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1 INTRODUCTION

1.1 EXECUTIVE SUMMARY

this Urban Design report has been prepared by stanisiC aRChiteCts 
on behalf of statewide planning pty ltd to assist parramatta City Council to 
review key planning controls for the site at 181 James Ruse Rive, Camellia.  
this site is has strategic importance being located along the parramatta 
River opposite the University of Western sydney and within 2km of 
parramatta City Centre. 

in parallel, the Department of planning and environment and Council have 
commissioned a discussion paper “Camellia: 21st Century business, industry 
and entertainment precinct - Discussion paper, Version 1. it canvasses 
long term opportunities for this site and the wider precinct - known as the 
Camellia precinct. this paper acknowledges that the Camellia precinct 
is “one of the most important employment land precincts in metropolitan 
sydney, with great strategic value in terms of its size, location, activity and 
opportunities for future development.”

at a meeting of 28 april 2014, Council resolved to forward statewide’s 
planning proposal seeking a conditional gateway determination for the site  
and requested that additional studies and information is provided to Council, 
to satisfactorily address outstanding issues, prior to a public exhibition of 
the planning proposal which includes:

1. site contamination and remediation (sepp 55 – Remediation of land)
2. Flood impacts (s117 Direction 4.3 Flood prone land)
3. acid sulfate soils (s117 Direction 4.1)
4. potential loss of employment land (s117 Direction 1.1 business and 

industrial Zones)
5. Traffic and transport
6. Flora and fauna
7. social impact
8. health and safety
9. Potential land use conflicts (proximity to heavy industry, James Ruse 

Drive and railway line) – including and noise
10. infrastructure upgrades (water and energy)
11. Urban design analysis and master plan
12. Management of environmental containment cells

this report addresses item 11 and explores a number of building envelope 
options for the site and identifies a preferred built form that will inform a 
detailed master plan.

this Urban Design Report has examined the site at 181 James Ruse Drive, 
parramatta for its appropriateness for redevelopment and rezoning. the 
report demonstrates that the site has the characteristics and qualities that 
can sustain mixed use densification with a focus on multiple housing, retail, 
enhanced public domain and rehabilitation of the natural environment.

The site is large, consolidated and relatively flat, with access to the riverfront 
of parramatta River. the comprehensive redevelopment of the site will 
contribute to the environmental upgrade of the foreshore riparian zone and 
heritage mangrove landscape. the site requires adequate development 
capacity to support the extensive remediation using sub-surface containment 
cells of hazardous materials left over from the manufacture of building 
materials by James hardie pty ltd. 

The site is within the Camellia Precinct and has been identified as a mixed 
use area in the Camellia: 21st Century business, industry and entertainment 
precinct – Discussion paper, prepared by parramatta Future generation. 
Key strategic advantages identified for the precinct include central location, 
proximity to key transport routes, available land, industry clustering, 
innovation and pipeline infrastructure. the site will act as a buffer between 
the business-orientated land Use transition Zone to the east and existing 
residential area to the west. it adjoins the Rosehill Racecourse entertainment 
precinct to the west. it is directly opposite the University of Western sydney 
– parramatta precinct and the knowledge hub of parramatta.

the site is well serviced by existing and future transport infrastructure. 
it is within easy walking distance (200m) of Camellia Rail station to the 
south. existing road access from James Ruse Drive, a major arterial road, 
to the west provides vehicle access. the site has directs links to sydney 
Olympic Park and M4 Western Motorway to the south. It will benefit from 
the potential Camellia Ferry Wharf on parramatta River to east, and future 
light rail proposed by parramatta Council within to the existing rail corridor 
and which will connect the site to parramatta City Centre and the University 
of Western sydney.

the planning framework describes the existing planning instruments, 
zoning, building heights, acid sulfate soils, riparian land and waterways. the 
contextual analysis includes detailed mapping of key site characteristics: 
topography, environment and heritage, surrounding buildings, building 
heights, redevelopment sites, transport and vehicular movement, pedestrian 
movement and cycleways, contamination, flooding. The site is positioned 
within its wider macro context; its existing land use and walking catchment; 
and existing natural context and heritage.

a design concept was prepared which is based upon an urban strategy 
and design principles for character areas, land uses, public domain, 
movement, containment cells, building height, view and solar access. 
Building envelope testing of height, setbacks, floor plate, efficiencies, bulk, 
mass and overshadowing, sepp 65 amenity/ building separations has been 
carried out to identify the most suitable option. three development options 
were prepared and Option C was identified as the most suitable option for 
the purposes of a report to Council in May 2015. option C provided a gross 
floor area of 283,335sqm (FSR 5.10:1); building heights of 50m (14 storeys) 
to 113m (35 storeys); and mixed uses of residential, retail and commercial.

option C is a vision for an interactive, urban living environment within a 
rehabilitated river setting. it is framed by an extensive and permeable public 
domain comprising new wide streets, central park, forum, foreshore park 
and walk; mid-block pedestrian ways; extensive landscaping with street 
trees, swales and footways; building forms aligned to streets; tower forms of 
various heights orientated to optimise views, breezes and sun; underground 
parking; containment of contamination within environmental cells below 
new streets and along the boundary with James Ruse Drive; retail and 
commercial uses along new streets; and visual and physical connections 
to the riverfront.

option D is a design concept which interprets the resolutions of Council that 
resolved two heights of 35m and 126m, and a FsR of 5.3:1 as resolved on 
11 May 2015.

subsequent to the development of a detailed masterplan and draft 
development control plan for the site, Council officers reviewed the 
planning proposal including an earlier this report and recommended two (2)  
alternative building envelope options which aim to reduce building heights 
along the foreshore. at a meeting on 11 May 2015, Council endorsed the 
following recommendation and option D:

a)  that Council adopt the revised heights listed in the table option b, 
consistent with the outcome of the statewide planning draft planning 
proposal and Urban Design scheme, as the controls for the maximum 
building heights and floor space ratios to be included in the revised 
planning proposal with:

• a 35m maximum height for foreshore buildings;
• a 126m maximum height for the development site;
• a floor space ratio of 5.3:1 of the development site.
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b)  that Council authorises the Ceo:

• to prepare the amendments to the draft revised planning proposal at 
attachment 1 in accordane with the Council endorsed option for the

• maximum building heights and floor space ratios
• to correct any minor anomalies of a non-policy nand administrative 

nature that may arise during the plan amendment process
• to include the folowing amendment:
 -  all development applications for the site must include a   

 “Design excellence process” with a Design integrity panel in
  accordance with the Director general’s guidelines.

(c)  that Council’s amended planning proposal be submitted to the Dp&e 
for the purposes of seeking a revised gateway Determination.

(d) that during the comminity consultation of the planning proposal 
further consultation be undertaken with the relevant public authorities 
concerning a suitable “satisfactory arrangements” clause to address 
section 117 Direction 6.1 approval and Referral Requirements.

(e) that as required by section 117 Director 4.1 acid sulphate soils, a 
copy of the acid sulfate soils study (part of the Remediation action 
plan) be provided to the Director general of the Department of 
planning and environment prior to the commencement of community 
consultation.

(f) Further, that a report be put to Council on the outcome of the 
community consultation of the planning proposal.

option D was tested for its compliance with sepp 65 principles, including 
solar access to determine how the floor space can be redistributed on 
site while achieving lower building heights on the foreshore. the studies 
demonstrate that option D is capable of satisfying these principles.

option e is a design concept which is consistent with the alteration of 
gateway Determination by the Department of planning and environment 
for two heights of 28m and 126m, and a FsR of 5.3:1.

the alteration to gateway Determination also requested further information 
regarding the adequacy of public open space and amenity of future 
apartments. overshadowing studies indicated that the proposed square 
was overshadowed at mid-winter. subsequently, the location of the square 
was relocated closer to the foreshore and named the foreshore square. 

this new location achieves more than 71% solar access between 12-2pm 
at mid-winter. building n has also been relocated where the square used to 
be, further south with the overall total floor space unchanged from Option D.
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2 LOCATION
the site is located between James Ruse Drive, Carlingford Railway line 
and parramatta River and is known as 118 James Ruse Drive, Camellia. it 
is located approximately 1km from the parramatta City Centre. the site is 
located at Camellia Railway station, directly opposite University of Western 
sydney and 200m from Rosehill Racecourse.  the site is within 1.5km of 
Victoria Road, the M4 motorway and from the great Western Railway line.
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2 LOCATION

the Camellia precinct is located to the east of James Ruse Drive to the 
south of the parramatta River. it comprises light to heavy industrial uses, 
some of which have recently vacated. there are existing petrochemical 
uses to the east of the precinct along Duck River. the Rosehill Racecourse 
and sydney speedway are located to the west adjacent to James Ruse 
Drive. 

the site is well serviced by existing and proposed future transport 
infrastructure, including the Camellia Rail station at the site, proposed new 
Camellia Ferry Wharf and is directly opposite the University of Western 
sydney - parramatta Campus.

this site was once an industrial site operated by James hardy, which 
included the manufacture of Fibrous Cement which is now known to be a 
contaminant. the site is currently unoccupied with remnant foundations of 
previous industrial buildings and hardstand areas that once occupied the 
site. there is also a mangrove along the foreshore to the parramatta River. 
the site has an area approximately 68,166sqm with a developable area of 
some 60,000sqm. the site is approximately 250m wide to the north, 270m 
to the east,  190m to the south and 285m to the west, with a long handle 
providing a narrow frontage to grand avenue north.  

the site has a frontage parramatta River to the north, Carlingford Railway 
line to the east and James Ruse Drive to the west. existing light/ medium 
industrial uses are located adjacent to the site to the south.
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Parramatta City is currently planning for significant change and is undertaking 
a strategic review of the existing parramatta City Centre lep 2007 and 
parramatta City Centre DCp 2007. Council, together with the Department 
of planning and environment have commissioned a discussion paper for 
the Camellia precinct, which includes the site - which is now in draft form.

the following key planning instruments have been reviewed in order to  
establish the current planning controls which apply to the site:

• parramatta lep 2011
• Camellia: 21 Century business, industry + entertainment precinct - 

Discussion paper (Version 1)

3.1 PARRAMATTA LEP 2011

the primary planning instrument that controls the mass and scale of 
a development are contained within the parramatta lep 2011. While 
this instrument outlines the strategic direction of Council, it needs to be 
considered together with the Camellia Discussion paper.

key controls that affect development on the site are detailed below and 
described on the following pages:

• land Zoning
• Floor space ratio
• height of building
• heritage
• acid sulfate soils
• land reservation acquisition
• Riparian land + waterways

Source: 
Parramatta LEP 2011 
Prepared by Parramatta City Council
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LAND ZONING

the site is zoned b5 - business Development which prohibits residential 
accommodation also extending south of the site to Rosehill station. sites to 
the east are zoned in3 - heavy industrial.

