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1. Introduction and Background

1.1 About Fairfield Heights Town
Centre

The Fairfield Heights Town Centre is located upon the
traditional lands of the Cabrogal people.

The Fairfield Heights Centre is a local centre within

the Fairfield Local Government Area (LGA). The Centre

is primarily focused along The Boulevarde, between
Polding Street to the north and Beemera Street to the
south. The Boulevarde intersects with Bodalla Street,
Stanbrook Street, Karabar Street, Kihilla Street, Beemera
Street and Station Street within the local centre area.

There are a number of retail and commercial services
provided consistent with its role as a local centre.
Fairfield Heights Town Centre has experienced economic
decline over recent years, evidenced by shop vacancies
and the transition in businesses including the closure

of long standing local enterprises that also include

bank branches. While the decline has impacted on the
overall desirability of the centre as a destination for local

shopping and community activity, there is also evidence
of investment (e.g. new Woolworths supermarket),

new business types (higher end ‘hipster’ café) and the
ongoing presence of the Commonwealth Bank branch.

1.2 Purpose of this Study

Fairfield City Council (Council) has engaged TPG Town
Planning and Urban Design (lead consultant), LFA Pacific
(Urban Design) and AECgroup (Market and Economic
Feasibility), to prepare an urban design study for Fairfield
Heights Town Centre.

This Study has been undertaken according to the
principles set out in the NSW Government’s South West
District Plan. In summary, it takes a design-led planning
approach that requires urban design that focuses on
people in order to create great places to meet, work,
exercise and socialise. This requires a holistic focus that
includes: the streets, the neighbourhoods, the centres
and suburbs that will be real, attractive places and
provide a great liveable community for new and existing
residents.

This Study has been prepared in response to a proponent
initiated Planning Proposal and an identified need by
Council to facilitate revitalisation in the Fairfield Heights
Town Centre.

The Fairfield Heights Urban Design Study seeks to:

+ reflect an analysis of current strengths, weaknesses,
opportunities and threats determined through
site visits, literature review, and stakeholder
consultation;

+ outline a strategic approach to planning and
development standards impacting upon built form;

+ test development scenarios based on economic
feasibility and minimising amenity impacts (eg
unacceptable overshadowing levels of adjoining
development);

+ identify road network and public domain
improvements in the Town Centre and its immediate
surrounding area reflecting existing weaknesses as
well as demand generated from future development;

« recommend changes to development standards
contained within Fairfield Local Environmental Plan
2013 (FLEP 2013) and development controls within
the Fairfield Heights Development Control Plan.

This Study identifies key urban design, built form and
place making actions to improve the vitality and vibrancy
of the Fairfield Heights Centre. This Study and its
recommendations seeks to put in place the foundations
and opportunities to create a place that is attractive

and liveable for people and capital investment as well

as being inclusive and diverse. Above all, the Study’s
recommendations will be the means of catalysing and
implementing a broader revitalisation of the Fairfield
Heights Town Centre.

This Study investigates urban interrelationships across
the Fairfield Heights Town Centre to identify potential
mutual public and private benefits that can be achieved
through the development within the centre. Specifically,
the provision of a laneway through private lands
connecting Stanbrook and Station Streets to provide a
parallel road to The Boulevarde has been identified. The
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proposed laneway along the boundary of existing Zone
B2 Local Centre and Zone R3 Medium Density Residential
offers opportunities for additional car parking, land use
separation, as well as providing future development with
a street frontage.

The primary focus of this study is the existing town
centre as defined by the current business (B2 Local
Centre) zone; however some recommendations may
apply to surrounding land where it is appropriate to
facilitate transition between the Fairfield Heights Centre
and surrounding (predominantly residential) land uses.

The urban design work has also taken into account the
viability of the recommendations. This ensures that what
has been suggested by way of urban design outcomes
can be realised over time in an economic sense,
responding to changing market cycles. Noting that

other issues such as traffic, environmental or specific
social implications (other than from a place making
perspective) have not been included in this analysis.

There is opportunity for this urban design study to be
implemented through:

+ aCouncilinitiated Planning Proposal (the
investigations and development concepts
considered in this study are to provide inputs into
potential amendments to the relevant LEP and DCP
controls);

« any future applicantinitiated planning proposals;
and

« any future placed based initiatives having
regard to other Council priorities and budgetary
considerations.

There is opportunity for this urban design study to be
implemented through Fairfield City Council’s town
planning framework and where relevant through its
operational plan or alternatively through applicant led
planning proposals. The investigations and development
concepts considered in this study are to provide inputs
into potential amendments to the relevant LEP and DCP
controls.
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1.3 Urban Design Study Objectives

To support the functionality of the built form and the
well being of a growing residential community, Fairfield
City Council seeks to:

a) Reimagine development options for the Fairfield
Heights Town Centre that supports a liveable built form,
active street frontage, and growth of the local economy
- a centre that is developing and business is thriving

and where people feel welcome, safe and proud to call it
home.

b) Progressively develop a permeable public domain
with pedestrian connections with increased walkability
and town centre identity through social, cultural and
public art elements - a social, healthy and proud
community that “celebrates diversity” because of the
quality of public places, spaces and connections.

¢) Achieve public domain, pedestrian connections and
community infrastructure as part of the community
benefit offered in future development - exploring
proposed changes to existing land use zoning and
development standards where it is clear the community
also benefits in creating a desirable town centre.

1.4  Stakeholder Engagement

In order to enable the project team to better understand
the aspirations of key stakeholders prior to the
formulation of development concepts, the proponent

led Planning Proposal was reviewed. Council, as a key
stakeholder as the local Relevant Planning Authority, was
engaged in this study from initiation to its completion.
The input from Council’s Manager, Place Outcomes was
sought during a site visit to Fairfield Heights early in the
commencement of the project.

Council held a meeting with the proponent to gauge their
views on draft concepts for the Fairfield Heights Town
Centre. The response, as indicated by Council staff, was
favourable.

This Study will be publicly exhibited and any feedback
taken into consideration by Council in the finalisation
of this Study and the preparation of any future Planning
Proposal to amend existing development controls.




2. Fairfield Heights Town Centre in Context

2.1  Local Context

The Fairfield Heights Town Centre is primarily focused
along The Boulevarde, between Polding Street to the
north and Beemera Street to the south. The Boulevarde
intersects with Bodalla Street, Stanbrook, Karabar
Street, Kihilla Street and Station Street within the Town
Centre area.

The Fairfield Heights Centre consists of a combination
of small and large lots. Lots on the east side of The
Boulevarde are generally larger and a more fragmented
land ownership pattern to the east of The Boulevarde.
Existing land uses include a range of low scale mixed-
use developments accommodating retail at ground
level, commercial floor space on the first level and with
minimal shop-top housing.

There are a number of retail and commercial services
that are commensurate with Fairfield Heights’ role as a
local centre. These include an anchoring Woolworths
supermarket (developed in 2013), Australia Post,
banking services, cafés, restaurants, bakery, butcher,
tax agents, medical centre, medical services, real estate,
small grocers, barbers, beauty salons and a car wash.
Ethnic clubs such as the Assyrian Club and upper level
commercial uses are also accommodated in the Town
Centre.

The Fairfield Heights Town Centre is generally defined
by the area of land zoned B2 Local Centre. The Centre
is surrounded by low and medium density residential
development, with a primary school in close proximity.

Minimal provision of public open space exists within

or in close proximity to the Fairfield Heights Town

Centre for a future population living in apartment style
dwellings with ground level access to open space. The
nearest recreation space is Fairfield Heights Park (passive
recreation), Prospect View Park (active recreation) over

400 metres away from the middle of the Town Centre.

The future park along Barton Street which was zoned - e

for local open space to accommodate the nominated ﬁllt) Key Link

high density residential spine along Polding Street is ® Bt

considered not appropriate for future use. The crossing o Ml Bow £

of Polding Street makes it a hazardous and unattractive Figure 1. Local Context and Study Area (Source Google Maps/ TPG)

proposition for future open space use.
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2.2 District Context

Fairfield Heights is located in the north-east of the
Fairfield Local Government Area, half-way between the
Cumberland Highway and Fairfield City Centre.

The Fairfield Heights town centre is located away

from the key arterial road network but is intersected
by Polding Street, which has the potential to be an
enhanced key east-west public transport link, linking
the two major centres of Prairiewood and Fairfield City
Centre. Polding Street and Station Street provide key
connections between the Fairfield Heights town centre
and the Fairfield City Centre.

Prospect Reservoir

Fairfield Heights Town Centre is accessible to the broader
road network via Smithfield Road (A28) to the M4
Motorway.

Bus route 817 which passes through the town centre
provides a quick connection to the Fairfield City Centre
and Prairiewood Town Centre (including Fairfield
Hospital). The bus route is the primary public transport
option servicing Fairfield Heights, to Parramatta and
Liverpool regional centres (either via the rail line at
Fairfield or the Bus T-way at Prairiewood).

airfield East

Commercial/ Industrial Uses I Key road connection esssmms»  Railway line
Activity Centre _

Figure 2.  District Context (Source Google Maps/ TPG)
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3. Current Planning Context

3.1  Statutory Planning Context

3.1.1 Fairfield Local Environmental Plan
2013

Land use zoning

The Fairfield Heights Town Centre is zoned under the
Fairfield Local Environmental Plan 2013 (FLEP 2013) and
consists of a B2 Local Centre zone. This zone defines the
existing commercial core the centre.

The B2 zone permits a variety of development forms
consistent with contemporary town centre activities,
including but not limited to shop top housing, medical
centres, commercial premises and community facilities.

No RE1 Public Recreation zoned land currently exists
within the centre or immediately adjoining the centre
to accommodate the needs of future residents. As

a guide, Council has used open space with an area
between 3,500-5,000m? as an appropriate size to meet
neighbourhood needs.

Current land use zoning, height of building and floor
space ratio (FSR) mapping is illustrated in Figures 3-5.

Maximum Building Height

A maximum building height of 9 metres applies within
the Centre, which has been the key factor resulting in
low scale 1-2 storey forms that presently exist within the
centre.

Floor Space Ratio

No FSR limitations are applicable for B2 zoned land
within the Fairfield Heights town centre under the FLEP
2013.

Design Excellence

No specific provisions currently exist under the LEP to
promote design excellence. Promoting design excellence
in the Fairfield Heights Town Centre is therefore limited
to relevant SEPPs and provisions under the Fairfield
Heights Local Business Centre DCP.

Figure 3.

Figure 5.

LZN map (source NSW Legislation)

FSR map (source NSW Legislation)
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3.1.2 Surrounding Planning Context -
Proposed Amendments to FLEP
2013

The Centre is generally surrounded by R3 Medium
Density Residential zoned land, with a maximum
building height of 9 meters and FSR of 0.45:1.

147 -153 Polding St, 1-3 Bodalla St and adjoining sites

On 23 December 2016, an amendment to the FLEP 2013
was made for land at 147 Polding St, 1-3 Bodalla St

and adjoining sites within the block. The amendment
included:

« rezoning from R3 Medium Density Residential to R4
High Density Residential;

« altering the Heights of Buildings (HOB) map from 9m
to 13m;

« altering the Floor Space Ratio (FSR) map from 0.45:1
to 1.25:1; and

+ excluding ‘Fairfield Heights’ from clause 4.4A (1), so
as to enable a blanket FSR of 1.25:1.

3.1.3 Fairfield City Wide Development
Control Plan 2013

The Fairfield City Wide DCP generally applies to all land
in the Fairfield LGA with the exception of the Western
Sydney Employment Area, Western Sydney Parklands
and those areas subject to an alternative DCP.

