplan and DCP as well as road widening required by RMS.
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CONCLUSION
The subject site is well connected but poorly serviced by local retail. It comprises predominantly
small residential cottages. The existing zoning R3 and height 8.5m is unlikely to encourage
redevelopment.
The subject site could facilitate a re-profiled Canterbury Road as recommended in the Masterplan and
a gateway to Canterbury in a manner which will generate local benefits.
The development of the site will also facilitate improved walkability particularly along Canterbury
Road which is quite hostile at the moment.
Note that the corridor Masterplan recommends residential infill at generally 3-6 storey. This site can
accommodate some increased height given its prominent location.
The urban residential frontage type proposed in the Masterplan is able to be achieved.
The proposal could be treated as a key site / model project as detailed in the Masterplan based on site
size, location and potential public benefits.
For example the subject site could comfortably sustain a 5-6 storey density residential building
with garden apartments to Canterbury and Punchbowl Roads, perhaps with a tower element at the
Punchbowl Road intersection.

Figure A4.8 : Model Project (Canterbury Road Masterplan)

The Site
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Map - 998 Punchbowl Rd land acquisition
From:
To:
Date:
Attachments:

Gillian Dawson <gilliand@canterbury.nsw.gov.au>
"Stavis, Spiro" <spiros@canterbury.nsw.gov.au>
Mon, 22 Jun 2015 17:29:11 +1000
IMAGE.jpg (27.08 kB); IMAGE.png (27.56 kB); 20150622171410544.pdf (350.54 kB)

Spiro,
the attached map shows land to be acquired by RMS for road widening in the vicinity of 998 Punchbowl Rd. This land is included in a Canterbury LEP
2012 - Land Reservation Acquisition Map - Sheet LRA_001. See link below.
http://www.legislation.nsw.gov.au/map/1550_COM_LRA_001_010_20121119.pdf?id=2ae8a68b-c610-4143-f3fb-fe08965e2b01
regards
Gill

Gillian Dawson | Manager Land Use & Environmental Planning
City of Canterbury 137 Beamish St Campsie NSW 2194
T: 9789 9361 | F: 9789 1542 |
gilliand@canterbury.nsw.gov.au | www.canterbury.nsw.gov.au
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only. It 1s not to be relied upon by any person for any private purpose including but not limited to private
gain and in any event should not be relied upon as a basis for legal or other action on the part of the
user. Council will not be responsible for any loss arising out of any use or misuse of this map.
COPYRIGHT
Reproduction of this map, whether in whole or part is prohibited.
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Fwd: Map - 998 Punchbowl Rd land acquisition
From:
To:
Cc:
Date:
Attachments:

Spiro Stavis <spiros@canterbury.nsw.gov.au>
"Azzi, Pierre" <pierre.azzi@canterbury.nsw.gov.au>
"Rahme, Eva" <evar@canterbury.nsw.gov.au>
Mon, 22 Jun 2015 17:41:15 +1000
Part.001 (1.15 kB); mime-attachment (27.08 kB); mime-attachment.png (27.56 kB); 20150622171410544.pdf (350.54 kB)

Dear Pierre
Please see below and attached as discussed.
Regards
Spiro Stavis | Director City Planning
City of Canterbury 137 Beamish St Campsie NSW 2194
T: 9789 9487 | F: 9789 1542 | spiros @ca nterbury.nsw.gov.au | www.canterbury.nsw.gov.au
Sent from my iPhone
Begin forwarded message:
From: "Gillian Dawson" <Gilliand@canterbury.nsw.gov.au>
Date: 22 June 2015 5:29:11 pm AEST
To: "Spiro Stavis" <Spiros@canterbury.nsw.gov.au>
Subject: Map - 998 Punchbowl Rd land acquisition
Spiro,
the attached map shows land to be acquired by RMS for road widening in the vicinity of 998 Punchbowl Rd. This land is
included in a Canterbury LEP 2012 - Land Reservation Acquisition Map - Sheet LRA_001. See link below.
http://www.legislation.nsw.gov.au/map/1550_COM_LRA_001_010_20121119.pdf?id=2ae8a68b-c610-4143-f3fbfe08965e2b01
regards
Gill
Gillian Dawson | Manager Land Use & Environmental Planning
City of Canterbury 137 Beamish St Campsie NSW 2194
T: 9789 9361 | F: 9789 1542 |
gilliand@canterbury.nsw.gov.au | www.canterbury.nsw.gov.au
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Dear Pierre

Please see below and attached as discussed.