FLOOR SPACE RATIO

The site is permitted to have a floor space ratio of 1.5:1 (S1). With a site 
area of 68,166sqm, the maximum floor space permitted is 102,975sqm.
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HEIGHT OF BUILDINGS

the site is permitted to have a building height of 9m (J1) along parramatta 
River stepping up to 12m (M) to the south.

the low-rise forms extend to the east and south of the site.

HERITAGE

there are a number of heritage items on and surrounding the site including 
of state and local significance:

Local significance:
• i1 - Wetlands, parramatta River
• i01643 - sewage pumping station, 1b grand avenue, Camellia
• i6 - tram alignment, grand avenue, Camellia
• i2 - Clyde Carlingford Rail bridge abutments, 1a grand avenue (north 

of), Camellia
• i507 - boundary stone, James Ruse Drive - under bridge (north bank 

of river), parramatta
• i555 - Clyde Carlingford Rail bridge abutments, 171 Victoria Road 

(adjacent), parramatta

State significance:
• i00749 - UWs parramatta Campus (former Rydalmere hospital and 

Female orphan school), parramatta

iteMs - geneRal
ConseRVation aRea - geneRal
site
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ACID SULFATE SOILS

The site has an acid sulfate soil classification of part Class 4 which means 
that the watertable is likely to be lowered more than 2 metres below the 
natural ground surface.

LAND RESERVATION ACQUISITION

the is no land reservation acquisition applicable to the site.

Class 1
Class 2
Class 3
Class 4
Class 5
site

loCal open spaCe (Re1)

site
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RIPARIAN LAND AND WATERWAYS MAP

The site has a natural resource riparian land and waterway classification to 
the north adjacent to the parramatta River. 

there is a currently a 30m foreshore building line to parramatta River that 
requires any new buildings to be setback.

RipaRian lanD anD WateRWays
site
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Council is now consulting with stakeholders and the community as it seeks 
to refine its vision and determine a rezoning pathway, either to prepare a 
structure plan and amend the lep or to nominate the precinct as an Urban 
activation precinct.

The draft land use concept plan identifies the site as part of a mixed use 
precinct with a new light rail line connecting the parramatta CbD to Camellia 
Rail station and UWs to the north. a new ferry wharf to the east of the site 
and the existing railway line is proposed at the bend in the parramatta River. 
a major upgrade of the intersection with hassall street and James Ruse 
Drive is proposed to faciliate improved access to the precinct from the west.

Source: 
Camellia: 21st Century Business, Industry + Entertainment Precinct - 
Discussion Paper (Version 1) 
Prepared by Parramatta Future Generation

the draft land use concept plan illustrates a vision for the precinct which is 
supported by 6 draft guiding principles:

1. allow for some mixed use development, including residential, in the 
north-western part of the precinct fronting James Ruse Drive and 
adjacent to the Carlingford Railway line.

2. Facilitate a renewed entertainment precinct at Rosehill Racecourse, 
and use it as a buffer between the residential and industrial parts of the 
precinct.

3. Retain the majority of the precinct in the southern and eastern parts for 
industrial development, but facilitate its transition to more contemporary 
industries, including warehousing and logistics, and also high tech and 
eco industries, so as to generate more jobs.

4. provide a dynamic, business-oriented land use transition zone in the 
northern part of the precinct on grand avenue adjacent to parramatta 
River, allowing for a smooth transition between the mixed use precinct 
to the west and industrial precinct to the east.

5. Provide for new traffic access points in the eastern part of the precinct 
over Duck River and also in the southern part connecting to the M4, so 
as to allow for improved access to the industrial zone and minimise any 
land use conflicts with industrial traffic needing to pass through any new 
residential development in the west.

6. improve the viability of existing public transport options in the precinct 
by focussing any new residential development intensification around 
the existing rail stations at Rosehill and Camellia and also providing for 
a new Camellia ferry wharf on the parramatta River in the north-western 
part of the precinct.

The draft land use concept plan also identifies a number of potential 
infrastructure upgrades to accommodate potential growth in the precinct 
including:
• Upgrade and improvements to grand avenue
• new link to sydney olympic park (bridge over Duck River)
• new link to silverwater (bridge over Duck River)
• new direct link to the M4 Motorway (to southern part of precinct)
• potential new Ferry Wharf on parramatta River (in north-western part 

of precinct)
• Western sydney light Rail to connect the Camellia precinct with the 

parramatta CbD.

3.2 CAMELLIA: 21ST CENTURY BUSINESS,   
 INDUSTRY & ENTERTAINMENT PRECINCT -   
 DISCUSSION PAPER (VERSION 1)

the Department of planning and environment and Council have 
commissioned a discussion paper “Camellia: 21st Century business, 
industry and entertainment precinct - Discussion paper, Version 1. it 
canvasses long term opportunities for this site and the wider precinct - known 
as the Camellia precinct. the precinct boundary is between parramatta 
River, James Ruse Drive, M4 Motorway and Duck River.  

this paper acknowledges that the Camellia precinct is “one of the most 
important employment land precincts in metropolitan sydney, with great 
strategic value in terms of its size, location, activity and opportunities for 
future development.”

Key strategic advantages identified for the precinct, include:
• Central location
• proximity to key transport routes
• available land
• industry clustering
• innovation precinct
• pipeline infrastructure

Challenges identified for the precinct, include:
• transport and access
• Contamination
• Flooding
• land use and ownership
• Former refinery

Opportunities identified for the precinct, include:
• improved road access
• Western sydney light Rail
• Remediation of land
• Diversity of land uses
• innovative industries and infrastructure
• enhanced public domain and pedestrian connections
• partnerships
• natural value
• Rosehill Racecourse as a natural buffer.
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Source: 
Camellia: 21st Century Business, Industry + 
Entertainment Precinct - Discussion Paper 
(Version 1) 
Prepared by Parramatta Future Generation
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Source: 
Camellia: 21st Century Business, Industry + 
Entertainment Precinct - Discussion Paper 
(Version 1) 
Prepared by Parramatta Future Generation
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4 STREETSCAPE + SITE

4 - UWs looking soUth toWaRDs site1 - silVeRWateR RD at paRRaMatta RiVeR looking West

3 - UWs paRRaMatta at paRRaMatta RiVeR looking West 6 - JaMes RUse DR at paRRaMatta RiVeR looking east

5 - paRRaMatta RiVeR + DUCk RiVeR2 - CnR bRoDie st + paRRaMatta CyCleWay looking West

Source: maps.google.com.au 4.1   NORTH AREA
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4 STREETSCAPE + SITE

4.2   WEST AREA Source: maps.google.com.au

1 - gRanD aVe noRth looking east to CaMellia station

2 - gRanD aVe noRth looking east toWaRDs CaMellia station

7

8

6 - CaMellia station looking 

3 - JaMes RUse DRiVe at gRanD aVe noRth looking West
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4 STREETSCAPE + SITE
4.3  SOUTH AREASource: maps.google.com.au

1 - CnR JaMes RUse DR + gRanD aVe noRth looking noRth 4 - gRanD aVe looking noRth to CaMellia station

2 - gRanD aVe at RailWay line looking east 5 - JaMes RUse DR looking West neaR thoMas st

3 - CnR JaMes RUse DR + RiVeR RD West looking east 1 - gRanD aVe looking toWaRDs Rosehill RaCeCoURse

2 - gRanD aVe at CaMellia station looking West

4 - JaMes RUse DR at gRanD aVe noRth looking West

6 - gRanD aVe  looking at CaMellia station
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4 STREETSCAPE + SITE

STATEWIDE PLANNING PTY LTD AUGUST 2012

SITE PHOTOGRAPHS
IMAGES SOURCE: GM URBAN DESIGN & ARCHITECTURE, NOVEMBER 2011
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STATEWIDE PLANNING PTY LTD AUGUST 2012
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STATEWIDE PLANNING PTY LTD AUGUST 2012
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STATEWIDE PLANNING PTY LTD AUGUST 2012

SITE PHOTOGRAPHS
IMAGES SOURCE: GM URBAN DESIGN & ARCHITECTURE, NOVEMBER 2011

1 - CentRe oF site looking noRth 2 - CentRe oF site looking soUth

3 - noRth oF site looking soUth West

4 - noRth east oF site looking soUth West 5 - CentRe oF site looking noRth to UWs

6 - noRth east oF site looking soUth West    
     to paRRaMatta CbD

7 - JaMes RUse DRiVe looking soUth east along 
      paRRaMatta RiVeR

Source: GM  Urban Design + Architecture, Urban Design Report, November 2011

4.4   THE SITE
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STATEWIDE PLANNING PTY LTD AUGUST 2012
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4 STREETSCAPE + SITE

