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1     iNTrOduCTiON
 We are the architects and masterplanners for the site at 181 james ruse Drive, camellia and have been commissioned 
by statewide Planning Pty ltd to prepare a report that seeks to address the alteration of Gateway Determination, in 
particular point 8 + 9 of the amended determination outlined below:

8. Demonstrate that the design concept will be able to achieve compliance with the provisions of Environmental 
Planning Policy No. 65 - Design Quality of Residential Apartment Development.

9. Ensure that the supporting urban design studies and masterplan proposal incorporates measures that 
minimise any potential amenity implications of the design concept on adjoining land to promote an optimal 
renewal outcome for the wider precinct.

The design concept for the site (appendix a) provides a framework for the development of future development 
applications. While it is not practical to apply many of the provisions of sePP 65 at this stage, each of the nine key 
principles will be discussed to identify compliance or whether the design concept is capable of complying. Particular 
emphasies will be given to the key principles relating to built form and scale, sustainability and amenity.

The urban design report and masterplan have been updated to incorporate additional studies that focus on whether 
the design concept (appendix a) has any adverse amenity impacts to adjoining land, and if so, how to minimise  the 
impacts to ensure an optimal renewal outcome for the wider precinct. extracts from these studies will be included in 
this report.

2     SEPP 65 PriNCiPLES
This section relates to alteration of Gateway Determination, point 8.

The sePP 65 design quality principles are useful as they act as a link between the provisions of sePP 65 and the 
more detailed design guidance contained in the apartment Design Guide. While it is not practical to apply many of the 
provisions of SEPP 65 at this stage, given the design concept only defines building envelopes and a public domain 
framework, it is possible to identify areas of compliance and whether the design concept is capable of complying.

The planning proposal provides for a design jury process to achieve design excellence. While it is not practical to 
confirm compliance with the Apartment Design Guide, the process of achieving design excellence will provide that 
future development applications demonstrate compliance.

An overshadowing impact analysis (Appendix C) has been prepared for the site and indicate a need to refinement the 
public domain masterplan, in particular the location of the square. subsequently, the square has been relocated to 
the north, with a frontage to Foreshore Drive. shadow diagrams for the revised scheme, illustrate the increased solar 
access to the foreshore square (appendix H). it is important that the re1 public recreation land and the foreshore 
square receive  a minimum of 50% solar access at mid-winter between 12am and 2pm. The original masterplan does 
not meet this criteria and has led to the relocation of the foreshore square. The re1 public recreation land has a 
northern aspect and receives 100% solar access all year round.

The benefits of solar access to the foreshore square at the winter solstice are summarised below:

Time (Winter Solstice) Original Masterplan (Option d) Amended Masterplan (Option E)
9am 0% 4%
10am 13% 47%
11am 35% 70%
12pm (min 50% required) 43% 81%
1pm (min 50% required) 26% 78%
2pm (min 50% required) 5% 71%
3pm 6% 29%

The following sePP 65 principles statement is based upon the amended masterplan (Option e) (appendix a).
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Good design responds and contributes to its context. 
Context is the key natural and built features of an area, 
their relationship and the character they create when 
combined. It also includes social, economic, health and 
environmental conditions.

Responding to context involves identifying the desirable 
elements of an area’s existing or future character. Well 
designed buildings respond to and enhance the qualities 
and identity of the area including the adjacent sites, 
streetscape and neighbourhood.

Consideration of local context is important for all sites, 
including sites in established areas, those undergoing 
change or identified for change.

• The site has an area of approximately 68,166m² and 
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 is currently vacant and in transition, from 
heavy industrial land use to a mix of uses including 
high-density residential development, retail and 
commercial uses. 

• The vision for the site is to create an interactive, 
urban living environment within a rehabilitated 
river setting. it will be framed by an extensive and 
permeable public domain comprising new wide 
streets, foreshore square, forum, foreshore park 
and building forms of various heights orientated to 
optimise views, breezes and sun. it will evolve into a 
focal point within the wider precinct with active uses 
at ground level. 

• Buildings will be located on the site to enable 
through-site linkages and public access to the 
river foreshore. The orientation and layout of future 
development will activate pedestrian edges to the 
foreshore, street frontages and through site links, 
as well as maximising opportunities for passive 
surveillance.

• The design concept (appendix a) is consistent with 
the camellia Precinct - land use and infrastructure 
strategy  (appendix D) prepared by NsW Planning 
and environment and Parramatta city council which 
identifies the site as having a mixed use/ residential 
zoning, a public recreation zone along the foreshore 
and is adjacent to a future town centre supported 
by a public transport corridor with connections to 
Carlingford/ Macquarie Park and the Parramatta 
cBD.

• The design concept (appendix a) provides a 
riverfront promenade that will allow for a future green 
link to the Parramatta cBD and sydney Olympic 
Park. It also provides a future walking/ cycling link 
across the Parramatta river to connect the Western 
sydney university to the future town centre.

• The design concept (appendix a) provides a physical 
and visual connection to adjoining sites to the south 
and visual connections to the adjoining site to the 
east. 

2.1 PriNCiPLE 1: CONTExT ANd NEiGHBOurHOOd CHArACTEr
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PRINCIPLE 1: CONTEXT AND NEIGHBOURHOOD CHARACTER 

Good design responds and contributes to its context. 
Context is the key natural and built features of an area, 
their relationship and the character they create when 
combined. It also includes social, economic, health and 
environmental conditions. 

Responding to context involves identifying the desirable 
elements of an area’s existing or future character. Well 
designed buildings respond to and enhance the qualities 
and identity of the area including the adjacent sites, 
streetscape and neighbourhood. 

Consideration of local context is important for all sites, 
including sites in established areas, those undergoing 
change or identified for change. 

 The architectural design of the proposed mixed use 
development contributes to its context by responding primarily 
to the desired future character as defined in Sutherland Shire 
Council DCP Chapter 8 – R4 Caringbah Medical Precinct (the 
DCP) and specifically the strategy for the precinct at Section 2: 
Strategy. 