Regards

Spiro Stavis | Director City Planning
City of Canterbury 137 Beamish St Campsie NSW 2194
T: 9789 9487 | F: 9789 1542 | spiros@canterbury.nsw.gov.au | www.canterbury.nsw.gov.au

Sent from my iPhone

Begin forwarded message:

> From: "Gillian Dawson" <Gilliand@canterbury.nsw.gov.au>
> Date: 22 June 2015 5:29:11 pm AEST
> To: "Spiro Stavis" <Spiros@canterbury.nsw.gov.au>
> Subject: Map - 998 Punchbowl Rd land acquisition
>
> Spiro,
> the attached map shows land to be acquired by RMS for road widening in the vicinity of 998 Punchbowl Rd.
This land is included in a Canterbury LEP 2012 - Land Reservation Acquisition Map - Sheet LRA_001. See link
below.
>
> http://www.legislation.nsw.gov.au/map/1550_COM_LRA_001_010_20121119.pdf?id=2ae8a68b-c610-4143f3fb-fe08965e2b01
>
> regards
> Gill
>
>
> Gillian Dawson | Manager Land Use & Environmental Planning
> City of Canterbury 137 Beamish St Campsie NSW 2194
> T: 9789 9361 | F: 9789 1542 |
> gilliand@canterbury.nsw.gov.au | www.canterbury.nsw.gov.au
>
>
>
>
>
>
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This map is
Is made available by Canterbury City Council in good faith for general information purposes
only. It is not to be relied upon by any person for any private purpose including but not limited to private
gain and in any event should not be relied upon as a basis for legal or other action on the part of the
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user. Council will not be responsible for any loss arising out of any use or misuse of this map.
COPYRIGHT
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Re: Urban Design Reports
From:
To:

Tom Foster <tomf@canterbury.nsw.gov.au>
"Ho, Lisa" <lisah@canterbury.nsw.gov.au>, "Farleigh, Warren" <warrenf@canterbury.nsw.gov.au>, "Annand, Peter"
<peter@aaud.com.au>
Cc:
"Dawson, Gillian" <gilliand@canterbury.nsw.gov.au>, "Stavis, Spiro" <spiros@canterbury.nsw.gov.au>
Date:
Wed, 24 Jun 2015 10:52:19 +1000
Attachments: IMAGE.jpg (27.08 kB); IMAGE.png (27.56 kB); Tom Foster.vcf (313 bytes)
Hi Peter,
been through both sites now with Warren.
Generally both OK, just some minor tweaks:

•

•

Punchbowl Road - side setbacks for 4 storey components need to increase to 9m on northern and eastern boundaries to enable compliance with
new Apartment Design Code Setbacks ( 6m for 4 storeys + 3m for transition to lower density zone) - this will apply to any DA lodged on the site
and we should ensure any planning proposal is compliant.
Croydon Street - zero front setback for additional permitted uses not supported. Will support a setback at 50% of the adjacent RFB's (in the
order of 3-4m) to enable a transition from the adjoining business zone. Please don't use the word 'commercial' on the drawing as commercial
uses not permitted in Residential Zone - this will create confusion. We should just keep the drawing silent on 'what's inside the box'.

Regards,

Tom Foster| Senior Urban Planner

City of Canterbury 137 Beamish St Campsie NSW 2194
T: 9789 9618 | F: 97891542|
tomf@canterbury.nsw.gov.au | www.canterbury.nsw.gov.au

>>> Peter Annand <peter@aaud.com.au> 24/06/2015 10:10 AM >>>
Please confirm that Croydon and Punchbowl Diagrams sent yesterday are OK !!!
Will get drawings changed tomorrow ...
Lisa if there are any changes on Canterbury Road needed I need to know today so that I can get drawing amended tomorrow ???
peter
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Re: Urban Design Reports
From:
To:
Cc:
Date:

Spiro Stavis <spiros@canterbury.nsw.gov.au>
tomf@canterbury.nsw.gov.au
peter@aaud.com.au, gilliand@canterbury.nsw.gov.au, lisah@canterbury.nsw.gov.au, warrenf@canterbury.nsw.gov.au
Wed, 24 Jun 2015 18:29:23 +1000

Agreed.
Regards
Spiro Stavis | Director City Planning
City of Canterbury 137 Beamish St Campsie NSW 2194
T: 9789 9487 | F: 9789 1542 | spiros @ca nterbury.nsw.gov.au | www.canterbury.nsw.gov.au
Sent from my iPhone
On 24 Jun 2015, at 3:31 pm, Tom Foster <Tomf@canterbury.nsw.gov.au> wrote:
Peter,
The issue is here that there is no guarantee that we are going to get the health consulting rooms at ground floor as we've
had some indications from the applicant that they're not necessarily wedded to that. Given that there is a distinct possibility
that we could end up with a wholly residential ground floor, we don't want ground floor apartments right on the front property
alignment. If they come back with a DA that shows health consulting rooms at the street alignment, we can deal with that
through the DA process as setbacks are a DCP control (where not SEPP 65/ADG). Therefore we don't want to show it in
the planning proposal. The general setback for RFB's in our DCP is 6m, but given that the site adjoins a business zone, we
would be prepared to reduce this to an intermediate distance to allow a transition.
Regards,

Tom Foster| Senior Urban Planner
City of Canterbury 137 Beamish St Campsie NSW 2194
T: 9789 9618 | F: 97891542|
tomf@canterbury.nsw.gov.au | www.canterbury.nsw.gov.au
<mime-attachment>

<mime-attachment.png>
>>> Peter Annand <peter@aaud.com.au> 24/06/2015 2:30 PM >>>
Does that bring the whole building forward or just GF ???

On 24/06/2015, at 2:12 PM, Spiro Stavis wrote:
Tom,
I agree with all that but I thought for Croydon St we said that if it were a medical centre on the ground floor a zero setback was reasonable?
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Spiro Stavis | Director City Planning
City of Canterbury 137 Beamish St Campsie NSW 2194
T: 9789 9487 | F: 9789 1542 |
spiros@canterbury.nsw.gov.au | www.canterbury.nsw.gov.au
<Mail Attachment.jpeg>
<Mail Attachment.png>
>>> Tom Foster 24/06/2015 2:06 PM >>>
Hi Peter,
For Punchbowl:

•
•

9m minimum from both side boundaries + 3m (12m total) for upper levels (over 4m)
Minimum is required by new SEPP Apartment Design Code - doesn't give us the flexibility to account for future. So for the purposes of
assessment we have to assume adjoining properties stay R3 with 8.5m height limit - therefore additional setback limits apply.

For Croydon St:

•
•
•

Won't accept a zero front setback.
Applicable minimum under DCP controls is 6m.
Given adjoining is commercial in B2 Zone with zero setback and existing RFB' seem to be set back around 7 - something at 3-4m should work
as a minimum to allow a transition.

Regards,

Tom Foster| Senior Urban Planner

City of Canterbury 137 Beamish St Campsie NSW 2194
T: 9789 9618 | F: 97891542|
tomf@canterbury.nsw.gov.au | www.canterbury.nsw.gov.au
<Mail Attachment.jpeg>
<Mail Attachment.png>
>>> Peter Annand <peter@aaud.com.au> 24/06/2015 12:46 PM >>>
TOM,
OK....
Punchbowl road 6m. for 4 storeys ,then 3m. for next storey ??
or are you saying 6m.+ 3m. for Transition = 9m. In spite of the fact that adjacent sites are already R3 and likely to be further upzoned in terms of
height and FSR ???
Croydon Street setback of 4m across whole frontage ???
Please confirmpeter
On 24/06/2015, at 10:52 AM, Tom Foster wrote:
Hi Peter,
been through both sites now with Warren.
Generally both OK, just some minor tweaks:

•

•

Punchbowl Road - side setbacks for 4 storey components need to increase to 9m on northern and eastern boundaries to enable compliance
with new Apartment Design Code Setbacks ( 6m for 4 storeys + 3m for transition to lower density zone) - this will apply to any DA lodged on
the site and we should ensure any planning proposal is compliant.
Croydon Street - zero front setback for additional permitted uses not supported. Will support a setback at 50% of the adjacent RFB's (in the
order of 3-4m) to enable a transition from the adjoining business zone. Please don't use the word 'commercial' on the drawing as
commercial uses not permitted in Residential Zone - this will create confusion. We should just keep the drawing silent on 'what's inside the
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box'.
Regards,

Tom Foster| Senior Urban Planner

City of Canterbury 137 Beamish St Campsie NSW 2194
T: 9789 9618 | F: 97891542|
tomf@canterbury.nsw.gov.au | www.canterbury.nsw.gov.au
<Mail Attachment.jpeg>
<Mail Attachment.png>
>>> Peter Annand <peter@aaud.com.au> 24/06/2015 10:10 AM >>>
Please confirm that Croydon and Punchbowl Diagrams sent yesterday are OK !!!
Will get drawings changed tomorrow ...
Lisa if there are any changes on Canterbury Road needed I need to know today so that I can get drawing amended tomorrow ???
peter

<Tom Foster.vcf>
<Spiro Stavis.vcf>
<Tom Foster.vcf>
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Re: URGENT
From:
To:
Date:

Peter Annand <peter@aaud.com.au>
"Stavis, Spiro" <spiros@canterbury.nsw.gov.au>
Fri, 26 Jun 2015 09:59:20 +1000

Sorry I am headed off in the other direction this arvo...
Can we touch base Monday morning
name a time
I think I know how to fix it ....
peter
On 26/06/2015, at 9:54 AM, Spiro Stavis wrote:
thanks. I have a meeting between 11am and 1pm free any other time.

Spiro Stavis | Director City Planning
City of Canterbury 137 Beamish St Campsie NSW 2194
T: 9789 9487 | F: 9789 1542 |
spiros@canterbury.nsw.gov.au | www.canterbury.nsw.gov.au
<Mail Attachment.jpeg>
<Mail Attachment.png>
>>> Peter Annand <peter@aaud.com.au> 26/06/2015 9:40 AM >>>
I have drawings under revision at moment
Can dash across this morning if that helps....and can then make any changes today
peter
On 26/06/2015, at 8:32 AM, Spiro Stavis wrote:
Peter
Please come and see me on Monday. We've already let the cat out of the bag to the applicant when we received your draft report. We
need to get as close as possible to that FSR.
Regards
Spiro Stavis | Director City Planning
City of Canterbury 137 Beamish St Campsie NSW 2194
T: 9789 9487 | F: 9789 1542 | spiros@canterbury.nsw.gov.au | www.canterbury.nsw.gov.au
Sent from my iPhone
On 26 Jun 2015, at 7:48 am, Peter Annand <peter@aaud.com.au> wrote:
Spiro/Warren,
a heads-up....
the new Design Guide setbacks as interpreted increase both side setbacks on Punchbowl Road job from 6 to 9m.
This has the effect of dropping potential FSR from 1.8:1 to 1.3:1
Please discuss urgently before I alter all of drawings (many) and text
peter
-The information contained in this email and any attachments may be legally
privileged, confidential or subject to copyright. If you are not the intended
recipient of this email, please notify the sender and permanently delete the
email and any attachments from your system.
If you are not the intended recipient of this email and any attachments, you
are notified that any dissemination, distribution or copying of this email or
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any attachments is strictly prohibited.
Any views or opinions presented in this email are those of the sender and do
not necessarily represent the views and opinions of Council except where the
sender expressly and with authority states them to be view or opinions of the
Council. The Council does not accept liability for any errors or omissions in
the content of this message which arise as a result of email transmission.

<Spiro Stavis.vcf>
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Re: URGENT
From:
To:
Date:
Attachments:

Spiro Stavis <spiros@canterbury.nsw.gov.au>
"Annand, Peter" <peter@aaud.com.au>
Fri, 26 Jun 2015 11:10:52 +1000
IMAGE.jpg (27.08 kB); IMAGE.png (27.56 kB); Spiro Stavis.vcf (322 bytes)

agreed but your report and drawing needs to argue that it is okay in this instance.