4.5   SITE SURVEY
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5 CONTEXTUAL ANALYSIS

STATEWIDE PLANNING PTY LTD AUGUST 2012

CONTEXT MAPIMAGE SOURCE: GM URBAN DESIGN & ARCHITECTURE, NOVEMBER 2011

5.1   MACRO CONTEXTSource: GM  Urban Design + Architecture, Urban Design Report, November 2011

UNIVERSITY
OF WESTERN SYDNEY 

PRECINCT

light rail
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5 CONTEXTUAL ANALYSIS

5.2   EXISTING LAND USE + WALKING CATCHMENT

STATEWIDE PLANNING PTY LTD AUGUST 2012

LAND USE & WALKING CATCHMENT
IMAGE SOURCE: GM URBAN DESIGN & ARCHITECTURE, NOVEMBER 2011

Source: GM  Urban Design + Architecture, Urban Design Report, November 2011

light rail



URBAN DESIGN REPORT 181 JaMes RUse DRiVe, CaMellia   DeCeMbeR 2015 25 

5 CONTEXTUAL ANALYSIS

STATEWIDE PLANNING PTY LTD AUGUST 2012

EXISTING NATURAL CONTEXT & HERITAGEIMAGE SOURCE: GM URBAN DESIGN & ARCHITECTURE, NOVEMBER 2011

5.3   EXISTING NATURAL CONTEXT + HERITAGESource: GM  Urban Design + Architecture, Urban Design Report, November 2011

light rail
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  181 James Ruse Drive, Camellia, Heritage View Analysis – June, 2012      11 

 

 
Fig.16 Views 6 and 11 from Elizabeth Farm across the river to the former Female Orphans School are 
not applicable in terms of the development on the subject site as most parts of these views are blocked 
by residential development and the existing topography. The views from Elizabeth Farm which should 
be retained are the ones shown within the shaded view cone and the views from James Ruse Drive 
which should be retained are shown by the smaller shaded view cone.     
 

View 6 and 11 from Elizabeth Farm have little significance as apart from the views to the hills 

and some trees on Elizabeth Farm which are visible, views to the former Female Orphan 

School/UWS Campus, the Parramatta River, the wetlands and trees along its banks have 

been hindered by two factors – the topography of the area (as shown in Fig. 9 above) which 

shows Elizabeth Farm at a slightly lower level than the adjoining areas, and the subjects site 

located on a knoll. The other factor affecting View 11 is development in the area including 

warehouses, hotels and shopping precincts set amidst residential fabric. The views across the 

river from Elizabeth Farm which should be retained are indicated in terms of the shaded view 

Images: Heritage View Analysis, June 2012, Camellia West 181 James Ruse Drive Camellia, Cracknell Longergan Heritage Architects
5.4 HERITAGE VIEW ANALYSIS

a heritage view analysis has been undertaken by Cracknell longergan 
architects. it also highlights that view corridor 6 and 11 are affected by 
development in the area and topography and have little significance from 
elizabeth Farm. This analysis has identified a heritage view corridor in the 
north-west corner of the site adjacent James Ruse Drive.

a heritage assessment has been undertaken by nbRs+partners. it 
concludes that there are no significant heritage value attached to the site 
other than those already identified by the Parramatta LEP and the liklihood 
of any significant sub-grade archaeology is minimal.

heRitage VieW 
Cone shoWing 
aRea WheRe 
bUilDing May 
iMpaCt on VieWs 
FRoM eliZabeth 
FaRM to RiDgeline

 

  181 James Ruse Drive, Camellia, Heritage View Analysis – June, 2012      9 

 

 
Fig.11 View from south-eastern corner of Elizabeth Farm Reserve – corner of Alice Street and Arthur 
Street, looking in same direction as View 11. However views to the river and the former Female Orphan 
School and the subject site have been blocked by residential fabric and commercial development such 
as the multi-storied building in the background which is the Mercure Sydney Parramatta at Hassall 
Street, Rosehill and the local shopping area along Hassall Street and Arthur Street to its front (Source: 
Google Street View, 2012). 
 

 
Fig.12 View from James Ruse Drive looking across the subject site showing trees across the river. This 
is in the same direction as View 10 and will be retained in terms of the proposal (Source: Google Street 
View, 2012). 
 

 

  181 James Ruse Drive, Camellia, Heritage View Analysis – June, 2012      8 

 

Although development has obscured some key views, the topographical setting is still 
apparent today from many vantage points. In particular, there are significant views 
from places such as Elizabeth Farm, north to the Parramatta River and the hills 
beyond. Conversely, there are views from the north side of the river looking south 
where significant sites such as Elizabeth Farm can still be identified. These views and 
vistas contribute significantly to the sense of place for the Harris Park Precinct and for 
Parramatta in general. 

 
 
As seen in the Fig. 9 Views 6, 10 and 11 are relevant in terms of the proposed development. 

View 6 and 10 are of the Female Orphan School/ UWS Campus in Rydalmere from Elizabeth 

Farm and the subject site and James Ruse Drive. View 11 is from Elizabeth Farm looking 

across James Ruse Drive and the subject site to the wetlands along the river.  

 
Analysis of Views 6, 10 and 11 
The analysis for the relevant views has been undertaken with the help of photographs of the 

area and a consideration of the setting of the area including the built fabric, topography and 

vegetation.  

 
Fig.10 View from the east of Elizabeth Farm Reserve along Arthur Street, which is in the same direction 
as View 6. The ridgeline of hills in the distance is noticeable, but the existing built fabric and 
development and vegetation have blocked out any views to the river and the former Female Orphans 
School (Source: Google Street View, 2012). 
 

View from elizabeth Farm (Cnr alice street + arthur street) looking towards 
site in the direction of View 11, showing vegetation, buildings and topography 
blocking views to parramatta River and Female orphan school - only small 
section of ridgeline is still visible and is defined by a heritage view cone.

View from elizabeth Farm Reserve along arthur street looking in the direction 
of View 6 showing vegetation and buildings blocking views to parramatta 
River and Female orphan school - only small section of ridgeline is still 
visible.

SITE

SITEVIEW TO BE 

PRESERVED

(HERITAGE VIEW 

CONE)
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5 CONTEXTUAL ANALYSIS
5.5 TOPOGRAPHY

The site is relatively flat with a 1-2m fall to the north. The fall is greatest at 
the frontage to parramatta River. there is also a cross fall to the east of 
some 2.2m. The Clyde Carlingford Rail line is raised above the flood level 
and is a barrier between development sites to the east of the site. north of 
the River, the land rises steeply.
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5 CONTEXTUAL ANALYSIS

5.6 ENVIRONMENT + HERITAGE

the site is irregular in shape with a long access handle providing access 
to the site from River Road West. the grid of parramatta has generally 
been set to magnetic north -  James Ruse Drive also aligns with the grid. in 
sydney, true north is 13-13.5 degrees west of magnetic north. 

The site itself is orientated to the north-east, which will make it difficult for 
any units to the east to  achieve 2 hours of solar access as required by 
sepp 65/ RFDC. therefore, units must be arranged with living rooms and 
private open spaces to the north and west in order to comply with the solar 
access requirements of sepp 65.

the site is subject to an annual cycle of warm, temperate and cold winds 
which swing from the north to south direction. in summer, the site receives 
temperate, north-easterly breezes and in winter is receives cooler southerly 
winds. between winter and summer, the site is subject to south-westerly 
and north-westerly winds. Parramatta does not benefit from cooler sea-
breezes in the warmer months as it is too far from the coast.

there is a riparian zone along parramatta River which provides a buffer 
between the River and the site.

heRitage
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5 CONTEXTUAL ANALYSIS
5.7 SURROUNDING BUILDINGS

the site is directly adjacent to Camellia station. the site is currently vacant 
with remnant slabs and hardstand areas remaining from its former industrial 
past. the surrounding context has predominantly medium / heavy industrial 
uses. the University of Western sydney - parramatta Campus, is located 
to the north of the site. Further to the south along hassall street/ grand 
avenue, there are some retail/ commercial uses.
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5 CONTEXTUAL ANALYSIS

1 stoRey
2 stoRey
3 stoRey
4 stoRey
5 stoRey
6 stoRey
7 stoRey
8 stoRey

5.8 BUILDING HEIGHTS

the existing surrounding context is predominantly low rise (1-3 storeys),  
with some medium rise (4-9 storeys) developments along hassall street 
and grand avenue. there are currently no high rise developments in this 
area. existing industrial buildings further east of the site are low to medium 
rise, equivalent to 3-4 residential storeys.
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5 CONTEXTUAL ANALYSIS
5.9 REDEVELOPMENT SITES

the Department of planning and Council are currently exploring options for 
the future use and redevelopment of land in the Camellia precinct. all sites 
here are well suited to redevelopment - although many will require some 
form of decontamination due to their current or former industrial past.

the site to the west ‘billbergia’ and sites to the east of James Ruse Drive 
along the River is also well suited to redevelopment

potential ReDeVelopMent sites
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5 CONTEXTUAL ANALYSIS

5.10 TRANSPORT + VEHICULAR MOVEMENT

the site is surrounded by excellent infrastructure to support public transport 
and vehicular movement. the Camellia precinct, bounded by James Ruse 
Drive, the parramatta River, Duck River and the M4 motorway. the site is 
located in a strategically important position close to the Camellia industrial 
precinct, the University of Western sydney (UWs) and with proximity to key 
transport routes.