The Fairfield Heights Town Centre is subject to the
Fairfield Heights Town Centre Development Control

Plan 2013 (FHTCDCP 2013) and therefore, the city wide
DCP generally does not apply in this Centre. However,
the Fairfield Heights DCP adopts certain provisions
contained within particular chapters of the Fairfield City-
Wide Development Control Plan 2013 relation to matters.
These include (but are not limited to):

«  Environmental Management and Constraints.
+ Flood Management.
«  Car parking, Vehicle Access and Management.

« Landscape Planning.

3.1.4 Fairfield Heights Local Business
Centre Development Control Plan
2013

The Fairfield Heights Local Business Centre Development
Control Plan 2013 (FHLBC DCP 2013) is the primary

DCP applicable to the study area. It sets out specific
variations to the Fairfield City Wide DCP 2013 to provide
an overarching strategic vision for the Fairfield Heights
town centre.

Its primary role is to provide standards and controls to
ensure any changes improve the business environment
and built form of the Centre. Council’s objectives for
Fairfield Heights Town Centre outlined in the DCP is to:
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+ improve the amenity of Fairfield Heights Local
Business Centre for those who visit and/or work in
the Centre;

+ encourage a standard of building design which
enhances and responds to the character of the
Fairfield Heights Local Business Centre;

« ensure the range of shops and services within
the Fairfield Heights Local Business Centre is
appropriate to local needs;

« ensure that any new development in the Fairfield
Heights Local Business Centre does not create an
adverse impact on adjacent residential areas;

« ensure the compatibility of land uses and
development in the Fairfield Heights Local Business
Centre;

+ allow Council to control the nature and scale of
development in Fairfield Heights Local Business
Centre; and

« implement the aims and objectives of Fairfield Local
Environmental Plan 2013.

The FHLBC DCP 2013 is applicable to all B2 zoned

land within the Fairfield Heights Centre and sets out
principles-based guidance for matters including built
form, character and design, streetscape, key public place
(i.e. Woolworths Forecourt Plaza), pedestrian amenity,
landscaping and lighting.

The DCP does not prescribe detailed building envelopes
or development standards.

The DCP notes that the majority of premises in the
Fairfield Heights Centre have rear lane access; however
some sections of the laneway network are still in private
ownership.

« 197-203 The Boulevarde (between Karabar and
Kihilla Streets)

¢ 231-239 The Boulevarde (between Bodalla and
Karabar Streets)

+ 279 The Boulevarde (adjoining Polding Street)

Upon redevelopment of these sites, Council will seek
the dedication of the land for road purposes through the
development consent process.

This urban design study outlines specific
recommendations for built form controls based on
opportunities and development concepts. These
recommendations may form the basis of future
amendments to the DCP to be undertaken by Council.

This urban design study has been developed taking into
account key State and local planning strategies.



3.2 Strategic Planning Context

3.2.1 APlan for Growing Sydney

The relevant metropolitan strategy relating to this
locality is A Plan for Growing Sydney released by the NSW
Department of Planning and Environment in December
2014. The plan identifies growth projections from a
whole of Sydney perspective and specifically identifies
Western Sydney as a key to Sydney’s success.

The strategy seeks to achieve the following outcomes for
Sydney:

Goal 1: A competitive economy with world-class
services and transport.

Goal 2: A city of housing choice, with homes that
meet our needs and lifestyles.

Goal 3: A great place to live with communities that
are strong, healthy and well connected.

Goal 4: A sustainable and resilient city that protects
the natural environment and has a balanced
approach to the use of land and resources.

The plan identifies Fairfield Heights as being located in
the South West Subregion, which is the subject of the
Draft South West District Plan.

This urban design study aligns with the vision, directions
and outcomes of A Plan for Growing Sydney, in particular:

Direction 1.4: Transform the productivity of Western
Sydney through growth and investment

The Plan notes the considerable role of Western
Sydney in ensuring Sydney’s long term prosperity.
Fairfield LGA and Fairfield Heights Town Centre

each play a role in ensuring access to employment,
housing choice and amenities. This urban design
study provides opportunities to stimulate investment
and growth in the Fairfield Heights Town Centre.

Direction 2.1: Accelerate housing supply across
Sydney

This urban design study identifies and promotes

new opportunities for increased housing choice and
options in the Fairfield Heights Town Centre. This
urban design study aims to facilitate urban renewal in
a locality serviced by public transport routes and with
access to a range of local employment opportunities
and amenities.

Direction 3.1: Revitalise existing suburbs

A Plan for Growing Sydney recognises the social
and economic benefits associated with focusing
new housing within Sydney’s established suburbs.

This urban design study encourages renewal and
revitalisation of the existing Fairfield Heights
Town Centre to create new opportunities and
greater amenity for the Fairfield Heights and wider
community.

Direction 3.2: Create a network of interlinked,
multipurpose open and green spaces across Sydney

A Plan for Growing Sydney aims to improve the
quality of green spaces and create an interconnected
network of open spaces and parks. A more strategic
approach to identifying and connecting open
spaces will support the development of a city-

wide ‘Green Grid’. Open spaces will promote a
healthier urban environment, improve community
access to recreation and exercise, encourage social
interaction, support active transport connections to
centres and public transport, and improve the city’s
environmental resilience.

Direction 3.3: Create healthy built environments

The built environment can encourage healthy
communities by creating mixed-use centres that
provide a convenient focus for daily activities.
Creating attractive public spaces and improving the
quality of the public domain through better design
including landscaping, lighting and traffic calming
measures in high pedestrian areas.

3.2.2 Draft South West District Plan

The draft South West District Plan was developed by the
Greater Sydney Commission . The Plan outlines a vision
for Greater Sydney’s South West District, which includes
the Fairfield City Council local government area. It has
been developed to facilitate greater liveability, improve
employment opportunities and to create housing choices
and access to amenities that respond to the needs of a
changing and growing population.

The Plan does not specifically reference Fairfield Heights
Town Centre. However, the centre is complementary to
the Fairfield City Centre, which is identified as a District
Centre.

The Fairfield City Centre is expected to provide jobs
growth from an estimated 5,400 jobs in 2016 to some
10,000 jobs by 2036. It is anticipated that the Fairfield
LGA will experience population growth of 20,450,
representing 12.5% growth to 2036.

To accommodate that growth, the Draft District Plan
establishes a housing target of 3,050 new dwellings in the
Fairfield LGA between 2016 and 2021. The District Plan
acknowledges the Fairfield Residential Development
Strategy (2009) as instrumental in identifying future
housing capacity in the Fairfield LGA east of the
Cumberland Highway.
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This urban design study for Fairfield Heights Town Centre
aligns with the key priorities and actions outlined by the
District Plan, in particular:

3.3 Integrating land use and transport planning to
drive economic activity

The District Plan notes the role of infill development
and urban renewal is ongoing in the Fairfield LGA.
This urban design study seeks to increase housing
opportunities and diversity in the Fairfield Heights
Town Centre to assist Fairfield City Council in meeting
these targets.

3.7.1 Facilitate local employment in land release
and urban renewal areas

The District Plan notes the importance of supporting
urban renewal to provide new housing and local
employment. This urban design study encourages the
establishment of new shop top housing opportunities
in the Fairfield Heights Town Centre.

4.6.2 Plan for safe and healthy places

Design-led planning of the public realm - footpaths,
squares, open spaces, parks and nature strips -
should result in places and streets that are safe and
functional that can support people to walk or cycle
rather than drive. Walkable, well-lit places and paths
can provide a sense of safety for women, young
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children and older people, all of whom are often
the first to sense that a neighbourhood is not safe -
especially after dark.

Healthy built environments, preventing physical
and mental health problems, is achieved through
the provision of functional well connected streets
and public spaces, in neighbourhoods that fulfil the
services and social needs of residents. Building on
Action 3.3.1 of A Plan for Growing Sydney guidelines
for the planning, design and development of a safe
and healthy built environment can potentially be
more effective if they are incorporated into broader
considerations outlined in the Liveability Framework
and the Policy on Urban Design and Architecture.

4.7.2 Support the creative arts and culture

The public domain is an important place for cultural
exchange through public art, cultural programs and
festivals. Neighbourhood street fairs, festivals, fétes,
indoor and outdoor exhibitions, workshops and
community markets provide important opportunities
for people of all ages and walks of life to experience
and participate in arts and culture. In the District,
arts and culture promote local identity and provide
for the needs of different groups in the community.
Nurturing a culture of art in every day local spaces
through design led planning can facilitate community
cohesion and important liveability outcomes. Arts
and cultural policy, investment and actions should be

well integrated into urban development. This can
be achieved through Planning Proposals for urban
renewal areas.

3.2.3 Better Placed

The NSW Government Architect’s policy, “Better Placed”
(May 2017), outlines principles, objects and directions
for creating well-designed built environments. This
policy establishes a baseline of what is expected to
achieve good design, across all projects in NSW. Good
design creates useable, user-friendly, enjoyable and
attractive places and spaces, which continue to provide
value and benefits to people, the place and the natural
environment over extended periods. Good design brings
benefits socially, environmentally and economically, and
builds on these benefits over time - continually adding
value.

Better Placed outlines seven key considerations to
ensure that the state’s cities, towns, public spaces,
landscapes and buildings are well designed. These
include context; sustainability; inclusiveness, safety
and liveability; functionality; “value adding”; and
attractiveness.

For Fairfield Heights town centre, Better Placed brings
focus to the need to provide and create public spaces
which are sustainable, safe, liveable, attractive and
vibrant.

¥ FREE PO COnP
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3.2.4 Fairfield Residential Development
Strategy 2009 - Study Area 5
Fairfield Heights

The Fairfield Residential Development 2009 provides the

framework to accommodate a dwellings target of 24,000
dwellings in the Fairfield LGA by 2031.

The Strategy recommends the following for Fairfield
Heights:

+  Opportunity to increase dwelling stock;

+  Encourage affordable housing in the catchment;

+ Maintain diversity and quality of retail and
commercial services;

« Provision of services to be reviewed in-line with
increases in density;

+  Review opportunity to develop Polding Street as a
key east-west bus route;

» Increase amount and distribution of open space
across catchment, particularly in south-east of
catchment;

+ Investigate additional open space within the
commercial core to increase activation.

+ Improve quality of public domain in commercial
core; and

+  Ensure future dwellings are constructed to the
standards of SEPP 65 and are accessible.

BADGE DRAW
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In 2012 Council exhibited a change from medium to high
density residential land along Polding Street, Murray
Street, Slender Avenue and Bodalla Street, Fairfield
Heights, to the north of the Fairfield Heights Local
Centre. The proposal sought to allow development of up
to 6 storey residential flat buildings with a FSR of up to
2:1.

During the exhibition, half of all submissions received
opposed the proposal. The rezoning did not proceed.

A recent rezoning of 7,000m? of residential land adjoining
the Fairfield Heights local centre from R3 Medium Density
Residential to R4 High Density Residential (published
23.12.2016) reduced the height of buildings to 4 storeys
(13m) (Refer Section 2)

The following structure planning principles were
reflected in the RDS (refer Figure 6).

+  Promote shop top housing in commercial core in the
short term.

+ If Polding Street is developed into a strategic east-
west bus link, provide mixed use development along
Polding Street over the medium term.

« Reinforce Polding Street as a key axis through
provision of high density over the medium term.

+  Existing catchment area currently zoned for medium
density, with limited uptake. This should be the focus
for redevelopment in the short term.

«  Currently zoned for medium density lots, future
redevelopment limited by existing strata lots.

+  Provide linkages to open space and orientate
development towards these new access ways in the
short term.

+  Break up long blocks with mid-block links.
+ Investigate civic space.
+ Investigate additional open space.