 The existing context comprises single storey detached 
dwellings and villa developments. The Kingsway is a 6-lane 
carriageway with central stepped verge. The street is 
dominated by large mature trees, sculpted around existing 
power lines. 

 The site is located within the Green Web Restoration Area 
which seeks to re-establish corridors in urban areas through 
the establishment of canopy and ground cover links across 
properties using species indigenous to the Sutherland Shire. 

 The site is in transition from low-rise detached dwellings to 
mixed use developments comprising health services and 
apartments. Under the Sutherland Shire Council LEP 2015 (the 
LEP) the site is zoned R4 – High Density Residential, 
permitting apartments but not health care service facilities. 
However, the LEP Clause 6.21 – Caringbah Medical Precinct 
permits health services facilities. 

 The site has a frontage to the Kingsway, a primary street and 
Flide Street, a local street with a residential character. Sites to 
the south-east on the opposite side of Flide Street are zoned 
R3 – medium density residential and permit multi-unit housing 
and shoptop housing. 

 The DCP includes a preferred amalgamation plan for the 
precinct. This application departs from this amalgamation plan, 
comprising 8 lots cf 6 lots and it has been demonstrated that 
development on the neighbouring site (site 15) can achieve its 
full development potential and can comply with SEPP 65 and 
the Apartment Design Guide (ADG). 

 The proposed development is for 89 apartments above a 
health service facility in two components of 6 storeys 
(Kingsway) and 4-5 storeys (Flide Street) connected by an 
aerial bridge with 216 car spaces. 

 The two components have a varied expression, responding to 
the streets around the site and provides an identity for 
residents in the development by visually differentiating the two 
forms. The Kingsway form has a 6 storey height with projecting 
balconies that frame large trees (STIF). The Flide Street form 
has a fine grained vertical expression where the top storey has 
been setback to provide a predominant 4 storey scale, 
reflecting the existing residential character along Flide Street. 

 The building has been refined in detail in response to key site 
constraints including: 1 storey level change between Kingsway 
and Flide Street; activation of streets with heath services and 
residential lobbies; 6 metre setback/ 7.5m articulation zone to 
the Kingsway; 6 metre setback to Flide Street; retention of 
street trees and indigenous trees on the site within the setback 
zones; traffic noise along the Kingsway; favourable north-east 
and south-west orientation; no vehicle access from the 
Kingsway; 30% deep soil statutory control; solar access to 
communal open space. 
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Good design achieves a scale, bulk and height 
appropriate to the existing or desired future character of 
the street and surrounding buildings.

Good design also achieves an appropriate built form 
for a site and the building’s purpose in terms of building 
alignments, proportions, building type, articulation 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 design concept (appendix a) will visually dominate the 
adjoining lands until they are redeveloped as the precinct 
is in transition from heavy industrial land use to a mix of 
uses including high-density residential development, retail 
and commercial uses. 

• Building height will grade from the foreshore to the 
railway with a taller building, an urban marker, in the 
south western corner of the site. Building articulation and 
modulation will ensure that buildings suitably address both 
the street frontages and define an appropriate human 
scale to streets.

• The design of buildings will ensure that a suitable level of 
amenity is achieved for future occupants within the context 
of high amenity, high density city living.

• Buildings have an address to the street and pedestrian 
pathways. Buildings along the foreshore also have a 
frontage to the river foreshore.

• Proposed buildings envelopes are capable of being 
articulated using an appropriate mix of design elements 
to provide visual interest and high quality building 
design including clearly defined edges and corners, and 
architectural treatments that are interesting and relate to 
the design and human scale of built form.

• continuous awnings are to be provided to all streets and 
pedestrian/ cycle lanes at a height of 3.6m - 4.2m

• Ground level floor plates ensure appropriate public domain 
interface and taking into consideration flooding, including 
the need to allow for overland flow paths between and 
around buildings, containment cells as well as commercial/
retail floor space demand in this locality and the types of 
uses likely to occupy the spaces.

• Typical tower floor plates are a maximum of 1,000sqm 
including articulation, generally with 24m building depths 
max.

• The design concept (appendix a) avoids podium forms, 
instead placing emphasis on the first 4 storeys of each 
building with a material change to define the street and 
provide a human scale. The lowest 4 storeys must contain 
more glass and be more open to the street than the levels 
above. 

• above ground level, there is a minimum of 24m building 
separation between all built forms (except building K1 + 
K2) to enable strong visual connections from buildings to 
the river and cBD. 

• Building K1 + K2 have a separation of 12m above ground 
and is considered as one building with aerial bridges.

• at ground level buidling separation is reduced to 10m 
between building G + H and 18m between building H + j.

2.2 PriNCiPLE 2: BuiLT FOrM ANd SCALE
396-402 KINGSWAY + 21-27 FLIDE ST, CARINGBAH                      s t a n i s i c a r c h i t e c t s  
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PRINCIPLE 2: BUILT FORM AND SCALE 

Good design achieves a scale, bulk and height 
appropriate to the existing or desired future character of 
the street and surrounding buildings. 

Good design also achieves an appropriate built form for a 
site and the building’s purpose in terms of building 
alignments, proportions, building type, articulation 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 scale of the proposed development will visually 
dominate its neighbours until they are redeveloped as 
the precinct is in transition from a low-rise to medium-
rise scale. 

 The building is generally within the 20 metre maximum 
height (in accordance with the LEP). The lift overrun and 
part of the upper level exceeds this maximum due to the 
slope of the land and is the subject of a Clause 4.6 
variation to the LEP. 

 As required by the DCP the built form to the Kingsway is 
6 storeys stepping down to 4 storeys to Flide Street, 
with an additional storey setback from the street. These 
heights will complement the adjoining future 
developments within the Caringbah Medical Precinct. 