James Ruse Drive is a key arterial road that connects the north with the 
M4 Motorway and great Western highway to the south as well as south-
western sydney. the Clyde Carlingford Railway  line is located to the west 
of the site, with Camellia station located along the access handle of the site. 
there are no opportunities to access the site form the west.

hassall street is a primary street that provides direct access to the 
parramatta CbD. it extends over James Ruse Drive as grand avenue. Main 
access to the site is via James Ruse Drive opposite River Road West. 
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5 CONTEXTUAL ANALYSIS
5.11  PEDESTRIAN MOVEMENT + 
  CYCLEWAYS

the site is surrounded by an extensive cycle network that runs on the 
northern side of the parramatta River, connecting UWs to the parramatta 
CbD - parramatta Valley Cycleway. access to this cycleway is via a shared 
pedestrian and bicycle pathway along the western side of James Ruse 
Drive.

the Camellia precinct is not suited to pedestrian movement due to its 
current industrial uses. there is a pedestrian bridge over James Ruse Drive, 
connecting existing hotels, serviced apartments and residential development 
on the western side of James Ruse Drive to Rosehill Racecourse.

a ferry wharf is proposed on the ‘billbergia’ site along the parramatta River 
with pedestrian access to Camellia station.
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5 CONTEXTUAL ANALYSIS

5.12  CONTAMINATION

the site was previously occupied for a range of industrial purposes including 
James hardie pty ltd and was used for the manufacture of building 
materials.  the site is currently vacant and is capped to limit any exposure 
to the hazardous materials.

subsequently, a preliminary environmental assessment has found hazardous 
materials including asbestos, hydrocarbon impacted soil and clinker material 
(RAD dated 25 June 2013, URS) on the site and a significantly contaminated 
hotspot in the north-eastern corner of the site which will require remediation. 
preliminary studies have proposed that all of the contaminated material is 
contained within environmental cells below proposed new streets. these 
environmental containment cells are a significant constraint and will limit the 
street layout for the site.

any works to the site will require the approval from the environmental 
protection authority.
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5.13  FLOODING

A flood assessment has been carried out by Mott Macdonald which indicates 
areas on the site that are subject to 100 year ARI flooding. This has identified 
the minimum floor levels for any proposed redevelopment:

• Rl 6.50 - Commercial premises Rl 6.50
• RL 8.00 - Lowest habitable floor area

these areas include a freeboard level of 500mm.

at parramatta River, the lowest commercial premises permitted is some 
2-3m above the natural ground level. this level corresponds with the natural 
ground level at the centre of the site.
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5 CONTEXTUAL ANALYSIS

5.13  OPPORTUNITIES + CONSTRAINTS

the site has many opportunities and constraints that are detailed below:

• large consolidated, relatively flat site, suitable for mixed-use 
densification with multiple housing, retail and public domain

• adjoins future mixed-use, development site to the east (Billbergia)

• adjacent to future employment and entertainment zones: Business-
oriented land Use transition Zone to the east and Rosehill 
entertainment precinct to the south 

• adjoins industrial buildings to the south which are part of future Mixed 
Use Zone

• easy walking distance (200m) to Camellia Rail station to the south

• Clyde/Carlingford railway line bounds the site to the east and restricts 
access

• railway line is generator of noise and may experience increased 
usage of freight trains

• existing road access from James Ruse Drive, a major arterial road, 
to the west, and generator of noise with potential traffic conflict when 
entering and exiting the site

• links to Sydney Olympic Park and M4 Western Motorway link to the 
south 

• potential Camellia Ferry Wharf on Parramatta River to east 

• future light rail route to connect the site to Parramatta City Centre and 
University of Western sydney

• adjacent to University of Western Sydney to the north with future 
pedestrian bridge

• pipeline and pipe bridge presents visual impacts and potential visual 
barriers

• foreshore building line on northern boundary defines riverfront 
development

.

• foreshore riparian zone and heritage landscape (mangroves) along 
the river edge to the north 

• outlook and access to Parramatta River corridor to the north and east

• high level district views to Parramatta City Centre to the west

• high level views to the Sydney City Centre to the east

• unimpeded solar access to north, east and west

• potential flooding and acid sulfate soil impacts

• some trees on site may require retention

• contamination can be capped and sealed on site

• no buildings over containment cells/ locate containment cells below 
streets or in setback zones
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5 CONTEXTUAL ANALYSIS
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5 CONTEXTUAL ANALYSIS

Source: Urban Taskforce Australia: September 2013 - Urban Ideas, Cover
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5 CONTEXTUAL ANALYSIS
Source: Urban Taskforce Australia: September 2013 - Urban Ideas, p. 14-15
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6 URBAN STRATEGY

6.1   URBAN STRATEGY
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6 URBAN STRATEGY
6.2   DESIGN PRINCIPLES - CHARACTER AREAS
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6 URBAN STRATEGY

DESIGN PRINCIPLES - LAND USES
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6 URBAN STRATEGY
DESIGN PRINCIPLES - PUBLIC DOMAIN
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6 URBAN STRATEGY

DESIGN PRINCIPLES - MOVEMENT
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6 URBAN STRATEGY
DESIGN PRINCIPLES - CONTAINMENT CELLS
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6 URBAN STRATEGY

DESIGN PRINCIPLES - BUILDING HEIGHT + VIEW

L
M HVIEW

VIEW

JAMES RUSE DRIVE

CAMELLIA
STATION

FUTURE
FERRY WHARF

CLYDE / CARLINGFORD RAILWAY LINE

UNIVERSITY
OF WESTERN
SYDNEY

PARRAMATTA RIVER

loWeR bUilDings

MiD height bUilDings

higheR bUilDings

VieWs

bUilDing FootpRint

pRoposeD light Rail

site

0 50 100m



URBAN DESIGN REPORT 181 JaMes RUse DRiVe, CaMellia   DeCeMbeR 2015 47 

6 URBAN STRATEGY
DESIGN PRINCIPLES - SOLAR ACCESS
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7 BUILDING ENVELOPE TESTING

7.1 BUILDING ENVELOPE TESTING

in order to identify key opportunities and constraints for the site, a number 
of building envelopes have been tested and are summarised below, Further 
options (option D + e) were developed following comments from Council 
and an alteration of gateway Development.

OPTION A - TOWER + COURTYARDS (3.18:1)

option a has the following characteristics:

• courtyard and perimeter towers that increase in height from parramatta 
River (10 storeys) towards Camellia station (35 storeys) to the south-
east

• building envelopes aligned to the streets with the courtyards opening 
up to the north to maximise the midday sunlight with visual connection 
to the river

• average 20-40M wide river foreshore zone

• retail + commercial uses along new main street and to the north along 
the river

• new street network providing access to the site from James Ruse Drive 
and visual connection to the river

• mid-block pedestrian ways to connect the new north-south streets to 
provide access to the mini-major area + provide pedestrian permeability

• large public open space to the north-east corner of the site along the 
river

• towers aligned with the rail line (25 storeys) and along James Ruse 
Drive (16 storeys) to define the edges to the precinct and create a noise 
buffer.

• building envelopes are varied in height from 16 to 35 storeys stepping 
from western to eastern boundary

• wide central swales with street trees along new streets and tree planting 
along James Ruse Drive

• contaminated site material is contained within environmental cells 
below new streets

• limited solar access to building along eastern boundary (clyde carlingford 
rail line)

OPTION B - TOWER + PERIMETER/ PODIUM (3.99:1)

option b has the following characteristics:

• street wall/ podium with perimeter towers that increase in height from 
parramatta River (12 storeys) towards Camellia station (30 storeys) to 
the south-east

• building envelopes aligned to the streets with the courtyard opening up 
to the north to reinforce the visual connection to the river with an open 
forum

• podium and tower forms that create a continuous street wall, increased 
density within building heights similar to option a.

• retail and commercial uses along new streets

• new street network providing access to the site from James Ruse Drive 
and visual connection to the river

• mid-block pedestrian ways to connect the new north-south streets to 
provide access to the mini-major area + provide pedestrian permeability

• large public open space to the north-east corner of the site along the 
river

• towers rotated along east boundary with the rail line (24 storeys). towers 
along. James Ruse Drive (21 storeys) define the edges to the precinct 
and create a noise buffer.

• building envelopes are similar in height and overshadow each other 
limiting solar access to units to the east and west

• wide central swale with street trees along new streets and tree planting 
along James Ruse Drive

• contaminated site material is contained within environmental cells 
below new streets

OPTION C - TOWER + CENTRAL PARK (4.13:1) - PREFERRED

option C (preferred) has the following characteristics:

• central park that opens up to new west main street with perimeter towers 
that increase in height from parramatta River (14 storeys) towards 
Camellia station (35 storeys) to the south-west

• building envelopes aligned to the streets with the central park opening 
up to the north to reinforce the visual connection to the river with an 
open forum

• tower forms to primary north-south streets with increased density

• retail and commercial uses along new streets and active edges to the 
new open space

• new street network providing access to the site from James Ruse Drive 
and visual connection to the river

• mid-block pedestrian ways to connect the new north-south streets to 
provide access to the mini-major area + provide pedestrian permeability

• large public open space to the north-east corner of the site along the 
river

• towers rotated along east boundary with the rail line (28 storeys). 
Towers along. James Ruse Drive (20 - 35 storeys) define the edges to 
the precinct and create a noise buffer.

• increased daylight penetration to Central park and increased solar 
access to units to the east and west

• wide central swale with street trees along new streets and tree planting 
along James Ruse Drive

• contaminated site material is contained within environmental cells 
below new streets
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7 BUILDING ENVELOPE TESTING

7.2    OPTION A - 
  TOWERS + COURTYARDS

option a has the following characteristics:

• courtyard and perimeter towers that increase in height from parramatta 
River (10 storeys) towards Camellia station (35 storeys) to the south-
east

• building envelopes aligned to the streets with the courtyards opening 
up to the north to maximise the midday sunlight with visual connection 
to the river

• average 20-40M wide river foreshore zone

• retail + commercial uses along new main street and to the north along 
the river

• new street network providing access to the site from James Ruse Drive 
and visual connection to the river

• mid-block pedestrian ways to connect the new north-south streets to 
provide access to the mini-major area + provide pedestrian permeability

• large public open space to the north-east corner of the site along the 
river

• towers aligned with the rail line (25 storeys) and along James Ruse 
Drive (16 storeys) to define the edges to the precinct and create a noise 
buffer.

