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O 1 OVERVIEW

01.01 INTRODUCTION

Dickson Rothschild has been commissioned to prepare an Urban Design
Report for the site bounded by Forest Road, Durham Street and Roberts
Lane, Hurstville, referred to herein as ‘Landmark Square’.

The site is in a prominent position at the eastern gateway to Hurstville City
Centre. It is currently an isolated site, zoned for industrial uses although
it is adjacent to residential, business, mixed use and special uses zones
and within walking distance of 2 railway stations. With the current zoning
constraining potential outcomes on the site and the site’s inclusion within
the Hurstville City Centre, there is an opportunity to achieve a land use and
built form outcome on the site which is commensurate with its strategic
position within the metropolitan area and its high degree of transport
accessibility.

01.02 DCP NO. 2 AND HURSTVILLE CITY CENTRE
“THE EASTERN BOOKEND OF THE CITY CENTRE”

Hurstville Council’s DCP No. 2 sets out the existing Vision and Urban Design
Guidelines for the Hurstville City Centre. The DCP and Urban Form Study
which underpins the DCP includes the subject site in its “Eastern Bookend”
Precinct but relegates it to retaining its current light industrial use. The DCP
states that the light industrial area is to provide a transition between the City
Centre and the residential areas beyond while protecting the amenity of the
residential areas. However, it is not resolved how a light industrial precinct
could provide a transition between a mixed-use centre and a residential
area from a built form perspective and the suitability of locating industrial
land uses adjacent to residential land uses is not addressed.

The DCP also fails to recognise the suitability of the residential areas to the
east of the City Centre boundary for increased density due to their proximity
to Allawah Station.

01.08 THE PURPOSE AND AIM OF THIS REPORT

This Urban Design Report has been prepared to support the proposed
rezoning of the subject site from IN2 - Industrial to B4-Mixed Use with
increased Height and FSR standards and as such incorporating it fully into
the City Centre vision set out by Council.

This Urban Design Report provides a broad analysis of the site and
establishes the overall vision, principles, potential outcomes and indicative
metrics to support the Planning Proposal to rezone the site via the Gateway
process. Further detailed design will occur through the subsequent phases
of the planning process, which may include a Development Control Plan
(DCP) and/or a Staged Development Application (DA).

Dickson Rothschild

LANDMARK SQUARE | 14-121]29.02.2016



. ____ F"'.E'_.g‘. i

B

Dickson Rothschild

LANDMARK SQUARE| 14-121|29.02.2016




=
»
2
2
=
®)
4
>
2
c
p3)
w
>
z
7
©)
=
(o
d
®)
r4
7

LANDMARK SQUARE | 14-121]29.02.2016 d""“"




=
7
R
)
>
=
o
Z
>
r
c
Py
w
>
Z
72
o
=
(=
=
o
r4
7]

-

- The site

| Town Centre District

[T Train line

R Train stations

m m M4

d“" LANDMARK SQUARE | 14-121(29.02.2016 Alrports




SNOILNTOS NvEadN TVNOILVHIdSNI

10

01 LAND OWNERSHIP

LOT 100

44.25m (ApPIO.)

32.76 m (Approx.)

1028.8 m2
(approx.)

LOT1 - DP172819

SITE AREA DP No. Land Owner
LOT1 - DP225302
LOT101&102 - DP776275 OWNER 1
! el GR CAPITAL
LOT10 - DP621395
LOT1&2&3&4 - DP12517
2 706.8 m2 LOTA - DP372835 OWNER 2
(approx.)
463.9 m2
- OWNER 3
3 (approx.) LOT15 - DP601341
553.4 m2
4 (approx.) LOT1 - DP337499 OWNER 4
805.6 m2
- OWNER 5
2 (approx.) LOT1&2 - DP601341
380.6 m2
6 (approx.) LOTS - DP171179 OWNER 6

OWNER 8
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Artist’s impression, plaza/retail interface concept
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02 SITE CONTEXT
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STRATEGIC PLAN 02
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458 - 460 Forest Road & 1B Pearl Road, 2-2A Barratt St & 22 Woodville Rd, 13-17 Woodville Rd,
Hurstville Hurstville Hurstville

FSR  Building Height FSR  Building Height FSR Buildin Heiht

DCP No. 2 4.77:1 45m DCP No. 2 5.57:1 8 storeys DCP No. 2 4.0:1 5 storeys

Draft LEP 4.5:1 45m Draft LEP 501  40m (12 storeys) Draft LEP 6:01 10 storeys
2011/DCP No. 2 2011/DCP No. 2 2011/DCP No. 2
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21-35 Treacy St, 127-141 Forest Rd, 1-5 Treacy St, 105 Forest Rd & 1A Hill St,