 Compared to the indicative DCP building envelope for 
the site, additional form has been added to the 
Kingsway, setback 6 metres from the side boundaries to 
achieve the permitted density for the site and to 
maintain a lower scale to Flide Street. An additional 
storey has also been added to the Flide Street form, 
setback from the street and south-east boundary with a 
differentiated expression. 

 It is noted that at a pre-DA meeting the Architecture 
Review Advisory Panel commented that “ideally more 
bulk would be weighted to the Kingsway side of the site, 
but this would create issues with required setbacks and 
building separation, which appear not to comply with the 
controls even in the plans as submitted.” Non-
compliances have been addressed in the response to 
ARAP comments prepared by Stanisic Architects. 

 The side setbacks to the Kingsway are 4m up to 4 
storeys (cf 6m ADG) and 6m above (cf 9m ADG) – 
Section 3F: Visual Privacy. Clause 6A of SEPP 65 
requires that the development control plan is consistent 
with the Apartment Design guide in respect of the 
objectives of Part 3 and 4 which includes visual privacy 
and the SSDCP also defines the desired future 
character for the precinct. While the numerical design 
criteria for building separation is not met,  Objective 3F-
1 is met by incorporating solutions to increase visual 
privacy to a future building on the adjoining site 
including: orienting living rooms and private open 
spaces away from the side boundary and providing 
operable screening to bedrooms until trees have grown 
to maturity.  

 The fall of the site and lower built form to Flide Street 
will exaggerate its reading as two separate forms that 
respond to the scale of their different streetscape 
conditions. 
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Good design achieves a high level of amenity for 
residents and each apartment, resulting in a density 
appropriate to the site and its context.

Appropriate densities are consistent with the area’s 
existing or projected population. Appropriate densities 
can be sustained by existing or proposed infrastructure, 
public transport, access to jobs, community facilities and 
the environment.

• The design concept (appendix a) provides for 
approximately 15,600m² GFA x retail/ commercial, 
300,000m² GFA x residential floor space and will 
allow for approximately 3,200 residential dwellings.

• all buildings will have active non-residential uses 
at ground level (shops, cafes, restaurants etc) with 
residential accommodation above.

• The design concept (appendix a) includes a 8,166m²  
foreshore park (re1 zoned land) and a variety of 
publically accessible spaces including a foreshore 
square and green streets. 30,125m² (44%) of the 
total site area is proposed to be publically accessible 
open space to cater to the proposed density on 
the site. 38,710m² (56%) of the total site area is 
proposed as landscaped open space including re1 
zoned land and publically accessible open space.

• all car parking is not visible from the street.

• Flood planning levels on the site prohibit residential 
development at ground level.

• The proposed gross density (gross floor area/ total 
site area) is 5.3:1.

• The proposed net density figure (gross floor area/ 
total site area minus new private streets and re1 
zoned land) is 8.95:1.

• unit sizes will comply with the apartment Design 
Guide. unit sizes will vary including compact 
apartments and larger apartments with the following 
areas: 

studio  35m² - 49m²
1 Bed 50m² - 69m²
2 Bed 70m² - 89m²
3 Bed 90m² +

2 .3 PriNCiPLE 3: dENSiTY
396-402 KINGSWAY + 21-27 FLIDE ST, CARINGBAH                      s t a n i s i c a r c h i t e c t s  
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PRINCIPLE 3: DENSITY 

Good design achieves a high level of amenity for residents 
and each apartment, resulting in a density appropriate to 
the site and its context. 

Appropriate densities are consistent with the area’s 
existing or projected population. Appropriate densities can 
be sustained by existing or proposed infrastructure, public 
transport, access to jobs, community facilities and the 
environment. 

 The dwelling density is appropriate for the site and its 
future urban context. 

 The proposed floor space ratio is 2:1 (19,698m² GFA) 
comprising 2,396m² GFA health services and 17,302m² 
GFA residential accommodation. 

 The proposal is for 89 dwellings. 

 The dwelling density is sustainable in this location within 
the Caringbah Medical Precinct and its close proximity 
to the Caringbah Town Centre. The site is located 
approximately 300m or a 5 minute walk to Caringbah 
Station and there are frequent bus services along the 
Kingsway to connect to surrounding suburbs. 

 The site is well-serviced with utilities such as sewer, 
water, gas and electricity. 

 216 parking spaces are provided over 3 x basement 
parking levels and a part parking level and include: 69 x 
health services spaces, 121 x residential parking 
spaces, 4 x car wash bays and 22 x visitor parking 
spaces. 
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Good design combines positive environmental, social 
and economic outcomes.

Good sustainable design includes use of natural cross 
ventilation and sunlight for the amenity and liveability 
of residents and passive thermal design for ventilation, 
heating and cooling reducing reliance on technology 
and operation costs. Other elements include recycling 
and reuse of materials and waste, use of sustainable 
materials and deep soil zones for groundwater recharge 
and vegetation.

• Water sensitive urban Design principles are capable 
of being implemented within the public domain areas 
as required by the masterplan.

• Building envelopes are capable of incorporating 
multiple cores to create corner-apartments and 
deep recesses can be introduced to create slender 
building forms and achive 60% cross-ventilation.

• The massing and orientation of building forms has 
been organised to provide good natural day lighting 
and solar access into the primary living spaces and 
private open spaces.

• Energy efficient appliances and water efficient 
devices can be specified to minimise water 
consumption of resources and is required by BasiX. 
BASIX certificates for each building will be prepared 
as part of a Development application submission.

• Future buildings are captable of The design concept 
(appendix a) is capable of including tanks for the 
retention of stormwater to be re-used for irrigation.

• The design concept (appendix a) will exceed the 
minimum of 7% deep soil planting as required 
by the apartment Design Guide. The re1 zoned 
land  alone represents 12% of the total site area. 
additional deep soil is capable of being provided 
within setbacks zones between buildings and 
through-site pedestrian link. 

2.4 PriNCiPLE 4: SuSTAiNABiLiTY
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PRINCIPLE 4: SUSTAINABILITY

Good design combines positive environmental, social and 
economic outcomes. 