• building envelopes are varied in height from 16 to 35 storeys stepping 
from western to eastern boundary

• wide central swales with street trees along new streets and tree planting 
along James Ruse Drive

• contaminated site material is contained within environmental cells 
below new streets

• limited solar access to building along eastern boundary (clyde carlingford 
rail line)
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7 BUILDING ENVELOPE TESTING
option a:
gFa 218,316 sqm
FsR (DeVelopable aRea) 3.91:1
FsR (site aRea) 3.18:1

OPTION A - STRUCTURE PLAN
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7 BUILDING ENVELOPE TESTING
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AREA
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TOTAL RETAIL TARGETED                 = 12 000 SQM
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7 BUILDING ENVELOPE TESTING
OPTION A - AERIAL VIEW FROM THE NORTH EAST
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7 BUILDING ENVELOPE TESTING

OPTION A - AERIAL VIEW FROM THE NORTH WEST
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7 BUILDING ENVELOPE TESTING

SHADOWS_OPTION

4_NE_21 JUN 11AM1

OPTION A - SOLAR ACCESS STUDY

JUNE 21 (WINTER SOLSTICE) 10AM JUNE 21 (WINTER SOLSTICE) 11AM

SHADOWS_OPTION

4_NE_21 JUN 10AM1
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7 BUILDING ENVELOPE TESTING

SHADOWS_OPTION

4_NE_21 JUN 12PM1

SHADOWS_OPTION

4_NW_21 JUN 1PM1

OPTION A - SOLAR ACCESS STUDY

JUNE 21 (WINTER SOLSTICE) 12PM JUNE 21 (WINTER SOLSTICE) 1PM



URBAN DESIGN REPORT 181 JaMes RUse DRiVe, CaMellia   DeCeMbeR 2015 57 

7 BUILDING ENVELOPE TESTING
OPTION A - SOLAR ACCESS STUDY

JUNE 21 (WINTER SOLSTICE) 2PM JUNE 21 (WINTER SOLSTICE) 3PM

SHADOWS_OPTION

4_NW_21 JUN 2PM1
SHADOWS_OPTION

4_NW_21 JUN 3PM1
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7 BUILDING ENVELOPE TESTING

7.3  OPTION B - 
  TOWER + PERIMETER/ PODIUM

option b has the following characteristics:

• street wall/ podium with perimeter towers that increase in height from 
parramatta River (12 storeys) towards Camellia station (30 storeys) to 
the south-east

• building envelopes aligned to the streets with the courtyard opening up 
to the north to reinforce the visual connection to the river with an open 
forum

• podium and tower forms that create a continuous street wall, increased 
density within building heights similar to option a.

• retail and commercial uses along new streets

• new street network providing access to the site from James Ruse Drive 
and visual connection to the river

• mid-block pedestrian ways to connect the new north-south streets to 
provide access to the mini-major area + provide pedestrian permeability

• large public open space to the north-east corner of the site along the 
river

• towers rotated along east boundary with the rail line (24 storeys). towers 
along. James Ruse Drive (21 storeys) define the edges to the precinct 
and create a noise buffer.

• building envelopes are similar in height and overshadow each other 
limiting solar access to units to the east and west

• wide central swale with street trees along new streets and tree planting 
along James Ruse Drive

• contaminated site material is contained within environmental cells 
below new streets
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7 BUILDING ENVELOPE TESTING
option b:
gFa 273,464 sqm
FsR (DeVelopable aRea) 4.89:1
FsR (site aRea) 3.99:1

OPTION B - STRUCTURE PLAN
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7 BUILDING ENVELOPE TESTING

OPTION B - GROUND LEVEL PLAN  1:1000
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7 BUILDING ENVELOPE TESTING
OPTION B - AERIAL VIEW FROM THE NORTH EAST
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7 BUILDING ENVELOPE TESTING

OPTION B - AERIAL VIEW FROM THE NORTH WEST
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7 BUILDING ENVELOPE TESTING
OPTION B - SOLAR ACCESS STUDY

JUNE 21 (WINTER SOLSTICE) 10AM JUNE 21 (WINTER SOLSTICE) 11AM

units overshadowedunits overshadowed
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7 BUILDING ENVELOPE TESTING

OPTION B - SOLAR ACCESS STUDY

JUNE 21 (WINTER SOLSTICE) 12PM JUNE 21 (WINTER SOLSTICE) 1PM
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7 BUILDING ENVELOPE TESTING
OPTION B - SOLAR ACCESS STUDY

JUNE 21 (WINTER SOLSTICE) 2PM JUNE 21 (WINTER SOLSTICE) 3PM

open space overshadowedunits overshadowed
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7 BUILDING ENVELOPE TESTING

7.4  OPTION C -
  TOWER + CENTRAL PARK

option C is a vision for an interactive, urban living environment within a 
rehabilitated river setting. it is framed by an extensive and permeable public 
domain comprising new wide streets, central park, forum, foreshore park 
and walk; mid-block pedestrian ways; extensive landscaping with street 
trees, swales and footways; building forms aligned to streets; tower forms of 
various heights orientated to optimise views, breezes and sun; underground 
parking; containment of contamination within environmental cells below 
new streets and along the boundary with James Ruse Drive; retail and 
commercial uses along new streets; and visual and physical connections 
to the riverfront.

option C has the following characteristics:

• central park that opens up to new west main street with perimeter towers 
that increase in height from parramatta River (14 storeys) towards 
Camellia station (35 storeys) to the south-west

• building envelopes aligned to the streets with the central park opening 
up to the north to reinforce the visual connection to the river with an 
open forum

• tower forms to primary north-south streets with increased density

• retail and commercial uses along new streets and active edges to the 
new open space

• new street network providing access to the site from James Ruse Drive 
and visual connection to the river

• mid-block pedestrian ways to connect the new north-south streets to 
provide access to the mini-major area + provide pedestrian permeability

• large public open space to the north-east corner of the site along the 
river

• towers rotated along east boundary with the rail line (28 storeys). 
Towers along. James Ruse Drive (20 - 35 storeys) define the edges to 
the precinct and create a noise buffer.

• increased daylight penetration to Central park and increased solar 
access to units to the east and west

• wide central swale with street trees along new streets and tree planting 
along James Ruse Drive

• contaminated site material is contained within environmental cells 
below new streets

option C was tested for its compliance with the key amenity standards of 
SEPP 65, including solar access to determine how the floor space can be 
redistributed on site while achieving lower building heights on the foreshore.
the studies demonstrate that option C is capable of meeting these 
standards.
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7 BUILDING ENVELOPE TESTING
option C:
gFa 283,335 sqm
FsR (DeVelopable aRea) 5.10:1
FsR (site aRea) 4.13:1
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OPTION C - STRUCTURE PLAN

  PARK

FORUM

A
B

C

D

E

F G H J

K
L

M

N

CENTRAL
PARK



181 JaMes RUse DRiVe, CaMellia   DeCeMbeR 2015URBAN DESIGN REPORT68 

7 BUILDING ENVELOPE TESTING

OPTION C - GROUND LEVEL PLAN  1:1000
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7 BUILDING ENVELOPE TESTING

OPTION C - AERIAL VIEW FROM THE NORTH EAST
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7 BUILDING ENVELOPE TESTING
OPTION C- AERIAL VIEW FROM THE NORTH WEST VIEW
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7 BUILDING ENVELOPE TESTING

OPTION C - SOLAR ACCESS STUDY

JUNE 21 (WINTER SOLSTICE) 10AM JUNE 21 (WINTER SOLSTICE) 11AM

building removed and 
overshadowed units 
deleted
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7 BUILDING ENVELOPE TESTING
OPTION C- SOLAR ACCESS STUDY

JUNE 21 (WINTER SOLSTICE) 12PM JUNE 21 (WINTER SOLSTICE) 1PM

increased solar access 
to central park

increase solar access 
to units
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7 BUILDING ENVELOPE TESTING

OPTION C - SOLAR ACCESS STUDY

JUNE 21 (WINTER SOLSTICE) 2PM JUNE 21 (WINTER SOLSTICE) 3PM

building removed and 
overshadowed units 
deleted

increased solar access to 
central park
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7 BUILDING ENVELOPE TESTING

7.5  OPTION D - 
  TOWER, CENTRAL PARK + 
  LOWER FORESHORE 
  BUILDINGS

option D is a design concept which interprets the resolutions of Council that 
resolved two heights of 35m and 126m, and a FsR of 5.3:1 as resolved on 
11 May 2015.

subsequent, to the development of a detailed masterplan and draft 
development control plan for the site, Council officers reviewed the 
planning proposal including an earlier this report and recommended two (2)  
alternative building envelope options which aim to reduce building heights 
along the foreshore. at a meeting on 11 May 2015, Council endorsed the 
following recommendation and option D:

a)  that Council adopt the revised heights listed in the table option 
b,consistent with the outcome of the statewide planning draft 
planning proposal and Urban Design scheme, as the controls for the 
maximum building heights and floor space ratios to be included in the 
revised planning proposal with:

• a 35m maximum height for foreshore buildings;
• a 126m maximum height for the development site;
• a floor space ratio of 5.3:1 of the development site.

b)  that Council authorises the Ceo:

• to prepare the amendments to the draft revised planning proposal at 
attachment 1 in accordane with the Council endorsed option for the

• maximum building heights and floor space ratios
• to correct any minor anomalies of a non-policy nand administrative 

nature that may arise during the plan amendment process
• to include the folowing amendment:
 -  all development applications for the site must include a   

 “Design excellence process” with a Design integrity panel in
  accordance with the Director general’s guidelines.