Hurstville Hurstville Hurstville Hurstville
FSR  Building Height FSR  Building Height FSR  Building Height FSR BlIildini Heiiht
DCP No. 2 3:1 4-7 storeys DCPNo.2  3.4:1-481  3-7 storeys DCP No. 2 3.1:1 23m DCP No. 2 39:1 14 storeys
Draft LEP 3.0:1-40:1  15-23m Draft LEP 4.1:1-451 47 storeys Draft LEP 3:1 23m Draft LEP  3.0:1-3.5:1 2,4 &10 storeys
2011/DCP No. 2 (4-7 storeys) 2011/DCP No. 2 2011/DCP No. 2 2011

d‘“‘“"" LANDMARK SQUARE| 14-12129.02.2016

95 Forest Rd,
Hurstville

FSR  Building Height

DCP No. 2 1:1 4 storeys

Draft LEP 2.5:1 23-60m (7-19 storeys)
2011/DCP No. 2
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URBAN DESIGN ANALYSIS | 01
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SITE CONTEXT | ANALYSIS

Qi) Railway

——>» Higher traffic movement

———> High traffic movement
————> Normal traffic movement

> Lower traffic movement
. Bus Station

@ Train Station

02
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SITE CONTEXT | ANALYSIS 02

(I 1 |) Railway

Footpath

N RENE
mssssssss  Through Block Link
Pedestrian Crossing
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SITE CONTEXT | ANALYSIS

SNOILNTOS NvEadN TVNOILVHIdSNI

Public Open Space

Private Open Spac
800m Radius

400m Radius
Railway
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SITE CONTEXT | ANALYSIS 02

B4 Mixed Use
B3 Commercial Core

R3 Medium Density Residential
R2 Low Density Residential

B2 Local Centre

SP2 Infrastructure

RE1 Public Green o7
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03 SITE CONTEXT | HEIGHT

2.10 EXISTING BUILDING HEIGHT

Existing built form in the area is concentrated as compact yet low to
medium rise built form within the core of the city centre with built form
increasing in height but also building separation at the eastern and
western edges of the city centre where the street network becomes less
constrained.

The notable difference in bulk and scale is signalled by the ‘Toga’
development in the west and the ‘East Quarter’ development in the east.

Refer to the Axionemetric view of the city centre adjacent which shows the
character of existing built form in Hurstville. The adjacent plan indicates
the general pattern of existing building heights in the centre.

TOGA

4-18 STOREY!
3 BUILIDNGS

LANDMARK SQUARE | 14-121|29.02.2016

Dickson Rothschild



SITE CONTEXT | ANALYSIS 02

=

Ry :

N R R S
ok

T i'ii'-'i'.'i'.’i‘.';';;;m o
: [ :

P "ﬂEWIllr:IﬂW “IIIIIII..I

ENNNEENERERRNRREENEn; oy ® KEMPT
ERRERRRRRRRRRARERERE rr”-“":r;.,-_-._ PARK
_ gy,

- R I T e i ot Proposal "ﬂ';

Planning

ﬁ'ﬂﬂm e,

ST TTITT P,

Stage 3 Planning
Fmpnsa_i

Town Centre District

B 45-65m height
B 30-45m height
15-25m height

10-15m height
Under 10m height

29
Dickson Rothschild LANDMARK SQUARE | 14-121 | 29.02.2016



SNOILNTOS Nvadn TVNOILVHIdSNI

30

LANDMARK SQUARE | 14-121]29.02.2016 d"’“



d‘“‘““‘ LANDMARK SQUARE| 14-12129.02.2016

SITE CONTEXT | ANALYSIS 02
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- lstorey street wall
I | 2storey

B 3 storey

B 4 storey

B 5 storey

P 6 storey

P 7 storey

I 8 storey
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conTExT ()2

" i-II-’ —— E
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[ .

South side of Forest Road, City Centre ] o North Side of Forest Road, City Centre ‘ ) South side of Forest Road, City Centre East

7 // T

Forest Road Ioking east towards East Quarter, City Centre East Treacy Street as seen from Forest Road East Quarter as viewed from Forest Road
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conTExT ()2

West side of East Quarter West side of East Quarter East Quarter looking down Forest Road towards the west

View of East Quarter from subject site, corner of Durham Street and East Quarter viewed from Forest Road looking south East Quarter viewed from subject site across from Kempt Field
Forest Road

35

Dickson Rothschild

LANDMARK SQUARE| 14-121|29.02.2016



-
7]
=
2
=
®)
r
>
2
c
Pyl
w
>
z
7
©)
=
c
=
®)
r4
7

LANDMARK SQUARE | 14-121]29.02.2016 d"’“




CONTEXT 02

Hurstville Public School viewed from Forest Road

Hurstville Public School viewed from Forest Road

45-51 Forest Road (north of subject site) viewed from near
intersection of Forest Road and Roberts Lane

Kempt Field as viewed from subject site (looking across Durham
Street)

Rear of 'Lin Street dwellings viewed from Roberts Lane, djacent to
subject site
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coNTEXT ()2

subject site viewed from East Quarter forecourt View looking suth from footpath adjacent to subject site View looking north along Forest Road with existing storage
showing existing automotive uses fronting Forest Road and automotive uses visible on subject site.