The RDS notes the limited public open space
opportunities, particularly in relation to Fairfield Heights
Town Centre. As a guide, residents in high density
environments (e.g. where access to ground floor outdoor
space is absent from the dwelling) should be located
within 200 walking distance of open space.

The RDS notes the limited public open space
opportunities, particularly in relation to Fairfield
Heights Town Centre. As a guide, residents in

high density environments (e.g. where access to
ground floor outdoor space is absent from the
dwelling) should be located within 200 walking
distance of open space.

This urban design study has taken into account the
previous structure planning principles in developing a
future vision for the Fairfield Heights Town Centre.

2031 VISION 0m

KEY
" EMPLOYMENT USES LINKAGES
LOW DENSITY RESIDENTIAL mmm FRONTAGES
W00 MEDIUM DENSITY RESIDENTIAL 111818111 PUBLIC DOMAIN UPGRADES
W HIGH DENSITY RESIDENTIAL ()  TRAIN STATION
SPECIAL USES (7)  EXPANDED OPEN SPACE INVESTIGATION AREAS
WU OPEN SPACE

Figure 6.  Fairfield Residential Development 2009 Structure Plan for Fairfield Heights (source Fairfield City Council)
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4. Current Situation

This section provides an analysis of the current
situation in the Fairfield Heights Centre and outlines key
challenges that will need to be addressed in order to
enhance the vitality and vibrancy of the Centre.

4.1 Local Land Uses

The Fairfield Heights Town Centre is a traditional main
street centre, with activity focused along the spine of The
Boulevarde. Land uses and activity in the centre active
generally reflects the cultural diversity of the local area
with the Assyrian Club and various restaurants and cafés.

The centre provides for a variety of retail and commercial
activities. The Woolworths supermarket is situated

in a central location along the main street spine. It

was completed in 2013 and provides a key anchor and
stimulus for the Centre. The supermarket and adjacent
streetscape improvements has made some contribution
to the revitalisation of centre and includes a small plaza
space combined with a walkway link to car parking at the
rear.

The provision of multiple medical services is a current
strength within the Fairfield Heights Town Centre and
includes services such as medical centres, day surgery,
chiropractic, physiotherapy, pathology and pharmacies.

Community facilities in the Fairfield Heights catchment
include Fairfield Heights Primary School, two child care
centres, a nursing home and a local park along Station
Street. Stanbrook Street contains the Assyrian Club with
its various facilities including restaurants and reception
venue. A new secure at-grade private car park is located
adjacent to the Club.

4.2 Town Centre Structure

Fairfield Heights Town Centre is located on The
Boulevarde, which forms a ‘main street’ focus for
commercial activity. The Centre is generally contained
within the terminating axes of Polding Street to the north
and Station Street to the south. It sits within a broader

network of grid-like streets, with a small degree of ‘spill’
of commercial activity along side streets to the east and
west of The Boulevarde.

The centre is bounded by low scale residential
development. Although the surrounding land is of a
medium density zoning, the size of residential lots varies
with larger strata lots east of The Boulevarde and small
‘triplex’ lots on the western side. Lots to the north are
more regular in size (500m? to 600m?).

Open space and civic spaces are limited, particularly
in close proximity to the town centre. The nearest
opportunities for recreation are some 400m walk from
the heart of the centre itself.

4.3 Local Movement and Access

Fairfield Heights Town Centre is situated along a north-
south oriented main street known as The Boulevarde,
which is the commercial area and a key destination

for local traffic. This connects to Polding Street at the
northern end of the town centre, which is a major east-
west vehicle route intersecting the Cumberland Highway
to the west and links to the Fairfield City Centre to the
east. The remainder of roads in Fairfield Heights are
residential and relatively narrow in character.

The road network is generally grid-like in structure,
providing good pedestrian connectivity. Bus routes along
Brenan and Polding Streets provide regular connections
between the Fairfield Heights Town Centre, Fairfield

City Centre and Prairiewood as well as further afield to
Liverpool, Blacktown, Bonnyrigg and Canley Vale.

Three raised pedestrian crossings distributed evenly
along The Boulevarde provide for safer crossing
opportunities to the benefit of pedestrian amenity and
safety. These crossings, in conjunction with the traffic
lights at the Polding Street intersection contribute to
‘pulsing’ of traffic movements along The Boulevarde.
This enables the intermittent crossing of pedestrians
along the Boulevarde away from these crossings. A single
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Fairfield Heights Early Childhood

Centre closed April 2017

Elevated Aspect

Ridge / high point generally at Polding Street.
Views down The Boulevarde framed by low 2
storey strip retail. Lack of landscape character,
dominant signage and awnings.

Residential block recently rezoned to
R4 High Density residential.

Continuous box / cantilevered awnings to
shopfronts.

Views terminate on shopfronts.

Retail Frontage
Continuous retail shop frontage. Ethnically
oriented. Lots of coal bbgs on footpath. Low
unadorned upper level — no parapets.
Limited pedestrian amenity to footpaths,
especially at street crossings.

Traffic Friction
Offset intersections and pedestrian crossings
often cause traffic delays.

Low Point
Town Centre topography dips in this location.

Views out from The Boulevarde over
surrounding landscape.

Service Lanes
Rear service lane environment. Low quality

mixed of cars, storage, refuse etc. Side fences
—

i

to housing.

Blank facade/service doors etc. at street
view termination is unfortunate.

Narrow lots — post war housing (modes
cottages) progressively redeveloped into larg
homes or terrace style housing (increasing
density)

Raised crossings provide pedestrian priority

1
I

L2

y

A

Traffic Friction
Close intersections and pedestrian crossings
often cause traffic delays.

Unclear Southern Gateway

Southern limit of Town Centre is not well
defined, with small degree of spillover
commercial uses south of Beemera Street e.g.
auto-electrical business and petrol station.

Site Analysis

Retail / Commercial Uses

Mixed Use

Existing Low Density Residential Uses
Zoned High Density Residential Uses
Community Facilities

Public Open Space

Surface Car Parking

Existing Roads / Laneways

Figure 7. Site Analysis (source LFA)

Views out from The Boulevarde
over surrourdingllandscape.
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0.5m Contours
Open views

Vista / view

Activity Node
Traffic Friction Area

Noise impacts

Street View: J
Street vigws jnto The Boulevarde
arelall tgrminated by built form.

Corner retail 2 storey setback from street
corner with surface car parking

Polding Street
Major east-west street generally at ridge
line. Northern end of Local Centre Activity

Broken low quality streetscape with setbacks,
parking and car wash

Recent apartment building marks end of retail
on Polding Street.

No identified links into “Main Street”

Brook Lane

Rear service zone with light industrial uses and
central large trees. Unsightly rear of shop top
housing and retail to The Boulevarde.

Medium density development — 1 storey villas

Retail Frontage

Mixed use and quality. Some concentration of
bank and service uses — medical. Buildings of
later date and better quality generally than west
side buildings. Some vacancies indicating
turnover or redevelopment. Uniformly low 2
storey frontages with box awnings to footpath.

Assyrian Sports and Cultural Club

2 storey upmarket ethnic based club. Key
attractor — functions etc. Adjacent secure car
park.

Medium density development — 2 storey
townhouses

Activity Space

Pedestrian friendly space created as part of
Woolworths development: seating, interpretive
work, extended pavement. Pedestrian route
from car park to The Boulevarde. Conflict with
service vechicles to Woolworths dock.

Brown Jug Hotel

Located away from “Main Street”. Freestanding
older hotel and front bottle show drive-in.
Surrounded by surface car parking. Existing
activity node.

Detached dwelling within R3 Medium density
zone

Existing retail with arcade of low quality.
Appears to be potential / imminent
redevelopment.

Station Street — Southern end of local centre
Major connector to Fairfield City Centre to the
east (1.5 km to Thomas Ware Plaza). Links to
key attractors: Fairfield Heights Primary School
(185 m to ped crossing/traffic congestion in
morning/afternoon school drop offs/pick up
peaks), local park (500m). Bus route 817
Fairfield to Cabramatta via Polding Street
(Fairfield Heights), Prairiewood, Edensor Park,
Bonnyrigg, St Johns Park and Canley Vale
Road



raised crossing is provided on the eastern side of The
Boulevarde over Stanbrook Street, however there are
no raised crossings to the multiple side streets on the
western side of The Boulevarde.

A bus route passes through the town centre. Route 817,
Fairfield to Cabramatta. The route travels between the
Fairfield City Centre (beginning at Fairfield bus and rail
interchange), along Station Street, onto The Boulevarde
(commercial and retail spine of Fairfield Heights), and
then onto Polding Street towards Prairiewood (Stockland
Wetherill Park, Fairfield Hospital, and the Liverpool to
Parramatta Bus T-way station). The bus route is the
primary public transport option servicing Fairfield
Heights, to Parramatta and Liverpool regional centres
that are accessible either by rail from Fairfield or the bus
T-way at Prairiewood).

The availability of cycle ways and share ways within and
immediately surrounding the Fairfield Heights Town
Centre is limited. However The Boulevarde and Oxford
Street to the north of the town centre provide direct
connection to the northern and southern extents of a
major 29km loop cycle way. This cycle way connects
Prospect Reservoir, Western Sydney Parklands, Orphan
School Creek corridor, Canley Vale High School, Fairfield
City Centre, Prospect Creek corridor and numerous
dedicated cycle ways comprising the broader cycling
network (refer Figure 8).

Parking within Fairfield Heights Town Centre is provided
on-street, with large parking areas provided as basement
parking beneath Woolworths and on-grade at the Brown
Jug Hotel site. There are no concentrated public car
parking areas controlled by Council.

Traffic friction occurs along The Boulevarde, which
assists in promoting a slower traffic environment
through the centre and is attributed to the following
conditions:

+ the offset intersection of Stanbrook and Karabar
Streets, where an offset to the pedestrian crossings
also occurs;

« the offset intersection of Station Street and Beemera
Street; and

+ three equidistant raised pedestrian crossings along
The Boulevarde and the corner of The Boulevarde
and Stanbrook Street.
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Commercial properties on the west side of The
Boulevarde are serviced by a continuous rear lane,
which provides for parking, vehicle access, deliveries,
waste collection and other services. Some of these
lanes are presently in private ownership. Council will
seek dedication of these lanes as properties develop as
outlined in the Fairfield Heights Local Business Centre
DCP 2013.

Ann Street further to the west of the centre provides a
semi-formalised vehicle and pedestrian link, however
itis not built to the standard of a conventional street.
Brook Lane services the rear of shops and some old style
shop-top flats to east side of The Boulevarde. However
this lane does not connect with Polding Street, and does
not continue southwards beyond Stanbrook Street.

4.4  Visual and Environmental
Amenity

The topography of Fairfield Heights is defined by a
high-point near the intersection of Polding Street and
The Boulevarde, a low point at the intersections of
Stanbrook Street and Karabar Street and a gentle slope
upwards towards the south. This topography affords
elevated views of The Boulevarde towards the south. As
The Boulevarde is oriented along a ridge line, elevated
glimpses of the surrounding residential areas are

also available from side streets towards the west and
potentially from upper levels of development along The
Boulevarde.

the eastern frontage of The Boulevarde

Street cantilevered awnings are continuous along The
Boulevarde providing weather protection for pedestrians
and shop fronts. While Fairfield City Council has
undertaken investment in the public realm, there are
opportunities for improving the visual and landscape
quality of the public realm as well as seating and
planting.

Paving treatments are generally utilitarian and footpath
widths along the lengths of The Boulevarde are generally
narrow and not ideal for the outdoor expression of
business uses on the footpath, particularly outdoor
“alfresco” dining.