Spiro Stavis | Director City Planning
City of Canterbury 137 Beamish St Campsie NSW 2194
T: 9789 9487 | F: 9789 1542 |
spiros@canterbury.nsw.gov.au | www.canterbury.nsw.gov.au

>>> Peter Annand <peter@aaud.com.au> 26/06/2015 9:10 AM >>>
New guide adds to setback requirements ...seems unreasonable given likely future of adjacent sites (treated. as low Density transition therefore extra
3 m side setbacks)... Developer might make a case for leniency so maybe we keep fsr @ 1.8:1 and let them work the setbacks ?????
Sent from my iPhone
On 26 Jun 2015, at 8:32 am, "Spiro Stavis" <spiros@canterbury.nsw.gov.au> wrote:
Peter
Please come and see me on Monday. We've already let the cat out of the bag to the applicant when we received your draft report. We
need to get as close as possible to that FSR.
Regards
Spiro Stavis | Director City Planning
City of Canterbury 137 Beamish St Campsie NSW 2194
T: 9789 9487 | F: 9789 1542 | spiros@canterbury.nsw.gov.au | www.canterbury.nsw.gov.au
Sent from my iPhone
On 26 Jun 2015, at 7:48 am, Peter Annand <peter@aaud.com.au> wrote:
Spiro/Warren,
a heads-up....
the new Design Guide setbacks as interpreted increase both side setbacks on Punchbowl Road job from 6 to 9m.
This has the effect of dropping potential FSR from 1.8:1 to 1.3:1
Please discuss urgently before I alter all of drawings (many) and text
peter
-The information contained in this email and any attachments may be legally
privileged, confidential or subject to copyright. If you are not the intended
recipient of this email, please notify the sender and permanently delete the
email and any attachments from your system.
If you are not the intended recipient of this email and any attachments, you
are notified that any dissemination, distribution or copying of this email or
any attachments is strictly prohibited.
Any views or opinions presented in this email are those of the sender and do
not necessarily represent the views and opinions of Council except where the
sender expressly and with authority states them to be view or opinions of the
Council. The Council does not accept liability for any errors or omissions in
the content of this message which arise as a result of email transmission.
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ANNAND ASSOCIATES URBAN DESIGN

29 June 2015

Pty Limited
ACN 058 420 465
ABN 59 058 420 465

Tom Foster
Urban Planner
City of Canterbury
137 Beamish Street
CAMPSIE NSW 2194
E: Tomf@canterbury.nsw.gov.au

Lev~I 9, 50 Carrington Street, Syaney, 2000
peter@aaud:com.au

... ··. . ·. ·-GPO Box 4167, Sydney, NSW 2001
,

. .

. .

Tel: 0418 280 154

Urban. Design and Planning Consultants
Director

Peter Annand BSc;(Arch), BArch(Hons), M.T.C.P

INVOICE: 015/24
RE: 1499 CANTERBURY ROAD/PUNCHBOWL ROAD
URBAN DESIGN REVIEW OF PLANNING PROPOSAL

Hours

%

Cost

1. Projection initiation/briefing site visit

2

100

400

2. Preliminary analysis

3

100

600

.· 3

100

600

Task

3.

Review against CLEP and DCP

4.

SEPP No 65 Review

3

100

600

5.

Masterpfan Review

2

100

400

6. Conclusions

2

100

400

7. Recommendations

2

100

400

Total

$3,400

GST

$ 340

PREVIOUS INVOICE

-

Amendments due to release of "Apartment Design Guide"

Total This invoice

$3,740

(PAID)

$1,200
$ 120

6 hrs
+GST

~3~
o\..,.J.o (P~ '75

\&3e ·

2-\1\1~-

32-,15 • b"l~

Please make cheques payable to: ANNAND ASSOCIATES URBAN DESIGN PTY LIMITED
Payment Details for Bank Transfer:
Account Name:
Annand Associates Urban Design Pty Ltd
Bank:
Commonwealth Bank, King & Clarence Street, Sydney
BSB:
,062 032
Account:
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