Good sustainable design includes use of natural cross 
ventilation and sunlight for the amenity and liveability of 
residents and passive thermal design for ventilation, 
heating and cooling reducing reliance on technology and 
operation costs. Other elements include recycling and 
reuse of materials and waste, use of sustainable materials 
and deep soil zones for groundwater recharge and 
vegetation. 

 The proposal makes efficient use of natural 
resources, energy and water through its full cycle, 
including construction. It will meet the benchmarks of 
25% energy reduction and 40% water reduction set 
out in the Building and Sustainability Index (BASIX). 

 35% of the site area (1,705m²) is landscaped open 
space with extensive and intensive areas for 
communal open space and passive recreation. 

 30% of the site area (1,450m²) is deep soil area, 
planted with a predominance of indigenous species to 
promote the Green Web Restoration Zone and STIF. 

 The site is located within a landscaped setting where 
the large trees will screen and provide shading to 
apartments and allow residents to enjoy living as part 
of the landscape. 

 An on-side detention tank and rainwater tank is 
located at basement level 01 to Flide Street and will 
be used to irrigate communal open space. 

 Most living areas and main balconies are located to 
the north-east and north-west facades to capture the 
sun. 

 The building will have energy efficient appliances, 
fittings and services such as water reduction 
showerheads, dual flush toilets, gas cooktops and 
microwaves. 

 Overall, the project has 60% dwellings that are cross 
or corner ventilated (cf 60% minimum ADG), 70% 
dwellings with 2 hour solar access (cf 70% ADG). Due 
to the orientation of the site, there are no south-facing 
dwellings (cf 10% maximum ADG). 

 All dwellings will be fitted with energy efficient reverse 
cycle, split systems consisting of a single condenser 
units located on the roof. Individual controls in each 
room provide the ability to tailor the temperature for 
each room based upon use, ultimately reducing the 
energy consumption.  
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Good design recognises that together landscape and 
buildings operate as an integrated and sustainable 
system, resulting in attractive developments with good 
amenity. A positive image and contextual fit of well 
designed developments is achieved by contributing 
to the landscape character of the streetscape and 
neighbourhood.

Good landscape design enhances the development’s 
environmental performance by retaining positive natural 
features which contribute to the local context, co-
ordinating water and soil management, solar access, 
micro-climate, tree canopy, habitat values and preserving 
green networks.

Good landscape design optimises useability, privacy and 
opportunities for social interaction, equitable access, 
respect for neighbours’ amenity and provides for practical 
establishment and long term management.

• The design concept (appendix a) and public provides 
public open space and publically accessible space 
including a foreshore park, forum, foreshore square, 
green streets and plazas to provide areas for active 
as well as passive recreational use. The foreshore 
square will develop as a focal point for the local 
community.

• a publicly accessible green link along the riverfront  
will provide the ability to extend to sites to the east 
and west.

• street tree planting and wide footpaths along 
new streets to provides a high quality pedestrian 
environment.

• a 25m foreshore building setback is provided.

• Heritage mangroves within the riparian zone may 
need to be removed in order to decontaminate the 
foreshore in accordance with a remediation action 
plan for the site.

• a legible pattern of new streets, lanes and pedestrian 
links respond to key connections within the site as 
well as the wider context.

• mature trees to streets will provide a human scale 
for pedestrians.

• Pedestrian movement is prioritised with appropriate 
crossings, footpath designs, street furniture, and 
parking layouts.

• Public access to the foreshore between buildings 
north of Foreshore Drive is maintained.

• main streets provide a visual axis to the foreshore.

• loading bays and service vehicle areas, building 
service/plant areas, and building services (such as 
substation) will be adequately screened from any 
public domain areas, including the street, through 
site links and the river foreshore.

2.5 PriNCiPLE 5: LANdSCAPE
396-402 KINGSWAY + 21-27 FLIDE ST, CARINGBAH                      s t a n i s i c a r c h i t e c t s  
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PRINCIPLE 4: SUSTAINABILITY

Good design combines positive environmental, social and 
economic outcomes. 

Good sustainable design includes use of natural cross 
ventilation and sunlight for the amenity and liveability of 
residents and passive thermal design for ventilation, 
heating and cooling reducing reliance on technology and 
operation costs. Other elements include recycling and 
reuse of materials and waste, use of sustainable materials 
and deep soil zones for groundwater recharge and 
vegetation. 

 The proposal makes efficient use of natural 
resources, energy and water through its full cycle, 
including construction. It will meet the benchmarks of 
25% energy reduction and 40% water reduction set 
out in the Building and Sustainability Index (BASIX). 

 35% of the site area (1,705m²) is landscaped open 
space with extensive and intensive areas for 
communal open space and passive recreation. 

 30% of the site area (1,450m²) is deep soil area, 
planted with a predominance of indigenous species to 
promote the Green Web Restoration Zone and STIF. 

 The site is located within a landscaped setting where 
the large trees will screen and provide shading to 
apartments and allow residents to enjoy living as part 
of the landscape. 

 An on-side detention tank and rainwater tank is 
located at basement level 01 to Flide Street and will 
be used to irrigate communal open space. 

 Most living areas and main balconies are located to 
the north-east and north-west facades to capture the 
sun. 

 The building will have energy efficient appliances, 
fittings and services such as water reduction 
showerheads, dual flush toilets, gas cooktops and 
microwaves. 

 Overall, the project has 60% dwellings that are cross 
or corner ventilated (cf 60% minimum ADG), 70% 
dwellings with 2 hour solar access (cf 70% ADG). Due 
to the orientation of the site, there are no south-facing 
dwellings (cf 10% maximum ADG). 

 All dwellings will be fitted with energy efficient reverse 
cycle, split systems consisting of a single condenser 
units located on the roof. Individual controls in each 
room provide the ability to tailor the temperature for 
each room based upon use, ultimately reducing the 
energy consumption.  
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Good design positively influences internal and external 
amenity for residents and neighbours. Achieving good 
amenity contributes to positive living environments and 
resident well being.