Private sector investment into the interface with the
public realm has been minimal, which impacts the
visual quality of the centre. In particular, excessive use
of low quality signage has considerable visual impact.
In this regard, there are signs of age, neglect and shop
vacancies along the main street of the centre.

Buses and heavy vehicle use of The Boulevarde generates
occasional noisy conditions along the street frontage.
This can affect the ambience of the centre, however

the bus route through the centre provides a significant
benefit in terms of local access and connectivity to
support local businesses.

2 R

B/ A e
Key retail spine of The Boulevarde
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45  Land parcel dimensions,
ownership patterns and built
form

Fairfield Heights is contained within a grid subdivision
pattern, with The Boulevarde as the main street running
north south. Properties to the west are serviced by a
rear laneway, with the lot depth of approximately 29
metres. Lot widths vary from approximately 6 metres

to 28 metres. Properties to the east are also serviced by
rear laneways, with lot depth of approximately 30 to 35
metres, with the Woolworths site being the exception

at 50 metres. Lot widths vary from approximately 5.4
metres to 96 metres. Common ownership of small lots
in many instances reduces development constraints
that would be caused by land ownership fragmentation.
Narrow and short sites are not able to provide adequate
on site car parking.

Three large development sites are located within the
area bound by The Boulevarde, Stanbrook Street, the R3
medium density residential zone boundary and Station
Street:

« The Brown Jug Hotel site, 47 Stanbrook Street -
8,236m?;

«  The Woolworths supermarket site - 176-186 The
Boulevarde - 5,145m?; and

« 164-170 The Boulevarde/Station Street - 3,382m?2.

As part of any future development proposals, these three
sites offer significant opportunities to:

« improve traffic and pedestrian movements through
the provision of laneways;

+ provide public car parking along the laneways; and

+ create a centrally located village square within the
Fairfield Heights town centre.

Two storey buildings include upper level uses such as
low intensity commercial office space that allows for
small-scale offices serving the adjacent residential
neighbourhoods, and restaurants. While shop top
housing is a permissible use in the centre, there is little
evidence of that type of development at present.

The Woolworths development completed in 2013
replaced a smaller grocery outlet. Underground
parking, street front retail and a small public place
provides a degree of revitalisation to the centre as
well as establishing a central anchor, while providing
a significant service and local convenience shopping
destination.

Truck and bus movements through the centre
impact on the ambiance and amenity



4.6  Streetscape, Place Making and

Public Realm

Open space and civic spaces in and in close proximity

to the Fairfield Heights Town Centre, such as a village
square that acts as a focal point for social interaction and
community activity, are limited. The closest parks are,

at best, a 3-5 minute walk from the peripheries of the
Town Centre and include Prospect View Park (290m) and
Fairfield Heights Park (350m).

Fairfield City Council has identified for acquisition

and appropriately zoned approximately 3,500m? of
land on Barton Street (290m from town centre) for the
purposes of public recreation. However the site has yet
to be developed for its intended purpose. The Barton
Street site is unsuitable for consideration in meeting the
needs for future residents within the Fairfield Heights
Town Centre because of the distance that is required
to be travelled, its lack of visibility, and the necessity to
cross Polding Street which has a heavy traffic flow and
dangerous for unaccompanied children.

A small public space on private land is located adjacent
to the Woolworths supermarket, which has been formed
by an extended curb and a covered link towards the rear
car park with seating, bollards and some artwork. This
space is fronted by a pharmacy and a take away food
outlet. Whilst this space partly functions in an outdoor
alfresco role, it also provides a critical pedestrian link to
the main car parking areas behind and in the basement
beneath Woolworths. It does not encourage the public to
remain in the space, it presents a limited opportunity for

T -
Two storey red brick basic construction with
continuous box awnings. Awnings have precluded
street tree planting.

the space to evolve as an ‘urban room’ over time should
the adjoining uses better activate the space. The fixed
street furniture is showing signs of wear and tear.

Whilst footpath awnings provide a degree of weather
protection, minimal tree planting along The Boulevarde
contributes to a hard streetscape environment that

lacks in visual appeal. Street tree planting within
footpath areas along The Boulevarde is to a large degree,
limited by awnings. While some tree planting has been
undertaken in the side streets, the only significant trees
are in the turnaround head on Brook Lane (off Stanbrook
Street) and at the rear of the Brown Jug Hotel site. New
tree plantings have been established adjacent to the
Woolworths supermarket.

Poor street appeal, combined with the effects of a lack
of civic open space in the form of a “village square” and
opportunities for public gathering on streets, contributes
to the tendency for ‘buy and go’ rather than lingering

in the Town Centre. Public interaction and gathering

are not a significant element of the Centre’s character.
Outdoor alfresco dining does not occur to any significant
degree throughout the Town Centre. This may in part

be attributed to narrow footpath widths along The
Boulevarde and the local demographics which have not
created a sufficient local market.

There is some evidence of retail display on footpaths,
which if undertaken in accordance with relevant Council
guidelines, offers potential to contribute to visual
interest and liveliness of the retail strip.

Cross walks contribute to the pulsing of traffic
and slower traffic movement through the Fairfield
Heights Centre

A small public plaza space adjacent to the

Woolworths supermarket

Hard streetscapes lack visual appeal

Heights centre.

king in the Fairf
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Minimal tree planting is provided in the Centre,
partly due to conflict with shade awnings

There are few examples of alfresco dining along
The Boulevarde

-

Hard streetscapes lack shade and visual appeal
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5. Opportunities and Constraints

As demonstrated within the opportunities and
constraints diagram in Figure 9, there are a number of
opportunities that could be built upon to achieve the
objectives identified in Section 1.3.

51  Key Constraints

Itis important to note that there are some constraints
that need to be considered in regard to the successful
implementation of identified opportunities. Some of
these constrains are short to medium term, such as
leasing or excising occupancy arrangements, while
others are long term a nd may involve lot consolidation
to overcome land ownership fragmentation.

+  Fragmented land ownership may be a barrier to
redevelopment of the older one and two storey retail
buildings prevalent throughout the town centre.

« Narrow footpaths along The Boulevarde, which limit
ability to activate footpaths and introduce street tree
planting due to awning overhang.

«  Thetown centre is surrounded by low and medium
density residential development up to two storeys.

+ The limited opportunities to meet District
Plan requirement to provide a well located
neighbourhood park of 3,500-5,000m2 to
accommodate future population growth due to the
number of strata developments adjoining the site
to the east and the narrow lot development and
subdivision pattern to the west of The Boulevarde.

Itis noted that there are a number of possible
constraints to achieving redevelopment of the corner
Stanbrook and The Boulevarde into a civic square
These include leasing arrangements of the TAB, location
of telecommunications infrastructure on top of the
building and Woolworths car park access structure. In
the absence of a long term acquisition plan which is

the preferred option, this may necessitate an alternate
approach that utilises setback of building recesses, and
widening of footpaths adjacent to that intersection.

5.2  Opportunities

Public Realm and Built Form Interface

«  Build on Council’s past investment in the public
realm with streetscape improvements that seek
to improve visual appeal of streetscapes and
establish new public places for people to linger and
contribute to the long term vitality and vibrancy of
the centre. This may involve:

» Creation of a centrally located town centre square
or civic space located at Stanbrook Street and The
Boulevarde, with the acquisition of the northern
site offering less constraints as well as opening up
sight lines to the Assyrian club, thereby activating
the space.

» Consideration for soft paving treatments or a
bump up, bump down traffic calming device
within the adjacent carriageway may be
considered to enhance pedestrian amenity
(subject to traffic and civil engineering inputs).

» Increase provision of street trees, street furniture
and public art along The Boulevarde to enhance
the visual appearance and comfort of the
streetscape by creating additional destinations,
visual interest and shade along The Boulevarde.

» Existing vacant land used for car parking to
accommodate existing and future residential
development, ideally to the north of south with a
minimum area of 3,000m?>.

» ldentification for rezoning land for open space
on the immediate periphery of town centre
to accompany planning proposal for increase
to development standards, with longer term
acquisition through Section 94 Direct Developer
Contribution Plan. Two sites identified for
investigation:
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Elevated Aspect
Ridge / high point generally at Polding Street.

Key Corner Site

Important gateway corners to be
expressed in design — retail / residential.
Opportunity for taller heights to reinforce
corner.

Opportunity for vehicular lane extension is

Views down The Boulevarde framed by low 2
storey strip retail. Lack of landscape character,
dominant signage and awnings.

Key Corner Site
Opportunity for taller heights to reinforce
corner.

Rear access, parking under. Communal open
space on roof top or rear deck

Potential site for shopper parking.

Council to explore potential for new open —T

space

West Side Redevelopment
Smaller lots/fragmentation of ownership issues.

limited by private ownership and
closeness to intersection.There is
potential for a pedestrian link to Brook
Lane.

Existing apartments form eastern limit to
retail.

Active Frontages
Zero setback and active frontage
requirements to The Boulevarde

I
|

Require amalgamation to say 12-14m frontage.
Generally 4 storey - Potential higher at street corners.
Upper level setback to residential.

Ground floor retail active frontages.

Rear carparking and service access.

Streetscape Enhancement & Pedestrian Amenity
Take all opportunities to enhance/improve

streetscape and landscape character.

New tree planting to blisters & carpark bay.
Improve pedestrian amenity with raised crossing
points suitable for prams & wheelchairs.

Karabar Street

Car park access & servicing from rear lane.

Brook Lane

Retain central trees and progresively
upgrade in conjuction with redevelopment
of properties.

Cross Links

Encorage pedestrian link between Lane
and The Boulevarde.

Assyrian Club

Potential expansion over carpark site or
further development on site.

Facades

Opportunity to recognise street view
termination in the design of new buildings.
Village Square

Explore potential for creation of Village
Square/Plaza in central location either

Possible street closure to enable
pedestrian/alfresco uses & resolve traffic issues.
Divert traffic via Ann Street.

Increase Densities
Potential for redevelopment of adjacent small
lot properties. Access via new rear lanes.

Laneway Enhancement

Consider a program for laneway enhancement.
Paving, planting (limited), fencing control, refuse
control,etc.

-!-_.'
Incrementally implement with new development. "

Laneway Option B
To resolve service access to Woolworths. The =]
I

varde) will only be required if access (including
vehicles servicing the commercial uses) cannot "
be achieved from the secondary lane proposed.™

at the rear of the property. (Council resolution, *——

Minute 116, 10 October 2017). —

Laneway Option A
To resolve service access to Woolworths and

isecti = o
laneway bisecting the property (164 The Boule- ..=i =

x:‘?b_-x

side of Stanbrook Street.

Widen pavements, narrow street. Focus of
community events, outdoor seating,
markets, etc.

Active edges. South side best for solar
access (TAB site).

Brown Jug Development Site

Resolve service access to Woolworths.
Could be expanded retail and/or mixed use
with residential interface to east and north.

Large site in ownership with Woolworths.
Potential to link into The Boulevarde and
create north - south link. At least
pedestrian if not vehicular.

Key Corner Site
Encourage amalgamation of small lots

|
=

provide northern aspect to development/building
separation and continuous active street frontage of
Station Street.

Southern Getaway
Identity entry to centre

Limit southerly expansion.

7

Retail / Commercial Uses %}%

Mixed Use %

Residential Uses

Community Facilities o

Village Square Gumd)
Potential Public Open Space <§:v§>
Existing Roads / Laneways “’

Gateway Buildings / Important Corners
Important facades

Potential street tree planting
Potential vehicular laneway
Potential pedestrian link

Sight lines for pedestrian safety at key intersection

Figure 9.  Constraints and Opportunities (source LFA)

with larger central landholding.
Opportunity for taller heights to reinforce
corner.