(c)  that Council’s amended planning proposal be submitted to the Dp&e 
for the purposes of seeking a revised gateway Determination.

(d) that during the comminity consultation of the planning proposal 
further consultation be undertaken with the relevant public authorities 
concerning a suitable “satisfactory arrangements” clause to address 
section 117 Direction 6.1 approval and Referral Requirements.

(e) that as required by section 117 Director 4.1 acid sulphate soils, a 
copy of the acid sulfate soils study (part of the Remediation action 
plan) be provided to the Director general of the Department of 
planning and environment prior to the commencement of community 
consultation.

(f) Further, that a report be put to Council on the outcome of the 
community consultation of the planning proposal.

option D was tested for its compliance with sepp 65 principles, including 
solar access to determine how the floor space can be redistributed on 
site while achieving lower building heights on the foreshore. the studies 
demonstrate that option D is capable of meeting these principles.
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URBAN DESIGN REPORT 181 JAMES RUSE DRIVE, CAMELLIA 75 

8 ENDORSED BUILDING ENVELOPE
8.1   OPTION D (ENDORSED) - STRUCTURE PLAN

OPTION D:
GFA 318,000 sqm
FSR (DEVELOPABLE AREA) 5.30:1
FSR (SITE AREA) 4.56:1
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OPTION D (ENDORSED BY COUNCIL) - TOWER, CENTRAL PARK + LOWER   
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181 JAMES RUSE DRIVE, CAMELLIAURBAN DESIGN REPORT76 

8 ENDORSED BUILDING ENVELOPE

OPTION D (ENDORSED) - AERIAL VIEW FROM THE NORTH EAST

3

2

1

seCtion MaRkeRs Relate to seCtion 
1, 2 anD 3 on pages 92-94

(126 m)

(72 m)

(72 m)

(72 m)

(91 m)

(91 m)

(91 m)

(91 m)

(126 m)

(126 m)

(126 m)

(35 m)

(35 m)

(35 m)



URBAN DESIGN REPORT 181 JaMes RUse DRiVe, CaMellia   DeCeMbeR 2015 83 

7 BUILDING ENVELOPE TESTING

URBAN DESIGN REPORT 181 JAMES RUSE DRIVE, CAMELLIA 77 

8 ENDORSED BUILDING ENVELOPE
OPTION D (ENDORSED) - AERIAL VIEW FROM THE NORTH WEST VIEW
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OPTION D (ENDORSED)- SOLAR ACCESS STUDY
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BUILDING NO. OF STORIES ORIENTATION OPTION D - PERCENTAGE OF FACADE ‘IN SUN’ WITH THE POTENTIAL FOR APARTMENTS TO RECEIVE SOLAR ACCESS MID-WINTER
9am-10am 10am-11am 11am-12pm 12pm-1pm 1pm-2pm 2pm-3pm

A 40 east-west 100% 100% 80% 80% 85% 50%

B 40 east-west 100% 100% 80% 80% 85% 50%
C 40 east-west 100% 100% 100% 100% 100% 95%
D 8 east-west 100% 100% 100% 100% 100% 100%

E 8 east-west 100% 100% 100% 100% 100% 100%

F 8 east-west 100% 100% 100% 100% 100% 95%
G 22 east-west 95% 95% 95% 95% 95% 100%
H 22 east-west 20% 75% 70% 60% 90% 100%
J 40 east-west 40% 70% 75% 75% 85% 95%
K1 28 east-west 10% 20% 90% 75% 60% 35%
K2 28 east-west 5% 35% 75% 75% 30% 5%
L 28 east-west 15% 70% 80% 60% 35% 35%
M 28 east-west 95% 95% 95% 95% 95% 95%
N 28 east-west 90% 90% 90% 90% 95% 90%

to comply with the apartment Design guide, a minimum of 70% of apartments are required to receive 2 hours of direct solar access to living areas and private open spaces between 9am - 3pm at mid-winter. at this stage, building forms have been design, not buildings. 
Future apartment layouts will need to harness the sun to satisfy the apartment Design guide Requirement. option D, has building envelopes that are oriented to the east-west, with the ability to receive sun on the long facdes in the morning and afternoon in addition 
to the north facade. it also demonstrates that the taller buildings with the largest number of apartments receive in excess of the minimum requirement for solar access.

if future development applications have unit layouts that maximise the number of apartments with living rooms and open spaces to facades that receive 2 hours of solar access at mid-winter, then the development is capable of satisfying the solar access requirement 
of the Apartment Design Guide. It will also be a requirement of future development applications for the site, that this requirement is achieved, monitored and reconciled. The table above indicates that building forms in Option E, achieve the floor space while maximising 
the percentage of solar access to facades.

these overshadowing studies also illustrate that between 12pm - 2pm at mid-winter, between 5-42% of the square receives direct solar access which is unsatisfactory.

70% or more solar access received to facade ‘in sun’
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option e was tested for its compliance with sepp 65 principles, including 
solar access to determine how the floor space can be redistributed on 
site while achieving lower building heights on the foreshore. the studies 
demonstrate that option e is capable of satisfying these principles.

option e forms the basis of the Masterplan.

7.6  OPTION E - 
  AMENDED FORESHORE 
  SQUARE + LOWER  
  FORESHORE BUILDINGS

option e is a design concept which is consistent with the alteration of 
gateway Determination by the Department of planning and environment 
for two heights of 28m and 126m, and a FsR of 5.3:1.

the differences between option D + e are outlined below:

Building Option D Option E
a 40 storeys (126m) 40 storeys (126m)
b 40 storeys (126m) 40 storeys (126m)
C 40 storeys (126m) 40 storeys (126m)
D 10 storeys (35m) 8 storeys (28m)
e 10 storeys (35m) 8 storeys (28m)
F 10 storeys (35m) 8 storeys (28m)
g 22 storeys (72m) 22 storeys (72m)
h 22 storeys (72m) 22 storeys (72m)
J 40 storeys (126m) 40 storeys (126m)
k1 28 storeys (91m) 28 storeys (91m)
k2 28 storeys (91m) 28 storeys (91m)
l 28 storeys (91m) 28 storeys (91m)
M 28 storeys (91m) 28 storeys (91m)
n 22 storeys (72m) 28 storeys (91m)

• building n relocated further south
• Foreshore square relocated further north adjacent to Foreshore Drive

the alteration to gateway Determination also requested further information 
regarding the adequacy of public open space and amenity of future 
apartments. overshadowing studies indicated that the proposed square 
was overshadowed at mid-winter. subsequently, the location of the square 
was relocated closer to the foreshore and named the foreshore square. 
this new location achieves more than 71% solar access between 12-2pm 
at mid-winter. building n has also been relocated where the square used to 
be, further south with the overall total floor space unchanged from Option D.

additional studies are appended to the planning proposal that assess this 
design concept in the context of sepp 65 and impact of adjoining lands,  
the adequacy of the proposed Re1 lands. indicative visualisations are also 
appended to the planning proposal that illustrate the design concept.
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OPTION E - SOLAR ACCESS STUDY [PREFERRED]

A
40

B
40

C
40 D

8

E
8

F
8 4

H
22

G
22

J
40

K1
28

L
28

M
28

1

8

1

2

N
28

8

8

K2
28

SQUARE
4% SOLAR ACCESS

A
40

B
40

C
40

D
8

E
8

F
8

4

G
22

H
22

J
40

K1
28

L
28

M
28

N
28

1

1

8

2

K2
28

SQUARE
4% SOLAR ACCESS

1

A
40

B
40

C
40 D

8

E
8

F
8 4

H
22

G
22

J
40

K1
28

L
28

M
28

1

8

1

2

N
28

8

8

K2
28

SQUARE
47% SOLAR ACCESS

A
40

B
40

C
40

D
8

E
8

F
8

4

G
22

H
22

J
40

K1
28

L
28

M
28

N
28

1

1

8

2

K2
28

SQUARE
47% SOLAR ACCESS

1

CAMELLIA WEST PRECINCT
181 JAMES RUSE DRIVE, CAMELLIALevel 2 243 Liverpool Street,

East Sydney NSW 2010
T (61 2) 9358 2588
www.stanisic.com.au   ABN 11002633481

project

drawing

issue

drawing no.

scale

project no.

checked

drawn
14 003

@A3

JN

JN

client

scale barthe layout shown and the areas noted on this drawing are indicative only. layouts are
to be read in conjunction with floor plans, elevations + sections.

legenddateissue amendment

do not scale from drawings.

Level 2, 7 Charles Street
Parramatta NSW 2150
T (61 2) 8830 04000

STATEWIDE PLANNING

3

WINTER SOLSTICE 9AM - 10AM
(AMENDED MASTERPLAN)

SH01C

9AM WINTER SOLSTICE [NORTH EAST VIEW]

9AM WINTER SOLSTICE [NORTH WEST VIEW]

10AM WINTER SOLSTICE [NORTH EAST VIEW]

10AM WINTER SOLSTICE [NORTH WEST VIEW]

3 PRELIMINARY ISSUE FOR COMMENT 20.10.15



181 JaMes RUse DRiVe, CaMellia   DeCeMbeR 2015URBAN DESIGN REPORT100 

7 BUILDING ENVELOPE TESTING
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OPTION E - SOLAR ACCESS STUDY [PREFERRED]

A
40

B
40

C
40 D

8

E
8

F
8 4

H
22

G
22

J
40

K1
28

L
28

M
28

1

8

1

2

N
28

8

8

K2
28

SQUARE
29% SOLAR ACCESS

A
40

B
40

C
40

D
8

E
8

F
8

4

G
22

H
22

J
40

K1
28

L
28

M
28

N
28

1

1

8

2

K2
28

SQUARE
29% SOLAR ACCESS

1

CAMELLIA WEST PRECINCT
181 JAMES RUSE DRIVE, CAMELLIALevel 2 243 Liverpool Street,

East Sydney NSW 2010
T (61 2) 9358 2588
www.stanisic.com.au   ABN 11002633481

project

drawing

issue

drawing no.

scale

project no.

checked

drawn
14 003

@A3

JN

JN

client

scale barthe layout shown and the areas noted on this drawing are indicative only. layouts are
to be read in conjunction with floor plans, elevations + sections.

legenddateissue amendment

do not scale from drawings.