Good amenity combines appropriate room dimensions 
and shapes, access to sunlight, natural ventilation, 
outlook, visual and acoustic privacy, storage, indoor and 
outdoor space, efficient layouts and service areas and 
ease of access for all age groups and degrees of mobility.

• Indicative floor plans for Building G + H (Appendix 
B) demonstrate that building envelopes are capable 
of containing apartments with a high degree of 
cross-ventilation. 60% of apartments are capable 
of being cross-ventilated. all apartments layouts will 
be subject to a design excellence jury process and 
will be required to comply with the apartment Design 
Guide.

• Building envelopes are oriented east-west and 
above ground level have a minimum of 24m building 
separation between all built forms (except building 
K1 and K2) are capable of containing apartments 
with a high degree of solar access. Building K1 + 
K2 have a separation of 12m above ground and is 
considered as one building with aerial bridges.

• at ground level buidling separation is reduced to 
10m between building G + H and 18m between 
building H + J. The ground floor level contains non-
residential uses.

• shadow diagrams (appendix c) demonstrate that 
facades are capable of achieving 70% solar access 
to east, west and north facing facades. 

• Indicative floor plans for Buillding G + H (Appendix 
B) demonstrate that 2 hours of solar access at mid-
winter  can be acheived to living rooms and private 
open spaces by maximising the number of units to 
the west.

• Buildings a - c have been rotated to true north above 
level 8 to maximise solar access from the east and 
west.

• The rooms and layouts of the apartments will be 
the subject of a separate Development application 
submissions and a design excellence jury process.

• Privacy is promoted between apartments through 
building separation, orientation and internal layouts.

• There is good outlook to streets, the river, sydney 
and the Parramatta cBD.

• shadow diagrams (appendix c) illustrate that 70% 
of the foreshore square receives solar access at 
mid-winter between 12pm and 2pm at mid-winter.  
50% of the foreshore square receives solar access 
between 10.15am and 2.30pm at mid-winter. 

2.6 PriNCiPLE 6: AMENiTY
396-402 KINGSWAY + 21-27 FLIDE ST, CARINGBAH                      s t a n i s i c a r c h i t e c t s  
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PRINCIPLE 6: AMENITY 

Good design positively influences internal and external 
amenity for residents and neighbours. Achieving good 
amenity contributes to positive living environments and 
resident well being. 

Good amenity combines appropriate room dimensions and 
shapes, access to sunlight, natural ventilation, outlook, 
visual and acoustic privacy, storage, indoor and outdoor 
space, efficient layouts and service areas and ease of 
access for all age groups and degrees of mobility. 

 The organisation of built form and open space is 
generally in accordance with the indicative building 
envelopes contained within the DCP as amended to 
achieve the permissible FSR for the site. 

 The proposal provides 70% solar access to living 
areas and private open spaces and utilises roof 
windows to top floor apartments. 

 The proposal provides 40% natural cross ventilation 
to apartments and utilises roof vents to top floor 
apartments. 

 Visual and acoustic privacy is maintained between 
apartments through building separation, orientation, 
skilful internal planning and screening. Visual privacy 
is achieved between potential future buildings through 
the use of translucent glass and screening until trees 
along the side boundaries have grown to maturity.  

 There is good outlook to a range of green open 
spaces. 

 Balconies to Flide Street flick out to take advantage of 
outlook to Port Hacking. 

 18 (20%) accessible apartments are located 
throughout the building to different unit types and 
locations to offer variety to potential purchasers. 9 
(10%) liveable apartments are provided in addition to 
the accessible apartments. Parking spaces are 
provided to accessible and liveable apartments in the 
basements. 

 50% of residential storage is provided in the 
basement with the remaining 50% located within the 
apartment. 

 Additional storage areas for the health services facility 
is provided in the basement. 

 Health service and residential waste are separated 
but utilise the same waste holding area to Flide 
Street.
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Good design optimises safety and security within 
the development and the public domain. It provides 
for quality public and private spaces that are clearly 
defined and fit for the intended purpose. Opportunities to 
maximise passive surveillance of public and communal 
areas promote safety.

A positive relationship between public and private spaces 
is achieved through clearly defined secure access points 
and well lit and visible areas that are easily maintained 
and appropriate to the location and purpose.

• areas between buildings will allow for pedestrians to 
comfortably move between buildings to promote the 
principles of passive surveillance. These spaces wil 
be publically accessible.

• Pedestrian and vehicle conflict are minimised with 
limited vehicle crossings to the public domain. 

• vehicle crossings are provided where appropriate 
to enable emergency and/or maintenance vehicle 
access to the foreshore/through site links.

• The width and surface area of driveways and other 
hard surfaces associated with the movement and 
parking of vehicles shall is minimised and will be 
adequate in width to enable two vehicles to pass.

• vehicles are permitted in the shared way mid-
block connection between main street a + B. The 
pavement of the shared way is to be consistent with 
the surrounding foreshore square.

• residential lift lobbies can be provided directly from 
streets with clear sight lines.

• Passive surveillance is afforded by balconies and 
windows that take in all aspects.

2.7 PriNCiPLE 7: SAFETY
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PRINCIPLE 7: SAFETY  

Good design optimises safety and security within the 
development and the public domain. It provides for quality 
public and private spaces that are clearly defined and fit 
for the intended purpose. Opportunities to maximise 
passive surveillance of public and communal areas 
promote safety. 

A positive relationship between public and private spaces 
is achieved through clearly defined secure access points 
and well lit and visible areas that are easily maintained 
and appropriate to the location and purpose.

 Safe access is achieved by a number of clear 
pedestrian access points from the Kingsway and Flide 
Street.

 Passive surveillance is afforded by balconies and 
windows at the higher levels taking in all aspects. 

 The areas of communal open space for residents are 
separated from the open space that is accessible to 
the health services at lower ground level.  