Pedestrian through connections to be
semi-open.

‘_1 Pedestrian route to School.

! Local Open Space — 3000m?

Council investigation strongly recom-
mended to meet recreation needs for high

‘j}«%density dwellers. Laneway provides

access/frontage and address for future
development.



» Station Street (two properties, northern
side, approximately 3,020m?) adjacent to the
east of town centre with possible secondary
frontage created by a new north south link lane
connecting Station Street and Stanbrook Street
via the rear of the Brown Jug Hotel site (47
Stanbrook St) and 132 Station Street.

» Bodalla/Karabar Streets (four adjoining
properties, approximately 3,140m?) adjacent
to the west of town centre with secondary
frontage created by laneway connecting
Bodalla and Karabar Streets and serving the
commercial properties along The Boulevarde.

» Potential enhancement of Ann Street to establish
new public opens space/ green links by including
tree planting and seating.

Promote upgrade to ageing shop fronts and building
frontages to improve visual streetscape qualities of
building interface with the public realm.

Removal of poor quality and redundant signage.

Connectivity and Access

Improved pedestrian, cycling and mobility scooter
amenity and a fairer and safer balance between
vehicle movement and active/ alternative modes of
transport. This may involve:

» Provision of raised crossings to western side
streets to enable safe and continuous pedestrian
movement along the western side of The
Boulevarde.

»

»

»

»

»

»

Consideration for safe cycling along The
Boulevarde potentially in the form of a cycle
lane or share path noting the importance of The
Boulevarde and Oxford Street as a key access
opportunity to the broader Prospect Creek/
Orphan School Creek cycling loop.

Consideration for the modification or closure

of the Karabar Street and The Boulevarde
intersection to create a new public place, which
may include alfresco dining and landscaped
public gathering place address issues associated
by the proximity of intersections. This may
potentially involve re-routing traffic via Ann Street
or a leftin left out traffic arrangement for Ann
Street.

Widening footpaths at key intersections and
include tree plantings within the road reserve
(potentially within extended footpath ‘blisters’ to
avoid need for alterations to awnings).

Enhance connection to adjacent neighbourhoods
via side streets.

Widening of footpaths along Station Street to
enhance pedestrian connection between the
Fairfield Heights town centre, Fairfield Public
School, Fairfield Heights Park and Fairfield City
Centre. Consideration for additional tree planting
to enhance the green route qualities of Station
Street.

Installation of way finding signage at key
intersections. This may include recognition of the
town centre in relation to Fairfield City Centre,
local parks and gardens and the wider cycling
network.

+  Potential to identify new nose-in car parking
opportunities along rear laneways and Ann Street.

«  Ensure high visual quality of laneways and
functionality as new development occurs, which may
be assisted through design guidelines.

«  Rearlaneways should form the primary vehicle and
servicing access route with passive surveillance
provided by upper level uses. In some locations
active uses (e.g. rear courtyards for cafés may be
desirable).

«  Ensure provision of highly desirable laneway
between Stanbrook Street and Station Street
adjoining the B2 Local Centre and R3 Medium
Density Zone boundary to improve vehicular and
pedestrian movement and provide on street angled
car parking.

+ Potential to extend laneway behind Woolworths
to connect Stanbrook Street and Station Street by
formalising the existing Woolworths accessway (on
176-186 The Boulevarde) to the proposed eastern
boundary laneway (Option A) or directly to Station
Street (Option B) to assist in the movement of trucks
and provide rear servicing.

Option A provides the following additional
advantages:

» Anorthern aspect for future development on 164
The Boulevarde.

» Additional laneway frontage and rear/side
servicing to development on 164 The Boulevarde
and 47 Stanbrook Street (Brown Jug site).

Opportunity to establish a gateway at key
intersections such as Polding Street and Station
Street

» Building separation between 164 The Boulevarde
and 47 Stanbrook Street development sites.

» Keepsintact 164 The Boulevarde (Lots 2 DP
554495, Lot 1,2, 3 DP 231726) development
site, thereby providing a continous active street
frotage on Station Street.

» Reduces traffic conflict with the functioning of The
Boulevarde/Station Street intersection compared
to Option B (due to the additional distance from
the intersection).

The provision of open space immediately adjacent
to the town centre to ensure at grade open space

to meet the needs of future growing population
including families with children living in apartments.

The provision civic space in the heart of the town,
located at Stanbrook Street and The Boulevarde, to
provide a walkable, well-lit and seen place that can
provide a sense of safety for women, young children
and older people, all of whom are often the first to
sense that a neighbourhood is welcoming and safe .

Built Form and Design Quality

Med.ical related services are a key strength of the

Architectural opportunities exist to enhance
the quality of built form and respond to unique
opportunities within the Fairfield Heights Town
Centre’s structure. These include highlighting:

» the primary northern gateway at Polding Street
and southern gateway at Beemera and Station
Streets;

Fairfield Heights Centre
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» secondary and minor gateway sites at key
corners intersections between Polding Street and
Beemera Street;

» the termination of views from side streets on The
Boulevarde through creation of design features
and massing elements for buildings, which
terminate these vistas; and

» high quality built form that reflects the human
scale through appropriate consideration for
building heights, upper level setbacks and a high
level of architectural articulation.

Shop-Top Housing

«  Focus on reinforcing the existing commercial core
rather than growing into neighbouring areas.

« Increase residential development in the Fairfield
Heights Town Centre in a shop top housing format to
assist in reinforcing the viability of local business and
increase vibrancy.

+ Increased building height within the centre will
provide greater economic incentive to develop shop
top housing to benefit the public domain in terms
of enhancing the sense of enclosure along The
Boulevarde, and increase levels of activity during the
day and night.

+ Acknowledge the existing human scale of the centre
through future built form including upper level
setbacks and architectural treatments that respond
well to existing form whilst establishing a new
architectural benchmark for the centre.

«  Ensure a cohesive urban form is established during
all stages of the Town Centre’s redevelopment.
Amalgamation of lots along The Boulevarde will
likely be required in many instances to achieve
sufficient lot widths (minimum of 1,200 m?
recommended) to accommodate basement car
parking and efficient floor plans.

« Establishing a new architectural benchmark for the
centre.

Opportunity sites

+ The Woolworths and adjacent Brown Jug Hotel site
represents the largest development potential to
stimulate the Centre. Redevelopment could include
a public space linked to The Boulevarde.

« Thereis potential to include a new laneway link
along the eastern boundary, from Stanbrook Street
to Station Street, with angled public car parking,
laneway tree planting, and a pedestrian link with
residential development on the ground level fronting
the laneway to provide an address as well as casual
surveillance. The laneway would provide a buffer
between the local centre and adjoining residential
development in Stanbrook and Station Streets.

« Development opportunities exist for a consolidated
site providing for development of six storeys in
height on the north east corner of Station Street
and The Boulevarde (164 The Boulevarde - Lots 2
DP 554495, Lot 1, 2,3 DP 231726) with the provision
and dedication of proposed laneways as shown
in Figure 10. Potential for Woolworths service
access to connect with proposed laneways by one
of two alternative options: Option A (connecting
to proposed eastern boundary laneway); and
Option B (direct connection by formalising existing
Woolworths accessway off Stanbrook Street by the
provision of a laneway directly to Station Street).
An additional two storeys (6.5 metres) may be
considered with evidence of design excellence.

«  Progressive upgrading of rear western laneway to

improve visual quality as well as potential for rear
pedestrian access for new residential development
to ensure shop fronts are not broken by stairwell
entries.

+ Toassist in transitioning between an upscaled town

centre and outer lying two storey residential lands,
broader opportunities exist with the residential lands
east of the Fairfield Heights Town Centre and south
along The Boulevarde, which may be appropriate

for higher density residential flat buildings up to

four storeys within the existing R3 Medium Density
Residential Land.

Fairfield Heights Town Centre Urban Design Study - Adopted 27 March 2018

The Woolworths/ Brown Jug Hotel site is a key
opportunity site in the Fairfield Heights centre
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Plaza and public places are limited in and around the
Fairfield Heights centre

Opportunity to reinforce the visual appeal and
character of corner sites

Potential to rethink street design to include trees for
shading, alfresco dining and additional seating will
result in some loss of kerbside parking that could
potentially be regained in other part of the Centre.



6. Urban Framework and Development Strategy

6.1  Urban Design Objectives

Following review of the background material and
analysis of the opportunities and constraints, the
following key urban design objectives for Fairfield
Heights Town Centre have been developed:

Accessibility/Connectivity

« Tocreate arobust, walkable town centre with
accessible services, facilities, open spaces and public
transport connections (bus).

« To provide attractive opportunities and incentives
for future developers through exploring changes to
existing planning and development standards that
would also provide community benefits through the
provision of laneways and public car parking.

Built form and land uses

« To develop a mixed use character with a focus on
residential and opportunities for work, life and play.

« To provide attractive opportunities for future
developers to deliver desired built form and place
making outcomes guided by appropriate bulk
(building footprints) and scale (height of building)

« Toincorporate sustainability practices in urban
design, landscape and building design (e.g. solar
passive design and energy efficiency).

+ To address and improve the interface between mixed
use development sites and adjoining residential land
uses.

Centre vitality and economy

+ Totransform Fairfield Heights Town Centre into an
active, safe and vibrant local centre.

+ Toencourage apartment style living to enliven and
regenerate the town centre and stimulate business
activity.

Civic and open spaces

+  To support place-making in Fairfield Heights Town
Centre to increase local identity, memorable
experiences and sense of place.

+ To provide enjoyable, active, permeable, high quality
public domain and open spaces through social,
cultural and public art elements.

+ To provide attractive opportunities and incentives
for future developers through exploring changes to
existing planning and development standards that
would also provide community benefits through the
provision of public spaces.

+ Toundertake streetscape improvements to
The Boulevarde as the main focus of retail and
community activity.

Housing

+ Tosupport the development of shop-top apartment
style housing/ mixed use development along The
Boulevarde main street, side streets and larger sites.

+ Tointegrate future housing with new or existing
community facilities and open space would provide
community benefits.

Streetscape treatments to create new places fro
people (source Mark Wilson Media)

Human scaled architecture that establishes a sense
of arrival at key corners and intersections

il )

sl R e

= = =
Interactive public spaces provide a variety of
opportunities for community inclusion

A strong relationship between buildings and public
places
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6.2 Urban Design Prmciples +  Safer by Design principles to be incorporated (CPTED
implementation with projects).
To support delivery of these objectives, the following key

urban design principles have been established: *  Appropriate design measures to mitigate noise

impacts associated with Polding Street.

+ Active frontages to mixed use developments required
to The Boulevarde, Stanbrook Street, Station Street,
Karabar Street and Polding Street.

Accessibility / Connectivity

«  Provide for a laneway between Stanbrook Street
and Station Street for vehicular and pedestrian
movement, as well as public car parking. +  Awnings or colonnades for weather protection to all

. . retail uses.
+ Potential for Woolworths service access to connect

with the new laneway if necessary. Public Domain

« Create a central village square focused on the
intersection of The Boulevarde/Stanbrook Street
to provide a ‘community heart’ as a focal point for
social interaction.

Centre vitality and economy

+  Encourage new housing accessible to public
transport services and facilities that will support the

viability of a range of commercial uses within the
town centre. « New development should positively address the

village square with activated shop fronts at ground
level and living areas above ground to encourage
casual surveillance

« Establish appropriate bulk, scale and heights that
will create the residential densities required to
provide a vibrant and active centre and taking into
account local context. +  Allow the Centre to develop with a ‘fine grain’

character retained.