Level 2, 7 Charles Street
Parramatta NSW 2150
T (61 2) 8830 04000

STATEWIDE PLANNING

3

WINTER SOLSTICE 3PM
(AMENDED MASTERPLAN)

SH04C

3PM WINTER SOLSTICE [NORTH EAST VIEW]

3PM WINTER SOLSTICE [NORTH WEST VIEW]

3 PRELIMINARY ISSUE FOR COMMENT 20.10.15

BUILDING NO. OF STORIES ORIENTATION OPTION E - PERCENTAGE OF FACADE ‘IN SUN’ WITH THE POTENTIAL FOR APARTMENTS TO RECEIVE SOLAR ACCESS MID-WINTER
9am-10am 10am-11am 11am-12pm 12pm-1pm 1pm-2pm 2pm-3pm

A 40 east-west 100% 100% 80% 80% 85% 50%

B 40 east-west 100% 100% 80% 80% 85% 50%
C 40 east-west 100% 100% 100% 100% 100% 95%
D 8 east-west 100% 100% 100% 100% 100% 100%

E 8 east-west 100% 100% 100% 100% 100% 100%

F 8 east-west 100% 100% 100% 100% 100% 95%
G 22 east-west 95% 95% 95% 95% 95% 100%
H 22 east-west 95% 75% 70% 60% 90% 100%
J 40 east-west 50% 70% 75% 75% 85% 95%
K1 28 east-west 25% 20% 75% 75% 50% 35%
K2 28 east-west 15% 35% 75% 75% 30% 15%
L 28 east-west 15% 70% 80% 80% 80% 80%
M 28 east-west 95% 95% 95% 95% 95% 95%
N 28 east-west 20% 30% 90% 90% 75% 35%

to comply with the apartment Design guide, a minimum of 70% of apartments are required to receive 2 hours of direct solar access to living areas and private open spaces between 9am - 3pm at mid-winter. at this stage, building forms have been design, not buildings. 
Future apartment layouts will need to harness the sun to satisfy the apartment Design guide Requirement. option e, has building envelopes that are oriented to the east-west, with the ability to receive sun on the long facdes in the morning and afternoon in addition 
to the north facade. it also demonstrates that the taller buildings with the largest number of apartments receive in excess of the minimum requirement for solar access.

if future development applications have unit layouts that maximise the number of apartments with living rooms and open spaces to facades that receive 2 hours of solar access at mid-winter, then the development is capable of satisfying the solar access requirement 
of the apartment Design guide. It will also be a requirement of future development applications for the site, that this requirement is achieved, monitored and reconciled. The table above indicates that building forms in Option E, achieve the floor space while maximising 
the percentage of solar access to facades.

these overshadowing studies also illustrate that between 12pm - 2pm at mid-winter, more than 71% of the foreshore square receives direct solar access.
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8 CONCLUSION + RECOM
M

ENDATIONS
8.1 CONCLUSION

this Urban Design report has been prepared by stanisiC aRChiteCts 
on behalf of statewide planning pty ltd to assist parramatta City Council to 
review key planning controls for the site at 181 James Ruse Rive, Camellia.  
this site is has strategic importance being located along the parramatta 
River opposite the University of Western sydney and within 2km of 
parramatta City Centre. 

in parallel, the Department of planning and environment and Council have 
commissioned a discussion paper “Camellia: 21st Century business, industry 
and entertainment precinct - Discussion paper, Version 1. it canvasses 
long term opportunities for this site and the wider precinct - known as the 
Camellia precinct. this paper acknowledges that the Camellia precinct 
is “one of the most important employment land precincts in metropolitan 
sydney, with great strategic value in terms of its size, location, activity and 
opportunities for future development.”

at a meeting of 28 april 2014, Council resolved to forward statewide’s 
planning proposal seeking a conditional gateway determination for the site  
and requested that additional studies and information is provided to Council, 
to satisfactorily address outstanding issues, prior to a public exhibition of 
the planning proposal which includes:

1. site contamination and remediation (sepp 55 – Remediation of land)
2. Flood impacts (s117 Direction 4.3 Flood prone land)
3. acid sulfate soils (s117 Direction 4.1)
4. potential loss of employment land (s117 Direction 1.1 business and 

industrial Zones)
5. Traffic and transport
6. Flora and fauna
7. social impact
8. health and safety
9. Potential land use conflicts (proximity to heavy industry, James Ruse 

Drive and railway line) – including and noise
10. infrastructure upgrades (water and energy)
11. Urban design analysis and master plan
12. Management of environmental containment cells

this report addresses item 11 and explores a number of building envelope 
options for the site and identifies a preferred built form that will inform a 
detailed master plan.

this Urban Design Report has examined the site at 181 James Ruse Drive, 
parramatta for its appropriateness for redevelopment and rezoning. the 
report demonstrates that the site has the characteristics and qualities that 
can sustain mixed use densification with a focus on multiple housing, retail, 
enhanced public domain and rehabilitation of the natural environment.
The site is large, consolidated and relatively flat, with access to the riverfront 
of parramatta River. the comprehensive redevelopment of the site will 
contribute to the environmental upgrade of the foreshore riparian zone and 
heritage mangrove landscape. the site requires adequate development 
capacity to support the extensive remediation using sub-surface containment 
cells of hazardous materials left over from the manufacture of building 
materials by James hardie pty ltd. 

The site is within the Camellia Precinct and has been identified as a mixed 
use area in the Camellia: 21st Century business, industry and entertainment 
precinct – Discussion paper, prepared by parramatta Future generation. 
Key strategic advantages identified for the precinct include central location, 
proximity to key transport routes, available land, industry clustering, 
innovation and pipeline infrastructure. the site will act as a buffer between 
the business-orientated land Use transition Zone to the east and existing 
residential area to the west. it adjoins the Rosehill Racecourse entertainment 
precinct to the west. it is directly opposite the University of Western sydney 
– parramatta precinct and the knowledge hub of parramatta.

the site is well serviced by existing and future transport infrastructure. 
it is within easy walking distance (200m) of Camellia Rail station to the 
south. existing road access from James Ruse Drive, a major arterial road, 
to the west provides vehicle access. the site has directs links to sydney 
Olympic Park and M4 Western Motorway to the south. It will benefit from 
the potential Camellia Ferry Wharf on parramatta River to east, and future 
light rail proposed by parramatta Council within to the existing rail corridor 
and which will connect the site to parramatta City Centre and the University 
of Western sydney.

the planning framework describes the existing planning instruments, 
zoning, building heights, acid sulfate soils, riparian land and waterways. the 
contextual analysis includes detailed mapping of key site characteristics: 
topography, environment and heritage, surrounding buildings, building 
heights, redevelopment sites, transport and vehicular movement, pedestrian 
movement and cycleways, contamination, flooding. The site is positioned 
within its wider macro context; its existing land use and walking catchment; 
and existing natural context and heritage.

a design concept was prepared which is based upon an urban strategy 
and design principles for character areas, land uses, public domain, 
movement, containment cells, building height, view and solar access. 
Building envelope testing of height, setbacks, floor plate, efficiencies, bulk, 
mass and overshadowing, sepp 65 amenity/ building separations has been 
carried out to identify the most suitable option. three development options 
were prepared and Option C was identified as the most suitable option for 
the purposes of a report to Council in May 2015. option C provided a gross 
floor area of 283,335sqm (FSR 5.10:1); building heights of 50m (14 storeys) 
to 113m (35 storeys); and mixed uses of residential, retail and commercial.

option C is a vision for an interactive, urban living environment within a 
rehabilitated river setting. it is framed by an extensive and permeable public 
domain comprising new wide streets, central park, forum, foreshore park 
and walk; mid-block pedestrian ways; extensive landscaping with street 
trees, swales and footways; building forms aligned to streets; tower forms of 
various heights orientated to optimise views, breezes and sun; underground 
parking; containment of contamination within environmental cells below 
new streets and along the boundary with James Ruse Drive; retail and 
commercial uses along new streets; and visual and physical connections 
to the riverfront.

subsequent to the development of a detailed masterplan and draft 
development control plan for the site, Council officers have reviewed the 
planning proposal including this report and recommended two (2) alternative
building envelope options which aim to reduce building heights along the 
foreshore. at a meeting on 11 May 2015, Council endorsed the following 
recommendation and option D:

a)  that Council adopt the revised heights listed in the table option b, 
consistent with the outcome of the statewide planning draft planning 
proposal and Urban Design scheme, as the controls for the maximum 
building heights and floor space ratios to be included in the revised 
planning proposal with:

• a 35m maximum height for foreshore buildings;
• a 126m maximum height for the development site;
• a floor space ratio of 5.3:1 of the development site.
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8 CONCLUSION + RECOM
M

ENDATIONS

additional studies are appended to the planning proposal that assess this 
design concept in the context of sepp 65 and impact of adjoining lands,  
the adequacy of the proposed Re1 lands. indicative visualisations are also 
appended to the planning proposal that illustrate the design concept.

option e is the preferred option to proceed to the exhibition phase as it has 
superior qualities when compared to option D including:

• Foreshore square has a direct relationship to Main street a, Foreshore 
Drive and the foreshore.

• Foreshore square receives more than 71% solar access between 12-
2pm at mid-winter.

• building heights reduced from 10 storeys (35m) to 8 storeys (28m) 
along the foreshore.