 Separate lift lobbies are provided for health services 
and residential apartment at Kingsway and Flide 
Street. There is potential for through access to be 
provided to Health Services from Kingsway to Flide 
Street subject to a future DA. 
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Good design achieves a mix of apartment sizes, providing 
housing choice for different demographics, living needs 
and household budgets.

Well designed apartment developments respond to 
social context by providing housing and facilities to suit 
the existing and future social mix.

Good design involves practical and flexible features, 
including different types of communal spaces for a broad 
range of people and providing opportunities for social 
interaction among residents.

• The design concept (Appendix A) has floor plates 
that are capable of providing a range of unit types 
and sizes that appeal to different price points.

• The design concept (appendix a) is capable of 
achieving a apartment mix of 30% x 1 bed, 65% x 2 
bed and 5% x 3 bed.

• The proposed future development will cater to 
residents from a wide range of backgrounds and age 
groups.

• areas of communal open space include sky gardens 
and roof top gardens. These spaces provide planting, 
seating and BBQ facilities. 

• social spaces are capable of being provided within 
each tower for the use of residents and their visitors 
to encourage social interaction. These spaces may 
include libraries, gymnasiums, lounges, common 
rooms, bio-lounges, sky gardens or communal open 
space.

2.8 PriNCiPLE 8: HOuSiNG diVErSiTY ANd SOCiAL iNTErACTiON
396-402 KINGSWAY + 21-27 FLIDE ST, CARINGBAH                      s t a n i s i c a r c h i t e c t s  
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PRINCIPLE 8: HOUSING DIVERSITY AND SOCIAL INTERACTION 

Good design achieves a mix of apartment sizes, providing 
housing choice for different demographics, living needs 
and household budgets. 

Well designed apartment developments respond to social 
context by providing housing and facilities to suit the 
existing and future social mix. 

Good design involves practical and flexible features, 
including different types of communal spaces for a broad 
range of people and providing opportunities for social 
interaction among residents. 

 The proposal provides a range of unit types and sizes 
that shall appeal to different price points. 

 There are 89 apartments with a mix of 32 (36%) x 1 
bed, 52 (58%) x 2 bed and 5 (6%) x 3 bed. 

 The proposal will cater to residents from a wide range 
of backgrounds and age groups. Recent surveys have 
shown that typically in developments of this nature the 
majority of new residents come from nearby suburbs 
meaning that the developments are an enhancement 
of existing communities. 

 The communal open spaces located at lower ground 
level, level 1/ ground and level 5 comprise planting, 
seating and BBQ facilities. The communal courtyard 
located at lower ground level is accessible to health 
service facility and residents. 

 A bridge has been provided to connect the Kingsway 
form to the Flide Street form. It means that residents 
are able to move between forms rather than having to 
walk around the block to visit other residents to 
encourage social interaction.  
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Good design achieves a built form that has good 
proportions and a balanced composition of elements, 
reflecting the internal layout and structure. Good design 
uses a variety of materials, colours and textures.

The visual appearance of a well designed apartment 
development responds to the existing or future local 
context, particularly desirable elements and repetitions 
of the streetscape.

• The design concept (appendix a) provides building 
envelopes that can contain well articulated and 
modulated buildings and have an attractive 
composition of building elements that results in high 
quality design outcomes.

• The aesthetics do not form part of the design 
concept. The appearance of the buildings will be 
addressed in detail in subsequent Development 
application submissions and be required to achieve 
design excellence through a jury process.

• The indicative visualisations (refer to urban Design 
report - appendix e) give an indication of the 
approach that may be taken in order to represent 
the overall scale of the building relative to its context.

• The indicative building forms shown in the indicative 
visualisations (refer to urban Design report - 
appendix e) are characterised by areas of open 
balconies and fenestration.

• The architectural character will set a standard for 
future developments in the wider context and give a 
variety of grain and character within this framework.

• The design, materials and colours shown are purely 
indicative at this stage.

2.9 PriNCiPLE 9: AESTHETiCS
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PRINCIPLE 9: AESTHETICS 

Good design achieves a built form that has good proportions and 
a balanced composition of elements, reflecting the internal layout 
and structure. Good design uses a variety of materials, colours 
and textures. 

The visual appearance of a well designed apartment development 
responds to the existing or future local context, particularly 
desirable elements and repetitions of the streetscape.

 The building has a modern aesthetic that expresses the 
forward looking aspirations of the project and its spirit of 
excellence and environmental response. The expression of 
the elevations responds to many factors including 
orientation, construction, technology and apartment amenity. 
The development creates an aesthetic based on 
environmental expression untainted by sentimentality and 
contextual gestures. 

 The built form is expressed as two separate components 
separated by a deep slot and connected by aerial bridges 
that are sufficiently setback from Flide Street to present as a 
full height break allows the buildings to read as two separate 
forms. The two components are further differentiated through 
massing and articulation, composition of building elements 
and material use to provide an individual identity for 
residents and health service users. 

 To the Kingsway, the character of the facade is a glazed 
volume with bays, balconies and spandrel panels with a 
vertical rhythm, syncopated to the location and canopy of 
large Ironbark trees that will grow to the height of the 
building and shield about 70% of the facade. The form is 
further articulated by deep recesses and slots to give the 
building a vertical emphasis and reduce the bulk and mass 
of the elevation. The north-east elevation is free of screening 
as it will be ringed by the canopy of trees in the medium 
term. A ledge extends from level 1 to differentiate the ground 
level and the glass line has been recessed to provide cover 
to the residential lobby and health services as well as 
anchoring the building to the ground. A dark bronze colour is 
also used to emphasis shading and to form a strong base to 
the building. 