New Development

« New paving, tree-planting and street furniture. L L id ML 3 - S . :

«  Ensure development is consistent with the ) o High quality architectural design that creates a Addressing lane ways with balconies, terraces and
requirements and practices set out in SEPP 65 and +  Support environment and sustainability by tree strong relationship with the street and public realm openings will assist in improving pedestrian amenity
the Apartment Design Guide. planting, landscape and rain gardens. and safety.

«  Continue and reinforce the definition of The Boulev- Community facility
argle with low rise street edge mlxgd use bw‘ldlngs, . Replace ageing community facility (Fairfield
usmg;pper level setbacks to retain pedestrian scale Heights Early Childhood Baby Health Centre) with
and character. appropriate purpose designed new facilities either

«  Establish a sense of arrival with distinctive built form on-site or elsewhere close to town centre.

at the north and south gateways.

"n_FH_ ii

. . f

v| ¢ N  ACoLoR ADD
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Inclusive public places that provide for recreation Soft Iandscaplng elements and alfresco to enhance Interactlve public spaces prowde a variety of A strong relationship between buildings and public
and play vibrancy, shade and walkability opportunities for community inclusion places
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6.3 Urban Framework Plan

Taking into account these urban design objectives and
principles, an Urban Framework Plan has been prepared
to guide future development.

The Plan is focused on The Boulevarde as the main street
with activated retail to ground floor and integrated shop-
top housing generally to 4 storeys with up to 6 or more
storeys in key or strategic locations.

Gateway treatments are proposed to define the north
and south entry points to the Centre.

Public domain initiatives focus on providing a number
of new civic spaces in the core area around Stanbrook
and Karabar Streets and streetscape enhancement
with raised pedestrian crossings and street planting
elsewhere.

New development is to be accessed and serviced from
new laneways and there is the potential for shopper car
parking to be located within the underutilised Ann Street
reservation.

The Plan also identifies the need to investigate new open
space and access provisions to facilitate create greater
social cohesion and accessibility within the Centre.

Interactive and vibrant streetscapes

The desired development strategy for the Fairfield
Heights Town Centre is described as follows:

+ Height of Building along The Boulevarde at 4 storeys
to encourage human scaled higher density mixed
use/ shop top housing development with a three
metre setback on Level 4 to reduce building bulk.

+ Height of Building for properties located at
terminating vistas and key corners at an additional
1-2 storeys.

+  Amalgamation of small lots to create an optimal
built form outcome on sites with sufficient area and
dimensions to provide for at grade or underground
car parking and meet SEPP65/Apartment Design
Guide (ADG) requirements for apartments and mixed
use buildings.

«  Pursue identified opportunities for the establishment
of a Village Square within the heart of the town
centre, on corner sites of Stanbrook Street and The
Boulevarde so as to create a vibrant transition from
suburban centre to a more urban place.

+  Ensure appropriate transition in building heights
between future development within Zone B2 Local
Centre land and adjoining residential development
by restricting the number of storeys in mixed use
developments to 4 storeys, as well as creating
additional buffers for greater heights (e.g. new
eastern boundary laneway and proposed open
space).

"
Upper level setbacks assist in creating human
scaled streets

Development of Northern Gateway
Distinctive architecture, additional
height, signage, landscaping

FOLDING STREET

Encourage redevelopment of
properties for active use street
frontages;

3 storey street wall; k
Setback 3m at fourth floor;
4 storey max height generally; % I
Residential / shoptop to activate <
centre v
'BODALLA

STREET
Support rezoning for higher
residential densities in sites between
Ann St. and The Boulevarde
Potential for open space to be
investigated by Council Ji] ‘
Possible new pedestrian crossing

open space at Karabar St

KA __\-...________J
RABAR S]'REE‘T'
Potential for shopper parking in
Ann St and/or along Rear Lane
Partial or full street closure for new

. . . K,
e o A TR
planting at intersection: f { —_—
Vehicular access to development 4
sites only from rear y

Include laneway enhancement in
Town Centre redevelopment

THE BOULEVARDE

Development of Southern Gateway:-
Distinctive architecture, additional
building heights, signage, land-
scaping

'%I}% Tower Building Potential Development Footprint

'J——" Gateway Building/Signage/ Streetscape improvements

Landcape P .
. .5 Streetscape improvements

Unlikely to change
Recent Development

Pedestrian Link
—> Laneway access
New Laneway

Figure 10.  Urban Framework Plan (Source LFA)

P
&

N

Locations for street tree planting
with rain garden / tree pits
between parking bays

Existing club and carparks
(Private)

Should the hatched sites seek to
redevelop, the height limits will
apply as per heights of Building
Map under section 7.1.2 Building
Height of the Urban Design
Strategy

Preferred options for ‘Central
Heart’ — Village square together
with streetscape enhancement
footpath widening, street trees

Active frontages to new village
square and street

Mixed use and residential above

New laneways to improve site
.,:[ \ permeability and rear access to

properties; May include 45°

r-—6-18 angled parking
4
Possible location for open space
#
4-8 6'8 to be investigated by Council
6-8 l z Mixed use and residential above

A resolution of Fairfield City Council
allows for additional height of up

to 8 storeys for the site known

as 164 The Boulevarde, Fairfield
Heights subject to satisfying design
excellence principles

STATION sTR
S EET | Bus route —>

# Aside from meeting design excellence and addressing amenity impacts on
properties along the southern side of Station Street, to achieve an
accepable transition between the scale of an 8 storey mixed used
development on 164 The Boulevarde (Lots 2 DP 554495, Lot 1, 2, 3 DP
231726) and the adjoining lower building height of two storey residential
development.The acquistion of land on Station Street for local open space is
recommended as an essential strategy to ensure an acceptable transition in
the scale of development.
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6.4  Built form typologies

The following development concepts have been
prepared to provide additional built form detail to
the Urban Framework. These will result in a number
of repeated building typologies throughout the Town
Centre, which are described as follows:

Gateway Corner

Corner buildings (i.e. address two key streets) that
define a key gateway entrance to the Fairfield Heights
Town Centre or which terminates a key vista.

End Block

Corner buildings on minor streets with a stronger
built form element to reinforce the corner.

Mid Block

Buildings that address a single street such as The
Boulevarde and have no secondary street, where
buildings are designed to reflect the human scale.

These areillustrated as Figures 11-13 with preferred
development outcomes for each typology provided
beneath.

The Woolworths/ Brown Jug Hotel site is considered
separately to the broader town centre, however the
application of streetscape principles has been adopted
for that site should be consistent with the broader town
centre. See Section 6.5.

Gateway Corner

End Block

Mid Block

RESIDENTIAL

RESIDENTIAL!
COMMERTIAL

x
RETAIL ACTIVE |
FRONTAGE

AVHING

6 STOREY HEIGHT
CORNER DESIGN
ARTICULATEON

RESIDENTIAL

RESDENTIAL!
COMMERCIAL

RETAIL ACTIVE
FRONTAGE

ANTING

ACTVE FRONTAGE
5% OF LENGTH

BASEMENT
CARPARK

4 STOREY STREETWALL TO BOTH STREETS
ACTIVE FRONTAGE TO BOTH STREETS

REBIDENTIAL

=
RESIDENTIALY
COMMERCIAL

AVHING

RETAIL ACTVE T
FRONTAGE

L
ACTIVE USE 75%

OF STREET —
FRONTAGE

BASEMENT
CARPARK

4 STOREY STREET MAX. HEIGHT

3 STOREY STREET WALL
NG 12.2M 4 STOREY SETBACK M
G 1550 BASEMENT & REAR
AT GRADE PARKING

MINIKIIM SITE WIDTH FOR AT GRAI
MININUIM SITE WIDTH FOR BASEME

Figure 11. ~ Gateway Corner

Gateway Desired Development Outcome
+ 6 storey building addressing both corners with
minimal setback to both street edges.

+  8storeys may be achieved in some locations subject
to design excellence and acceptable amenity
impacts (overshadowing).

«  Architectural feature to address the corner
« Taller building element set back from lane ways.

«  Car parking to be provided in underground
basement and/ or sleeved to allow for ground level
street activation.

« Vehicle access to be obtained from rear laneway or
secondary street where available.
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Figure12.  End Block

End Block Desired Development Outcome

+ 4 storey building addressing both corners with
minimal setback to both street edges.

« Ahigh level of architectural articulation.
+ Taller building element set back from lane ways.

+  Car parking to be provided in underground
basement and/ or sleeved to allow for ground level
street activation.

+ Vehicle access to be obtained from rear laneway or
secondary street where available.

+ Novehicle access to be provided from The
Boulevarde.

Figure 13.  Mid Block

Mid Block Desired Development Outcome

« Total of 4 storeys - 3 storey podium with the fourth
storey set back 3 metres to reduce building bulk.

+ Ahigh level of architectural articulation.

«  Carparking to be provided at grade, in underground
basement. Where at grade parking is proposed it is to
be sleeved to allow for ground level street activation.

+ Vehicle access to be obtained from rear laneway
where available.

+  Minimum site width for at grade car parking is 12.2m.

+  Minimum site width for basement car parking is
15.5m.

« Novehicle access to be provided from The
Boulevarde.



6.5 3D Development Concept

To further explore what some development
opportunities may look like and achieve, a 3D concept

has been modelled for the Fairfield Heights Town Centre.

Future development along The Boulevarde, corner
gateway sites as well as the Woolworths/ Brown Jug
Hotel precinct present an opportunity to build upon and
enhance the existing main street character of Fairfield
Heights.

The model illustrates a potential high level built form
outcome following development options are proposed
for the Fairfield Heights Town Centre. Key characteristics
and opportunities encompassed within the model are
summarised below:

+ Village square at corner of Stanbrook Street and
The Boulevarde secured through public benefit
associated with redevelopment of Woolworth site
and increased development potential in a mixed use
development.

+ Increase residential /shop top housing / to 4 storeys

«  6-8 Storeys for key gateway corners (Polding Street
/ Station Street with additional levels above six
storeys subject to design excellence).

«  6-8 storeys for Brown Jug site (47 Stanbrook Street).
+  Woolworths site redeveloped.
« 690 -775 units with total redevelopment

«  27,785m? of retail/commercial floor space.

6-8 Lower height at edge to Two storey height
reduce amenity impacts limit on adjoining low
i ; : on adjoining two storey and medium density
6-8 housing housing
6-8 : 3
3 22 metres setback
4 between building
edge and eastern
boundary
4
4
4 5
6-8
Four storey height | ]
limit on adjoining i : 2 eC
R4 High Density = 0O 6-8 6
Residential site - * 6
=Saarts 6-8
Two storey height limit on #
adjoining low and medium : : . 4
density housing
4
5 6-8
O ¢
ATesolution of Fairfield City Council - -
allows for additional height of up to 8 iy, 4 C
storeys for the site known as 164 The : AX\O
Boulevarde, Fairfield Heights subject to
satisfying design excellence principles 4
#iAside-from meeting design excellence and addressing =
amenity impacts on properties along the southern side of Gateway building maintained
Station'Street, to achieve an acceptable transition between at 6 storeys to assist in
the scale of'ang storey mixed used development on 164 The transition with adjoining low = Q A
Boulevarde (Lots®2,DP 554495, Lot 1, 2, 3 DP 231726) and to medium density residential >0
the adjoining lower'building height of two sto_fgy,l:esidenti’él development .0 S
development. The acquistion of laD_c:i__Q_n;Stafion Streetifor LA
local open space is recommended-as-an essemt_‘lé___l.stra'tegy to S0 <
ensure an acceptable transition inithe'scaleof development. 2

Figure 14. 3D Concept Model (Source LFA)

Residential Floor

Non - Residential Floor

principles. For 164 The Boulevarde (Lots 2 DP 554495, Lot 1, 2, 3 DP 231726),
addressing amenity impacts on adjoining properties will be required (eg.
overshadowing). Itis recommeded that in order to adequately manage the
transition in height from 8 storey to the adjonining 2 storey residential precinct
on Station Street, the acquistion of land on Station Street for local open space is
essential to provide an acceptable transitional buffer.

