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1.0 INTRODUCTION

This report has been prepared as a background planning study to support a
Planning Proposal to be submitted on the subject site. It analyses the
subject site and its urban context, including land-use, built forms and

statutory development controls.

The report also explores re-development outcomes and models new built
forms on the subject site as a means of analysing the impacts of potential

urban renewal.

Fig 1: Street View of Site
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Fig 2: Location of subject site
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SUBIJECT SITE

The subject site is known as 197-199 Lyons Rd,
Drummoyne and is comprised of two lots with the
following real property description:

Lot: 100 DP: 802582

Lot: 18 DP: 5229

The site has a total area of area of 1274.5m>

The location of the site is shown at Figure 2 whilst
the sites cadastral arrangements and an aerial

photo of the site are shown at Figures 2-3.

The site provides two free-standing cottages. An

image of these built forms is provided at Figure 4.
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Fig 2: Cadastral Boundaries
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Fig 3: Aerial Photo
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Fig 4: Existing Cottages
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Fig 5: Regional Context - Canada Bay LGA
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PLANNING CONTEXT

REGIONAL CONTEXT

The site sits within the suburb of Drummoyne, and the Canada Bay Local
Government Area (LGA). It forms part of the inner western region of
Sydney and sits on the peninsula between Iron Cove and Five Dock Bay. It is

surrounded on three sides by Sydney Harbour and the Parramatta River.

Drummoyne is linked to Rozelle by the Victoria Road and Huntleys Point by
the Gladesville Bridge. Victoria Road, one of Sydney's busiest roads, cuts
through the heart of Drummoyne en route to the Sydney CBD. The LGA is
also bounded by Parramatta Rd to the south. The connectivity to Victoria
Rd and Parramatta Rd makes the Sydney CBD transport hub extremely
accessible, as numerous and frequent bus routes from Sydney's west

merge in Drummoyne.

The regional context of the site is further demonstrated in the inner West
Structure Plan, which forms a component of Metropolitan Planning

Strategy. An extract of this plan is provided at Figure 6.
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Fig 6: Metropolitan Strategy - Inner West Subject site
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3.2 LOCAL CONTEXT

The site sits on a ridge-line that is represented by Lyons Rd. Lyons Rd
provides a mixed use land use outcome, however the site sits within the
western perimeter of a neighbourhood village that provides a traditional

main street retail environment, with shop top housing and other diverse

economic activity including offices and service station etc.

This local context is provided at Figure 7 with images of the Lyons Rd

corridor provided at Figure 8.
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Fig 7: Local Urban Context
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Figure 8: Lyons Road Corridor page 9
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3.3 NATURAL ENVIRONMENT

The site is located within an urban environment that has been highly
modified over many decades of urban development. Therefore, neither
the site nor the local environs accommodated any items of natural or
ecological significance.

However, site sits within a catchment that drains to the Sydney harbour
the harbour area hosts biological resources on its shoreline and urban
interface. This is demonstrated at Figure 9.

The sites location with the Sydney Harbour catchment compels all
development to ensure that that the natural and visual qualities of the
harbour are not compromised.
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Fig 9: Natural Environment
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3.4 TRANSPORT + CONNECTIVITY

The site enjoys direct vehicular access to a major road, which
currently provides regular bus services (See figure 10) on the

following bus routes:

* XO04 City
e 504 City
* 490 Hurstville
* 492 Rockdale

These services provide both standard and express services to the
Sydney CBD as well as cross-town services which provide direct
access to various suburbs and Burwood Rail Station. The frequency
of these services is greatér than 8 per hour in peak periods (see
Figure 11).

Accordingly, the area is considered to have excellent access to
public transport services and this is further reflected in Journey to
Work (JTW) and public transport patronage surveys (see Figure 12).
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Fig 11: Bus Service Frequency
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4.0 STRATEGIC PLANNING CONTEXT

The City of Canada Bay Local Planning Strategy 2010-2031
identifies a series of outcomes, objectives and actions that are
intended to guide land use planning within the City.