 To Flide Street, the facade is finer grained with a vertical 
human-scaled appearance that responds to the small 
cottages on the southern side of the street. At Flide Street, 
wide balconies have been introduced to activate the street 
frontage and differentiate the lower 4 storey form from the 
setback 5 storey stepped form to the courtyard. To the 
courtyard, deep slots to compact 2B apartments are 
expressed to create three vertical bays and the roof profile 
fragmented against the sky to further differentiate this form 
from the Kingsway form so that it doesn’t present as a 
homogenous mass. Extensively screened facades are used 
in the absence of tall streets, utilising perforated metal 
balustrades, sliding screens and vertical louvred blades that 
respond to the orientation and unify the forms. The southern 
facade, which does not require shading, maximises so 
occupants can visually connect with the canopy of the trees. 

 Side elevations are fitted with sliding external screens and 
have utilised translucent and clear glass to provide visual 
privacy and a unified expression. 

 The elevations to the street comprise a raw and constrained 
to reinforce the strong differences in the scale and character 
of the two streetscapes in a landscaped setting. The material 
palette includes clear, translucent and colour back glass and 
off-form concrete. Aluminium glazing and door frames, 
perforated horizontal screens are power-coated in gold and 
dark bronze finishes. The coated glass has a light blue tint to 
sit comfortably against the sky and clouds and reflect the 
mature trees that ring the site. 

 An external materials, finishes and colours sheet has been 
provided with the application (Refer to Architectural Drawing 
DA708: External materials, finishes and colours sheet).
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3     AdJOiNiNG LANd iMPACTS
This section relates to alteration of Gateway Determination, point 9. 

supporting urban design studies and masterplan have been updated to include design studies that identify any 
potential amenity implications of the design concept on adjoining land to ensure than there is an optimal renewal 
outcome for the wider precinct.

it is not clear how the adjoining lands will develop, so in order to assess any potential amenity impacts we refer 
to camellia Precinct - land use strategy (july 2015) prepared by the Department of Planning and Parramatta 
city council (appendix D) as a guide for the planning vision for the precinct over the next 20 years. The camellia 
Precinct - land use strategy establishes guiding principles, precinct planning principles and strategies for land use, 
sustainablity and transport. 

3.1 CAMELLiA PrECiNCT - LANd uSE STrATEGY 
 (Prepared by the department of Planning and Environment and Parramatta City Council)

The guiding principles for the camellia Precinct are:

1. Establish infrastructure that improves the connectivity of people, places and ideas.

2. Support innovation through the growth of new industries including clean technologies, eco-industries, advanced 
manufacturing and logistics.

3. Foster a dynamic, integrated community by creating places for people to work, learn, live and play.

4. Regenerate Camellia’s natural assets, including the Parramatta River and Duck River, to create a clean and 
healthy environment.

5. Prioritise design quality as a tool to create a built environment that is unique to Parramatta.

6. Create an efficient, resilient precinct that achieves environmental best practice and demonstrates leadership 
in sustainability.

The precinct planning principles for the precinct are:

1. Increase job density by supporting a variety of employment opportunities across the precinct.

2. Allow for some mixed use development, including residential, in the north-western quadrant of the precinct, 
concentrated around the future Western Sydney Light Rail alignments and with primary access from James 
Ruse Drive and Grand Avenue.

3. Create an industry-leading entertainment precinct at Rosehill Racecourse, which can serve as a buffer between 
the mixed use and industrial uses within the precinct.

4. Retain the majority of the southern and eastern part of the precinct for industrial uses, but facilitate its transition 
to more contemporary industries including clean technologies, eco- industries, advanced manufacturing and 
logistics.

5. Provide an integrated transition zone in the northern part of the precinct along the Parramatta River adjacent 
to Grand Avenue, allowing for a complementary transition of land uses between the mixed use precinct to the 
west and industrial precinct in the east.

6. Provide for vehicular connections between Camellia, Silverwater, Rydalmere and the M4 to mitigate heavy 
vehicle movements through mixed use development.

7. Improve access to public transport in the precinct by focusing new development around transport nodes.

8. Create a network of public open spaces to improve active transport connectivity to, through and within the 
precinct.
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9. Investigate opportunities for additional public facilities and infrastructure to support the expected demand for 
services at Camellia.

10. Establish design guidelines to deliver high quality urban environments within Camellia that result in enhanced 
amenity for residents, workers and visitors alike.

The camellia Precinct - land use + Transport strategy (appendix D) prepared by the Department of Planning and 
Environment and Parramatta City Council identifies a new town centre and a mixed use/ residential to the south of the 
site. it envisages that the town centre, development sites to the east and the subject site will have enhanced public 
access to the Parramatta river and a riverfront promenade that would connect camellia to the Parramatta cBD and 
sydney Olympic Park.

The north-west precinct where the site is located is identified as a mixed-use/ residential with the following 
characteristics:

• mixed use residential development is to be considered for the north-western quadrant of the precinct.

• Development is to create well defined streets that enhance accessibility, allow for sensitive transition to future 
waterfront parks and publicly accessible riverfront with active uses for key foreshore buildings (for example, 
cafes, restaurants, and community facilities).

• Buildings heights will identify gateways and key destinations in the precinct and achieve design excellence.

• Density of development is to respond to projected capacity of the transport network and desired future character.

The urban strategy (appendix e) for the site prepared by stanisic architects which underpins the design concept 
prepared by stanisic architects (appendix a), precedeing the land use strategy (appendix D) prepared by the 
Department of Planning and environment and Parramatta city council, already incorporates these characteristics 
and provides a permeable framework with a street network that can extend to the south to provide physical and visual 
connections between the new town centre and the river, a foreshore park, foreshore walk/ cycleway, active uses at 
ground level and a riverfront square.

3.2 iNdiCATiVE dEVELOPMENT SCENAriO

The camellia Precinct - land use + Transport strategy (appendix D) includes an indicative development scenario 
prepared by the Department of Planning and envionnment and Parramatta city council (appendix F) for the precinct. 
it represents one option for the site and is not necessarily the best outcome for the site. However, in the absence of 
any other direction, this is the the basis for an assessment of the potential amenity impacts by the design concept 
(appendix a).