- Additional 6.5 metres of height (2 storeys) subject to satisfying design excellence
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6.6 Indicative Yield Analysis

The analysis undertaken has been reviewed and
considered from the following perspectives:

« amenity for residents ensuring units would generally
comply with development standards such as
SEPP65/Apartment Design Guide;

+ economic viability taking into account reasonable
and realistic development yield based on Gross Floor
Areas (GFA); and

« social outcomes such as public spaces and improved
accessibility delivered through a shared benefit
resulting from changes to development standards.

Based on the 3D modelling undertaken, the following
indicative floor space yields have been extracted. The
calculation of GFA for each of the key development sites
within the Fairfield Heights Town Centre is based on the
following assumptions:

« Area calculations are taken from the 3D computer
model. Residential built form are 20m wide in the
model to comply with SEPP65/Apartment Design
Guide.

+  Retail / commercial / office of the lower level/s is
measured at 100% i.e. Gross Building Area (GBA) or
Gross Envelope Area (E=GEA) is the same as GFA.

« Forresidential uses, an ‘efficiency factor’ of 75%
is applied to the GBA to determine the GFA. This
accounts for balconies, articulation, vertical
circulation, setbacks and the like.

«  Anaverage dwelling size of 90m? is then divided into
the GFA to estimate the yield.

Note that all apartment yields are indicative only.

The indicative yields have been prepared to inform
later traffic impacts analysis for the Fairfield Heights
Town Centre which will need to accompany any future
Planning Proposal.

Base Case Whole of Centre - Fairfield Heights - High level approximation only

General site description

Fairfield Heights Town Centre (i.e. B2 zoned land)

Yields

Potential GFA

Overall

Residential (GFA)

Retail/ Commercial (GBA)

89,250m?

62,500m?

26,750m?

No. of apartments (assume 2 bedroom) 90-100m?

625 -695 units

Car parking on site - residential (est) (1.25 per unit)

500 - 560 spaces

General site description

Fairfield Heights Town Centre PLUS additional residential floors for identified Gateway sites

Yields

Potential GFA

Overall

Residential (GFA)

Retail/ Commercial (GBA)

92,850m?

66,100m?

26,750m?

No. of apartments (assume 2 bedroom) 90-100m?

660 -735 units

Car parking on site - residential (est) (1.25 per unit)

530 -590 spaces

Brown Jug Site - High level approximation only

General site description 47 Stanbrook Street
Yields
Base Case Design Excellence
Potential GFA Overall Residential (GFA) | Retail/ Overall Residential (GFA) | Retail/
Commercial (GBA) Commercial (GBA)
16,500m? 10,350m? 6,150m? 17,650m? 11,500m? 6,150m?

No. of apartments (assume 2 bedroom) 90-100m?

105 -115 units

115-130 units

Car parking on site - residential (est) (1.25 per unit)

85-95 spaces

95 - 105 spaces

General site description

160 - 164 The Boulevarde

Yields
Base Case Design Excellence (including additional floors for gateway
element and to Station Street)
Potential GFA Overall Residential (GFA) | Retail/ Overall Residential (GFA) | Retail/
Commercial (GBA) Commercial (GBA)
10,700m? 8,150m? 2,550m? 15,300m? 12,750m? 2,550m?

No. of apartments (assume 2 bedroom) 90-100m?

105 -115 units

125 -140 units

Car parking on site - residential (est) (1.25 per unit)

85-95 spaces

100 - 115 spaces

Fairfield Heights Town Centre Urban Design Study - Adopted 27 March 2018



7. Recommended Planning Framework

7.1  Fairfield Local Environmental
Plan 2013

To realise the outcomes of the development concepts
in Section 6, amendments will be required to the FLEP
2013.

The proposed planning controls outlined for the centre
are based on concepts provided in Section 6.

Additional height (that is, up to eight storeys on
nominated gateway and larger sites) may be considered
where permitted by the LEP and design excellence is
achieved.

It is intended that this study for Fairfield Heights Town
Centre will inform a Council initiated Planning Proposal
to amend the FLEP 2013. It is noted that additional
studies (e.g. traffic) are likely to be required to inform any
future Planning Proposal.

Recommended amendments to the FLEP 2013 are
outlined as follows:

7.1.1 Landuse

The Fairfield Heights Town Centre is zoned B2 Local
Centre and ‘shop top housing’ is a permissible use

with consent. Therefore the current land use zone is
appropriate to achieving the intended outcomes of this
urban design study.

Changes to surrounding zoning on the immediate
periphery of the Fairfield Heights Town Centre is
recommended on nominated sites determined by
Council for the purposes of local open space, with an
area no less than 3,000m?2. Failure to do so may result
in the Planning Proposal not receiving a Gateway
Determination to permit public exhibition without the
matter of open space being resolved.

The District Plan’s Liveability Framework places physical
and mental health and well-being at the forefront as
Greater Sydney transitions from suburban to more urban
places. In the case of Fairfield Heights Town Centre, the
provision of open space is required.

In any event, an increase in development potential for

apartment style housing without required amenity will
result in significant adverse social outcomes impacting
upon health and liveability of future residents.

The proposed Land Use Zoning (LZN) map is illustrated
in Figure 15.

E Neighbourhood Centre

B2 Local Centre
- Commercial Cora
- Mixed Use

- Business Devalopmeant

“ Enterprise Corridor

| E2 Environmental Gonservation

 E3  Environmental Management
_ General Industrial

(IN2 | Light Industrial

E General Residential

R2 Low Density Residential

[IR&] Medium Density Residential

Y High Density Residential

JRET] Public Recreation

'RE2 Privale Recreation

[RUT | Primary Production

'RU2 Rural Landscape

[RUS village
|SP1 | Special Activities
@ Infrastructure
ﬁ— Tourist
W2 Recreational Waterways

Deferred Matter
ki * RE1 Public Recreation
----- “ Investigation by Council

Study Area

Figure 15.  Proposed LZN mapping - No change - Note RE1 Investigation Areas (Source DPE)
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7.1.2 Building Height

The proposed Height of Buildings (HOB) map is
illustrated in Figure 16. Amendment of the Height of
Buildings Map is recommended as follows:

« Increase maximum building height from 9 metres
to 14 metres to allow for a minimum of 4 storeys to
be achieved throughout the Fairfield Heights Town
Centre.

+ Increase maximum building height from 9 metres
to 20 metres on the Woolworth site (176-186 The
Boulevarde), the Brown Jug Hotel site (47 Stanbrook
Street), and the consolidated site on Station Street
(160- 164 The Boulevarde and 132 Station Street) to
allow for up to 6 storeys on those sites.

« An additional provision may be considered under
clause 4.3 for these sites to allow for additional
building height of up to 6.5 metres (two storeys)
subject to achieving design excellence and public
benefits such as provision of:

» new public open space according to the
recommendations of this Urban Design Study for
the relevant site; or

» community facility space or other public benefit
such as affordable housing.

« Introduce a provision under clause 4.3 to allow for

additional building height of up to 6.5 metres on
identified key corner gateway sites as identified

on the Urban Framework Plan, within 20 metres of
the adjacent street corner. This will be subject to
achieving a high level of architectural articulation
and design quality. This provision would apply to the
following corner locations :

» The Boulevarde and Beemera Street (north side of
Beemera/ West side of The Boulevarde).

» The Boulevarde and Station Street (north side of
Station Street/ east side of The Boulevarde) *.

» Polding Street and The Boulevarde (north side of
Polding Street/ east side of The Boulevarde; and
south side of Polding/ east and west side of The
Boulevarde).

# A resolution of Fairfield City Council’s Outcomes
Committee dated 10 October 2017 (Minute 116) allows for
additional height of up to 8 storeys for the site known as
164 The Boulevarde, Fairfield Heights subject to satisfying
design excellence principles. Council at its meeting held on
27 March 2018 adopted the Fairfield Heights Town Centre
Urban Design Study.
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Figure 16.  Proposed HOB mapping (Source DPE)
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7.1.3 Floor Space Ratio

There are presently no floor space ratio controls in

the Fairfield Heights Town Centre. Any future shop top
housing will be required to demonstrate compliance with
SEPP 65/Apartment Design Guide, which combined with
building height limitations is sufficient to ensure massing
will not result in adverse impacts between neighbouring
land parcels.

Therefore, the introduction of floor space ratio controls is
considered unnecessary and is not recommended in this
circumstance.

The proposed (unchanged) Floor Space Ratio (FSR) map
isillustrated in Figure 17.

Figure 17.  Proposed FSR mapping (Source DPE)
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7.1.4 Minimum Site Area

It is recommended that Council introduce a minimum
site area lot size for:

« gateway sites within the Town Centre to ensure both
design excellence and car parking requirements are
met; and

« larger sites where greater height of building
development standard is balanced between the
ability to ensure desired amenity for residents as
well as community benefits that may be derived in
the provision of laneways and public car parking in
the Fairfield Heights Town Centre.

Proposed minimum site area map (CL2) is provided as
Figure 18.

7.1.5 Streetscape Activation

Itis recommended that Council introduce streetscape
activation clause and maps for lots in the Fairfield
Heights Local Centre.

This should be applied to all lots along The Boulevarde
and side streets, particularly where access is available via
arear laneway.

7.1.6 Design Excellence

Should Council consider additional height above that
recommended, this should only occur in circumstances
where design excellence can be demonstrated. In order
to assist in guiding such outcomes, Council may seek to
introduce design excellence clause in its LEP to ensure
development:

« makes improvements to the public domain;

« issuitable to its context and surrounding land uses;

« contributes to the establishment of a high quality
streetscape;

« demonstrates an appropriate relationship with
existing or proposed development on neighbouring
sites in terms of urban form, massing and
architectural articulation (i.e. street frontage height);

« does not detrimentally impact on the adjacent
public domain or any neighbouring property.

Fairfield Heights Town Centre Urban Design Study - Adopted 27 March 2018

Figure 18.

Proposed CL2 mapping (Source DPE)
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7.2 Fairfield Heights Local Business

Centre Development Control
Plan 2013

The following section outlines recommended
development control to be included in the FHLBCDCP
2013. The following development controls should

be introduced to guide incremental development
throughout the town centre.

The recommended controls have been developed to
focus on matters specific to the Fairfield Heights town
centre and do not seek to duplicate the requirements of
SEPP 65/ Apartment Design Guide (ADG) (e.g. building
separation, solar access, building depth and the like).

DCP - Fairfield Heights - Town Centre Wide

Site Identification

Fairfield Heights Town Centre Structure Plan

Development objectives

+  Toimprove the amenity of Fairfield Heights Town
Centre for business, workers, residents and visitors.

+ Toenhance Fairfield Heights Town Centre as a
vibrant place with a diverse range of activities and
destinations.

+ To encourage design excellence for all buildings
which enhance and responds to the local character
of Fairfield Heights Town Centre.

« Toensure a human scale for all development in the
Fairfield Heights Town Centre.

« To provide a diverse range of shops and services in
the Fairfield Heights Town Centre that cater for local
needs.

« To minimise adverse impact and enhance the
amenity of adjacent residential areas.

« Toensure the compatibility of land uses and
minimise land use conflict.