Key Objectives and actions relevant to the subject site are identified
at Table 1.

CITY OF CANADA BAY
LOCAL PLANNING
STRATEGY

T
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TABLE 1: LOCAL PLANNING STRATEGIES

Objectives

OT1 Integrate land use and transport

Actions

AT2 New development in areas within walking distance of centres
and public transport.

page 17

OT3 Promote walking and cycling for local trips.

AT9 Promote pedestrian safety and personal security.

OH1 Provide for a mixture of housing types over
the short to medium term.

AH1 Planning controls that promote a mix of housing types.
AH2 Ensure adaptable and accessible development.

AH3-8 Facilitate housing affordability.

OE1 Continue to strengthen employment and
retailing in local centres.

AE1 Promote a complementary business mix in centres to support
successful neighbourhood hubs.

AE2 Ensure the retention of small frontage shop premises.

cityscapeplanning +projects
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STATUTORY PLANNING CONTEXT

ZONE

The site is zoned part R2 Low Density Residential and part SP2
Infrastructure — Classified Road pursuant to Canada Bay LEP 2013.
Adjacent lands to the north, east and west are zoned as Bl -
Neighbourhood Centre.

HEIGHT

LEP 2013 identifies a maximum building height for the subject site and
adjacent lands of 8.5m.

FSR

LEP 2013 identifies a maximum FSR for the subject site of 0.5:1 but
provides for a maximum FSR of 1:1 for adjacent lands to the north, east,
and west.
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6.0 URBAN RENEWAL OPPORTUNITY

6.1 OPPORTUNITY

The site provides several characteristics that make it ideally suited to more

intensive urban development forms. These are summarised below:

* Excellent access to public transport services

* Relatively low quality housing stock on site

* Located within existing neighbourhood retail strip

* No environmental constraints

e Site topography lends itself to low impact multi-storey
development

* Potential to create diverse and affordable housing

6.2 CONSTRAINT

The site and environs provide the following constraints to its re-

development. These are summarised below:
* Current zoning and FSR controls

* Adjoins established residential development to the south

* Potential noise disturbance from adjacent uses and road corridor

cityscapeplanning +projects
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6.3 BEST LAND USE FIT

The site represents somewhat of a planning anomaly as it provides

residential land uses and zoning within a neighbourhood retail precinct.

This residential [and use zoning serves to disrupt the rhythm and integrity

of that retail strip and its streetscape.

Accordingly a mixed-use development outcome that provided ground floor
retail activity and upper level residential development would service to

overcome the anomalous nature of the existing land use arrangements.

Such a development outcomes could both strengthen the role of the local

retail strip and provide much needed diverse housing opportunities for the

broader LGA.

6.4 BUILT FORM + SCALE

The scale of any mixed use development should respond to the existing
Subject site

built forms and planning controls that currently operate within the within

the neighbourhood retail strip. As such development should provide a

maximum height of 8.5m and FSR of 1:1.
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7.0 CONCEPT PLAN

A concept plan for the preferred urban renewal development type has
been developed and is provided in the following pages.

This concept plan provides:

¢ Ground floor retail

*  Ground floor parking = 28 spaces

* Two levels of shop top type housing
* GFA1274m’

* FSRof1l:1
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Fig 14: CROSS- SECTION
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8.0 URBAN FORM ANALYSIS

A 3D model of the site and adjacent lands has been developed to allow an
assessment of the urban renewal coneepts impact upon the existing urban
form. l

Images of this model are provided at Figure 16 and demonstrate that the
concept will sit comfortably within the streetscape, providing a building
height and form that is consistent with the scale of adjacent development
within the retail strip.
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Fig 16: BUILT FORM MODELLING page 26
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ELEVATED VIEW FROM EVEST ALONG LYONS RD
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9.0 RECOMMENDATION

The site is ideally suited to urban renewal for the purposes of a mixed-use
development, which will facilitate the delivery of several key land use
planning outcomes.

To facilitate this outcome the statutory planning framework should be
amended das follows:

* Bl Neighbourhood Centre Zone
e FSR=1:1
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