To the east, in the narrow strip of land between the river and the railway line, the camellia Precinct - land use + 
Transport strategy (appendix D) scenario indicates that this area will be zoned re1 public recreation land. This is a 
reasonable assumption given its inaccessibility and high flood risk. This area has excellent amenity having an eastern 
aspect and frontage to the river. This re1 land will extend along the foreshore to the east (appendix G)

To the south of the site, the scenario indicates that streets will extend from the subject site from Grand avenue North 
to the foreshore. it will comprise buildings that vary in height from 8-20 storeys. Buildings will be generally oriented 
east-west. There is a green space located opposite the existing train station.
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3.3 OVErSHAdOWiNG iMPACT ANALYSiS

an overshadowing impact analysis (appendix H) has been undertaken to assess the potential amenity implications on 
adjoining land. These studies are developed from the camellia Precinct - land use + Transport strategy’s indicative 
development scenario prepared by the Department of Planning and Parramatta ciry council, incorporates the street 
network proposed by the design concept (appendix a).

For the purposes of an analysis, the camellia Precinct - land use + Transport strategy’s indicative development 
scenario has been developed and makes the following assumptions:

1. Building forms will orient to the east and west to maximise solar access to apartments.

2. The lower non-residential levels will have podiums which are suited to office and retail uses within a future centre.

3. above ground, building forms are spaced 24m apart.

4. Building heights are in accordance with the indicative development scenario.

5. a public open space is located adjacent to camellia station to the south east.

6. Proposed street network will extend main street a and B to the site to the south.

7. Above ground floor plates are a maximum of 1,000sqm with 24m building depths.

shadow diagrams (appendix H) have been prepared for each hour at the winter solstice to determine whether the 
re1 public recreation land is capable of achieving a minimum of 3 hours of solar access at mid winter and whether 
future built forms to the south of the site are capable of achieving 2 hour of solar access to 70% of apartments at 
mid-winter.

an assessment of the mid-winter shadow studies (appendix H) to the site to the east illustrates the following:

• Between 9.00am and 1.45pm (4.75 hours) solar access is acheived to more than 50% of re1 public recreation 
land to the east of the site at mid-winter which is acceptable. 

• The urban strategy (appendix e) proposes a riverfront walk and cycling track that connects to the neighbouring 
land. in the late afternoon, solar access  can be achieved on the subject site which has a northern aspect.

Time (Winter Solstice) Solar access to adjoining rE1 land to the east of site
9am 100%

10am 100%

11am 100%

12pm 100%

1pm 78%

2pm 40%

3pm 7%

an assessment of the mid-winter shadow studies (appendix H) on the adjoing site to the south illustrates the following:

• Between 9.00am and 3.00pm, 2 hours of solar access can be achieved to 70% of the indicative future building 
facades at mid-winter (except in the case of buildings K1 and K2). 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.

• Generally. indicative future building forms have an east-west aspect and are capable of receiving 2 hours of 
sun to the east and west.

• indicative future building forms that have a frontage to james ruse Drive and the railway line receive 2 hours 
of sun at mid-winter.
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• Indicative future building forms have floor plates that are capable of being planned to maximise apartments 
that face the sun - refer to appendix B. Buildings that have a frontage to james ruse Drive, will maximise 
apartments to the west and take advantage of views to Parramatta cBD. Buildings that have a frontage to the 
railway line, will maximise apartments to the east and the views to the river.

• Only 1 of 5 indicative future building forms are adversely impacted by the building envelopes of the design 
concept - the form directly opposite Building K1 + K2. However, as it is an indicative envelope only, these 
impacts can be mitigated by further detailed studies and other development options for this site.

4     CONCLuSiON
The design concept (appendix a) for the site provides a framework for the development of future development 
applications. While it is not practical to apply many of the provisions of sePP 65 at this stage, an assessment of the 
design concept demonstrates that it is capable of achieving compliance with the principles of sePP 65, in particular 
the key principles relating to built form and scale, sustainability and amenity.

The supporting urban design report and masterplan have been updated, relocating the foreshore square to the 
north in order to increase the amount of solar access it receives at mid-winter. an overshadowing impact analysis 
has confirmed that the new location of amended masterplan increases the amount of solar access to the foreshore 
square resulting in the re1 public recreation land and the foreshore square receiving a minimum of 50% solar access 
at mid-winter between 12am and 2pm. 

An assessment of the overshadowing impact analysis (Appendix H) has confirmed that there are no adverse amenity 
impacts on proposed re1 public recreation land to the east of the site. an assessment of the shadow studies on the 
site to the east identifies that between 9.00am and 1.45pm (4.75 hours) solar access is acheived to more than 50% 
of re1 public recreation land to the east of the site at mid-winter which is acceptable. 

An assessment of the shadow studies on the site to the south identifies that between 9.00am and 3.00pm, 2 hours of 
solar access can be achieved to 70% of the indicative future building forms at mid-winter. While one future building 
form is adversely impacted by the building envelopes of the design concept (appendix a), the future building forms 
are indicative only and can be mitigated by further detailed studies and other development options for the adjoining 
site.

The design concept provides a sound framework to the adjoining site to the south to redevelop where main street a 
+ B can be extended to the south. a foreshore walk can also be extended along the foreshore to the sites east and 
west.
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APPENdix
a ameNDeD masTerPlaN (OPTiON e)
B iNDicaTive FlOOr PlaN
c sHaDOW DiaGrams - ameNDeD masTerPlaN (OPTiON e)
D camellia PreciNcT - laND use + TraNsPOrT sTraTeGY
e urBaN sTraTeGY
F iNDicaTive DevelOPmeNT sceNariO
G PuBlic sPaces
H sHaDOW DiaGrams - aDjOiNiNG laNDs
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aPPeNDiX a: ameNDeD masTerPlaN (OPTiON e) - PrePareD BY sTaNisic arcHiTecTs
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aPPeNDiX B: iNDicaTive FlOOr PlaN
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aPPeNDiX G: PuBlic sPaces
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