+ To create a unique sense of place through place
making initiatives and urban art.

Development of Northern Gateway

Distinctive architecture, additional
height, signage, landscaping

Encourage redevelopment of
properties for active use street
frontages;

3 storey street wall;

Setback 3m at fourth floor;

4 storey max height generally;
Residential / shoptop to activate
centre

POLBING STREET

Support rezoning for higher
residential densities in sites between
Ann St. and The Boulevarde

Potential for open space to be

investigated by Council

Possible new pedestrian crossing

Potential for shopper parking in

Ann St and/or along Rear Lane

Partial or full street closure for new

open space at Karabar St

planting at intersections

Raise Crossing, blisters and tree “-'

Vehicular access to development

sites only from rear

Include laneway enhancement in

Town Centre redevelopment

Development of Southern Gateway:
Distinctive architecture, additional
building heights, signage, land-
scaping

Tower Building Potential

Legend
Gateway Building/Signage/
Landcape
V///4
G==b
—>
.

Unlikely to change
Recent Development

Pedestrian Link
Laneway access

New Laneway

between parking bays

(Private)

Strategy

square and street

angled parking

# Aside from meeting design excellence and addressing amenity impacts on

properties along the southern side of Station Street, to achieve an
accepable transition between the scale of an 8 storey mixed used

development on 164 The Boulevarde (Lots 2 DP 554495, Lot 1, 2, 3 DP
231726) and the adjoining lower building height of two storey residential
development.The acquistion of land on Station Street for local open space is
recommended as an essential strategy to ensure an acceptable transition in

the scale of development.

Development Footprint

Streetscape improvements

Streetscape improvements

Locations for street tree planting
with rain garden / tree pits

Existing club and carparks

Should the hatched sites seek to
redevelop, the height limits will
apply as per heights of Building
[ Map under section 7.1.2 Building
Height of the Urban Design

Preferred options for ‘Central
Heart’ — Village square together
with streetscape enhancement
footpath widening, street trees

Active frontages to new village

Mixed use and residential above

New laneways to improve site
permeability and rear access to
properties; May include 45°

Possible location for open space
to be investigated by Council

Mixed use and residential above

A resolution of Fairfield City
Council's Outcomes Committee
allows for additional height of up
to 8 storeys for the site known
as 164 The Boulevarde, Fairfield
Heights subject to satisfying
design excellence principles
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DCP - Fairfield Heights - Town Centre Wide

Fairfield Heights Town Centre Structure Plan

All development in the Fairfield Heights Town Centre shall be in accordance
with the Fairfield Heights Town Centre Structure Plan.

Streetscape and Building Design

Articulation and distribution of building height is to be in accordance
with the Fairfield Heights Town Centre Structure Plan.

Buildings facade(s) to be of a high quality and provide visual interest to
the street.

Buildings are to be designed with a high level of architectural detail and
articulation consisting of a variety of materials and form.

Active frontages in the form of commercial, retail or other non residential
uses are to be provided to The Boulevarde and side street edges.

Terraces with direct ground floor laneway access to be incorporated
in residential developments that adjoin the new laneway between
Stanbrook Street and Station Street.

Corner buildings are to be designed to reflect their prominent position
and should be distinctive in their architectural detail.

Additional height may be considered for some corner sites where
permitted under the relevant LEP and in accordance with this DCP.

Active uses are to be provided to a minimum of 75% of the ground floor
frontage to the primary or secondary street.

Provide continuous awnings for all development fronting The
Boulevarde and side streets where appropriate.

Awnings should be parallel to the pavement and be of metal
construction.

Place Making

New public open space in the form of a village square is at the corner
of The Boulevarde and Stanbrook Street. The space should have a
minimum area of 1,200m>.

Widen footpaths where possible to incorporate street planting (i.e.
provide tree blisters between on road car parking spaces).

Overhead timber electrical poles to the east side of The Boulevarde
should be removed to allow for tree growth. Electrical services to be laid
underground and smart poles used for lighting.

Enhance western side pedestrian crossings of side streets. Consider the
inclusion of raised pedestrian crossings to side streets at the corners of

Bodalla Street, Karabar Street, Kihilla Street, Beemera Street (subject to
further detailed investigation).

Consider the partial closure of Karabar Street to create a small plaza
space and slow left in, left out traffic movement (subject to further
detailed investigation).

Vehicle Access and Car Parking

No vehicle access to private property is to be provided from The
Boulevarde.

Vehicle access is to be provided from service lanes where existing or
proposed.

Service areas, substations and refuse collection should not be provided
on The Boulevarde frontage. Where available, such facilities shall be
from rear lanes and secondary street.

Car parking is to be provided in an underground basement, or where
appropriate, sleeved with active uses to main street frontages.

Consider the upgrade and use of Ann Street. Potential for short term
public parking at with one way traffic and angled parking.

Open car parking areas should be landscaped with trees to reduce the
impact of hard paving and summer sun.

Site dimensions

A minimum site width of :

» 12.2 metres for all development proposals with at grade car parking

» 15.5 metres for all development proposals with a one way ramp

to basement or above ground car parking (movement of vehicles
regulated with access control).

Treatment of Rear Laneways

Buildings with lane way frontage are required to ensure a high quality
visual appearance to that frontage.

Fences to rear laneways are to be 1.8m high and set back 1m from the
boundary to allow for landscape enhancements (tree planting along
laneway in accordance with any adopted landscape strategy), temporary
storage of bins for collection, bulk waste items for collection and the like.

Fences to refuse collection / storage areas are to be screened from view
by use of solid fence types.

Fences to retail / commercial back of house areas are to be black
palisade or similar.

Fences to residential rear entries are to be semi-transparent to allow for
privacy and visual surveillance of the laneway.

Safety and Security

+ All proposed development in the Fairfield Heights Town Centre should

be supported by a Crime Prevention Through Environmental Design
(CPTED) study to demonstrate how the development incorporates ‘Safer
by Design’ principles of:

» SURVEILLANCE: Maximise visibility and surveillance of the public
environment. When there are ‘eyes on the street’ or ‘natural
surveillance’ from passers-by, and if public places are overlooked
from adjoining buildings, people feel safer and potential offenders
feel exposed. Natural surveillance is one of the primary aids for crime
prevention.

» ACCESS, MOVEMENT AND SIGHTLINES: Provide safe movement, good
connections and access. People feel more comfortable using public
places that provide well defined routes and clear sightlines (day and
night) so they can see and be seen. Entrances to buildings should be
safe and accessible without compromising security.

» ACTIVITY: Maximise activity in public places. Balancing the needs
of all users of streets and public places is vital so that people feel
comfortable and safe. Encouraging walking increases activity, social
interaction and surveillance in public places and reduces the risk of
crime.

» OWNERSHIP: Clearly define private and public space responsibilities
Clarifying ‘ownership’ of private and public space is important
for improving public safety. Where the ‘ownership’ of an area is
ambiguous, it is often ‘unclaimed’ and can become the focus of anti-
social and criminal behaviour. It is important to encourage residents
to take responsibility and pride in places they use and inhabit.

» MANAGEMENT AND MAINTENANCE: Manage public space to ensure
that it is attractive and well used Well maintained public places
improve people’s perception of how safe a place is and supports
their desire to occupy and use those places. Management programs
to clean, repair and maintain public spaces and private buildings are
vital for community safety and wellbeing.
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Building Type 1 - Gateway Corner

Site Identification

Building Envelope

Setbacks

6 Storey Envelope

RESIDENTIAL

RESIDENTIAL! |
COMMERCIAL

RETAIL ACTIVE
FROMTAGE

AWNING

BASEMENT
CARPARK

8 Storey Envelope
(Subject to Design
Excellence)

RESIDEMTIAL

RESIDENTIAL
COMMERCIAL
3

RETAIL ACTIVE
FRONTAGE |

AWNING

The Boulevarde
Nil to all levels (6 storeys ) within 20 metres of the street corner.

Beyond 20m of the corner, mid block provisions apply.

Secondary (Side) Street
Nil to all levels (6 storeys ) within 20 metres of the street corner.

Beyond 20m of the corner, mid block provisions apply.

Laneway

As per SEPP 65/ Apartment Design Guide.
Adjoining Property

As per SEPP 65/ Apartment Design Guide.
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Building Type 2 - End Block

Site Identification

Building Envelope

Setbacks

ACTIVE FRONTAGE
75% OF LENGTH -

The Boulevarde
Nil to all levels (4 storeys ) within 20 metres of the street corner.

Beyond 20m of the corner, mid block provisions apply.

Secondary (Side) Street
Nil to all levels (4 storeys ) within 20 metres of the street corner.

Beyond 20m of the corner, mid block provisions apply.

Laneway

As per SEPP 65.
Adjoining Property
As per SEPP 65.
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Building Type 3 - Mid Block

Site Identification

Building Envelope

Setbacks

& wid-blocksites

* Gateway/ End
Block Site

RESIDENTIAL

RESIDENTIAL!
COMMERCIAL

AWNING

RETAIL ACTIVE
FRONTAGE

L

ACTIVE USE 75%

OF STREET
FRONTAGE

BASEMENT
CARPARK

MINIMUM SITE WIDTH FOR AT G

MINIMUM SITE WIDTH FOR BASEMENT.CAR PAR

4 STOREY STREET MAX. HEIGHT

3 STOREY STREET WALL

CAR PARKING 12.2M 4 STOREY SETBACK 3M
155M BASEMENT & REAR

AT GRADE PARKING

The Boulevarde

Nil to lower three (3)storeys. Any fourth storey to be set back 3 metres
from the street to reduce building bulk. A rooftop terrace may be
located within the 3 metre setback.

Secondary (side) Street
N/A

Laneway

As per SEPP 65.
Adjoining Property

As per SEPP 65.
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Opportunity Site - Woolworths/ Brown Jug Tavern

Site Identification

Application

Building Envelope

Setbacks

The Boulevarde
Nil to all levels (4 storeys ) within 20 metres of the street corner.

Beyond 20m of the corner, mid block provisions apply.

Stanbrook Street/ Station Street/ Laneway
Nil to all levels (4 storeys ) within 20 metres of the street corner.

Nil to lower three (3)storeys. Fourth storey and above to be set back 3
metres from the adjacent street/ laneway.

Service Laneway (Woolworths)

As per SEPP 65.

Adjoining Property

22 metres setback to accommodate new laneway, landscaping and
car parking.

Building height
+ Taller buildings should be located adjacent to street corners where
permitted under the LEP.

+  With regard to the broader site, where additional height is proposed
subject to design excellence provisions under the LEP, this should be
to the west of the site away from adjoining streets.

Public Open Space

+ Anew public open space (i.e. Village Square) is to be provided within
the site with a minimum area of 1,000m?. Location of this open space
should consider the relationship between existing pedestrian linkages
and proposed new laneway.

Access and Connectivity

« Anew laneway with a minimum width of 13.2m (one way, 45 degree
parking and footpath on both sides) is to be provided to connect
Stanbrook Street and Station Street.

« Laneway should be designed as a share space and cater for access to
pedestrians and service vehicles.

« Residential development (terraces on the first two floors) to address
and access the laneway.
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Residential Floor

Non - Residential Floor

Additional 6.5 metres of height (2 storeys) subject to satisfying design excellence
principles. For 164 The Boulevarde (Lots 2 DP 554495, Lot 1, 2, 3 DP 231726),
addressing amenity impacts on adjoining properties will be required (eg.
overshadowing). It is recommeded that in order to adequately manage the
transition in height from 8 storey to the adjonining 2 storey residential precinct
on Station Street, the acquistion of land on Station Street for local open space is
essential to provide an acceptable transitional buffer.
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