• lower stepped forms have been removed from buildings g, h, M + n 
and the space between these buildings increased to 24m. at ground 
level, the building separation between building g and h is 10m and 
between building h and J is 18m which complies with the apartment 
Design guide.

8.2 RECOMMENDATIONS

it is recommended that option e, subject to numerous detailed studies and 
which is consistent with the alteration to gateway Determination, together 
with the Masterplan for the site at 181 James Ruse Drive, Camellia, is 
adopted by Council.

it is recommended that the planning proposal map for height is amended to 
reduce the maximum building height along the foreshore from 35m to 28m 
as required by the alteration of gateway Determination.

b)  that Council authorises the Ceo:

• to prepare the amendments to the draft revised planning proposal at 
attachment 1 in accordane with the Council endorsed option for the

• maximum building heights and floor space ratios
• to correct any minor anomalies of a non-policy nand administrative 

nature that may arise during the plan amendment process
• to include the folowing amendment:
 -  all development applications for the site must include a   

 “Design excellence process” with a Design integrity panel in
  accordance with the Director general’s guidelines.

(c)  that Council’s amended planning proposal be submitted to the Dp&e 
for the purposes of seeking a revised gateway Determination.

(d) that during the community consultation of the planning proposal 
further consultation be undertaken with the relevant public authorities 
concerning a suitable “satisfactory arrangements” clause to address 
section 117 Direction 6.1 approval and Referral Requirements.

(e) that as required by section 117 Director 4.1 acid sulphate soils, a 
copy of the acid sulfate soils study (part of the Remediation action 
plan) be provided to the Director general of the Department of 
planning and environment prior to the commencement of community 
consultation.

(f) Further, that a report be put to Council on the outcome of the
 community consultation of the planning proposal.

option D was tested for its compliance with the key amenity standards of 
SEPP 65, including solar access to determine how the floor space can be 
redistributed on site while achieving lower building heights on the foreshore.
the studies demonstrate that both option C + D are capable of meeting 
these standards. Further modifications to built form have been made to 
increase the amount of sunlight into the square.

option e was prepared in response to the alteration to gateway 
Determination, which requested further information regarding the adequacy 
of public open space. shadow studies indicated that the proposed square 
was overshadowed at mid-winter. subsequently, the location of the square 
was relocated closer to the foreshore and named the foreshore square. 
this new location achieves more than 71% solar access between 12-2pm 
at mid-winter. building n has been relocated where the square used to be, 
further south with the overall total floor space unchanged from Option D.
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APPENDIX A:   RIVERFRONT COM
PARABLES

CAMELLIA/ PARRAMATTA CITY CENTRE
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RHODES
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WENTWORTH POINT



181 JAMES RUSE DRIVE, CAMELLIA          DECEMBER 2015 1 - 5 

APPENDIX A:   RIVERFRONT COM
PARABLES

DISTILLERY HILL
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VICTORIA PARK
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WOLLI CREEK
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181 JAMES RUSE DRIVE, CAMELLIA
DEVELOPMENT COMPARISON (SAMPLED AREA) 28.04.14

SAMPLED AREA (Ha) DEVELOPABLE 
AREA (Ha)
RESIDENTIAL

TOTAL NUMBER 
OF UNITS

PERSONS PER 
UNIT

PARRAMATTA 523.00 VARIES 0.18 965,050 9650.50 2 19301 36.93 0

CAMELLIA 6.85 5.59 3ST, 19ST, 26ST 5.0 254,295 2542.95 2 5086 742.47 2.0

RHODES 6.85 5.59 6ST, 8ST, 24ST, 
26ST

3.5 195,650 1956.50 2 3913 571.24 7.5

DISTILLERY
HILL

6.85 5.59 17ST, 20ST 6.0 335,400 3354.00 2 6708 979.27 1.3

VICTORIA PARK 6.85 5.59 6ST, 8ST - 12ST, 
27ST

3.5 195,650 1956.50 2 3913 571.24 4.0

WOLLI CREEK 6.85 5.59 6ST, 10ST, 12ST, 
14ST, 20ST

4.6 256,900 2569.00 2 5138 750.00 8.5

ASSUMPTIONS: BUILDING HEIGHTS FSR
4 STOREYS 1.2:1
6 STOREYS 1.5:1
8 STOREYS 2.0:1
12 STOREYS 2.5:1
14 STOREYS 3.0:1
18 STOREYS + 6.0:1

DISTANCE FROM 
CBD (KM)

POPULATIONAVERAGE FSR 
(X:1)

COMPARISON BUILDING 
HEIGHTS

TOTAL FLOOR 
SPACE
RESIDENTIAL

POPULATION PER 
Ha

stanisic architects
PAGE 1 /  1

DEVELOPMENT COMPARISON SCHEDULE (POPULATION PER Ha)
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Source: Urban Taskforce Australia: September 2013 - Urban Ideas, p. 30-31
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Source: Urban Taskforce Australia: September 2013 - Urban Ideas, p. 28-29
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PLES

Source: Urban Taskforce Australia: September 2013 - Urban Ideas, p. 26-27
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APPENDIX 2:   URBAN DESIGN TASKFORCE EXAM
PLES

Source: Urban Taskforce Australia: September 2013 - Urban Ideas, p. 222-23
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A new 
vision for 
Macquarie 
Park

Artist’s impression of Lachlan’s Line

Source: Lachlan’s Line - Expressions of Interest: November 2014, Urban Growth NSW/ Matric Property + CBRE
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ExEcutIvE Summary 

Address 25 – 27 Epping road (corner delhi road) macquarIE parK NSw 2113

Legal Description proposed Lot 104 & Lot 105 being a subdivision of Lot 101 in deposited plan 1131776

site Area proposed Lot 104:    12,531m2

proposed Lot 105:    2,822m2

total:                       15,353m2 (approx.)

Zoning b4 mixed-use according to ryde Local Environmental plan 2010

Maximum Building Height* 57m

Gross floor Area (GfA)* the following GFa is allocated via a Stage 1 State Significant development application:
proposed Lot 104:    51,836m2

proposed Lot 105:    21,684m2

total GfA:               73,520m2 (approx.)

indicative Concept** 860 residential apartments and 6,000m2 retail floor space

section 94 Contributions maximum $7.8 million liability to deliver cold shell community facility as a stratum

Consent Authority city of ryde council

Gst General tax rule

settlement approximately mid 2016

Method of sale stage one - Expressions of interest 
closing 3pm Friday 12 december 2014
stage two - invitation to tender
Sale by tender for shortlisted groups likely to commence early march 2015 and targeting land sale 
documentation exchange by June 2015.

Vendor’s selling Agents CBrE

Matthew ramsay
0413 743 555

Ben Wicks
0422 206 015

scott Gray-spencer
0400 222 226

Matrix property

Andrew Antonas
0412 253 131

John Chancellor
0412 888 839

Helen xu
0421 638 868

*awaiting approval by the department of planning and Environment (ref: SSd_5093)
**provided for illustrative purposes only and subject to planning approval

Artist’s impressions of pedestrian plaza to central park

Source: Lachlan’s Line - Expressions of Interest: November 2014, Urban Growth NSW/ Matric Property + CBRE
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INdIcatIvE coNcEpt

objectives 

award winning architects bates Smart, in collaboration with 
Leffler Simes architects and aspect Studios, have prepared an 
indicative concept design for around 860 apartments and 6,000m2 
neighbourhood retail. 

the key objectives of the design are to demonstrate:

• a potential development option for the super lots

• a minimum benchmark for the built form response

• reinforce the key urban design principles of the Lachlan’s Line 
master plan

• assess possible apartment yield and mix within SEpp 65, solar 
access and building height controls 

• Ground floor retail options to activate street, park frontage and 
bridge landing areas

• a potential response to council’s community centre location 
and brief requirements

• Investigate basement and loading dock access options for the 
residential and retail component

• Investigate a potential delivery staging option for the 
development.

the indicative concept comprises 6 residential buildings ranging 
in height from 7 to 17 levels above a retail podium and basement 
car parking based on the following:

 Mix (%) Area (m2) no. Apts Car spaces

1 bed 20% 55 172 172

1 bed + study 30% 60 258 258

2 bed 30% 75 258 258

2 bed + study 15% 80 129 129

3 bed 5% 105 43 43

visitors 86

sub-total (residential) 100% 860 946

Supermarket 3,693 62

General retail 2,431 24

community centre 2,500 37

totAL 1,069

respondents should note the design is a concept only. It has 
not been submitted for planning approval. respondents 
should rely on their own investigations to confirm the super 
lot development options.

staging 

the scheme has been prepared with a potential staging strategy 
for the super lots, and residential buildings with stand alone 
basement structures. It also provides for the delivery of the city 
of ryde council’s required cold shell community centre within the 
development of proposed Lot 104.

Artist’s impression of retail street

Source: Lachlan’s Line - Expressions of Interest: November 2014, Urban Growth NSW/ Matric Property + CBRE
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Maximum Building Height* 57m

Gross floor Area (GfA)* the following GFa is allocated via a Stage 1 State Significant development application:
proposed Lot 104:    51,836m2
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total GfA:               73,520m2 (approx.)

indicative Concept** 860 residential apartments and 6,000m2 retail floor space

section 94 Contributions maximum $7.8 million liability to deliver cold shell community facility as a stratum

Consent Authority city of ryde council

Gst General tax rule

settlement approximately mid 2016

Method of sale stage one - Expressions of interest 
closing 3pm Friday 12 december 2014
stage two - invitation to tender
Sale by tender for shortlisted groups likely to commence early march 2015 and targeting land sale 
documentation exchange by June 2015.

Vendor’s selling Agents CBrE

Matthew ramsay
0413 743 555
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0422 206 015

scott Gray-spencer
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Matrix property
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Artist’s impressions of pedestrian plaza to central park
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