- e r e 2 _—‘-" “ =
Existing residential building at eastern corner of site

Ly 11 Y o e : Y
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Roberts Lane adjacent to subject site looking north Roberts Lane adjacent to subjec site looking south
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03 OPEN SPACE
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PEDESTRIAN CONNECTIVITY | ()3

SITE
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03 VEHICULAR CONNECTIVITY

KEMPT FIELD
Approx. 31,740m2

Approx. 14,000m2

___________________________
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STREET WALL 03
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03 BUILDING HEIGHT TO MATCH ROLE OF TOWN CENTRE
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KEMPT FIELD
Approx. 31,740m2

48



Dickson Rothschild

LANDMARK SQUARE| 14-121|29.02.2016

49



50

LANDMARK SQUARE | 14-121]29.02.2016

Dickson Rothschild



-
»
=
3
=
o
r
>
-
c
o
@
>
z
7
o
=
c
=
(©)
Z
(7

Dickson Rothschild
d LANDMARK SQUARE| 14-121|29.02.2016




Option 1

aa,_.a._..g._.;a;,%

13 STOREYS
L2-12 RESIDEMNTIAL
[

LANDMARK SQUARE | 14-121]29.02.2016 d""“"

28 STOREYS
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OPTIONS TESTING | STRATEGIES

28 ETOREYS
L2211 HOTEL
BUILDING B - TOTAL 13 STOREYS L12-27 RESIDEMTIAL
3 STOREY PODILM

- RETAIL {GROUMD FLOOR)
- HOTEL (LEVEL1-2)

—— 24 STOREYS

i oA = LEVEL 3 mﬁ1maegjsmﬁm '———_________- L2-23 RESIDEMTIAL
3 STOREY PODILM APAROX. TOP FL 122 -
- RETAIL {GROUMND FLOOR)

- HOTEL [LEVEL1-2)
LEVEL 3-11 RESIDENTIAL
LEVEL 12-16 HOTEL

"y
g

-
S R T S ,
l"—---.._______ - DOUBLE HEIGHT RETAIL | 5.6 RESIDENTIAL
Baan - LEVEL 2-18 RESIDENTIAL —
e | T b APPROX_ TOP RL 122

[ARRRNNNAN

5 STOREYS
L2-4 RESIDENTIAL

Option 2 Option 3
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OPTIONS TESTING | ANALYSIS

4.02 OPTION 1

Option 1 provides a network of small open spaces distributed throughout
the site as follows:

e Plaza 1 - small plaza a centre of Forest Road frontage fronted by
hotel and retail space.

e Plaza 2 - North facing landscape plaza at northern edge of site
fronting Hotel Port Cochere and creating landscape buffer to
schools across Forest Street.

e Plaza 3 - Medium sized plaza fronting Durham Street and breaking
the streetwall within the streetscape.

* Courtyard - interior courtyard at eastern portion of site
With the exception of Plaza 2, each open space is connected by a
series of arcades or open air pedestrian links across the site. Plaza 2
is connected to other open spaces by footpath rather than within the
interior of the site. The configuration of open spaces also takes into

account existing land ownership patterns. A service lane bisects the site
connecting Durham Street and Roberts Lane.

ADVANTAGES

The advantages of the decentralised open space strategy are as follows:

* Open space is used to break down bulk and scale at both major
street frontages;

* Open spaces take on the character of “outdoor rooms”or pocket
parks;

e A variety of characters can be achieved with each open space
having a different aspect and size;
DISADVANTAGES
The disadvantages of the decentralised open space strategy are as
follows:

* QOpen spaces are not large enough for functions, markets, or
events;

» Several of the open spaces overshadowed in mid-winter;

* Proposed community centre does not have direct visibility from the
street

o4

24 STOREYS
L2-11 HOTEL
L12-23 RESIDENTIAL

|\
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Il

7
7

\
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28 STOREYS
L12-27 RESIDENTLIAL

111
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¥
§ "
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13 STOREY

OPTIONS TESTING | OPTION 1 SITE PLAN 04

24 STOREY
L2-11 HOTEL
L12-23 RESIDENTIAL

28 STOREY
L2-27 RESIDENTIAL

b STOREY
L2-5 RESIDENTIAL

L2-12 RESIDENTIAL
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OPTIONS TESTING | OPTION 1 INDICATIVE GROUND FLOOR PLAN

CALE 1:800

ickson Rothschild
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OPTIONS TESTING | OPTION 1 INDICATIVE LEVEL2-3 PLAN
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OPTIONS TESTING | ANALYSIS

4.03 OPTION 2

Option 2 centres around larger consolidated open spaces with direct
access to winter sun as follows:

Plaza 1 - Large plaza of approximately 2,000 m? with green space
fronting Forest Road.

Plaza 2 - Small plaza of approximately 200 m2 across from Hurstville
Public School at corner of Forest Road and Roberts Lane

Plaza 3 - Small entry plaza at intersection of Durham Street and
Roberts Lane.

Courtyard - interior courtyard at eastern portion of site.

With the exception of the Plaza 2, each open space is connected by an
uninterrupted east-west pedestrian link. North-south linkages are situated
a regular intervals in the form of retail arcades.

ADVANTAGES

The advantages of the decentralised open space strategy are as follows:

Plaza 1 is large enough to support community events, festivals,
markets and other programmed activities.

Larger open spaces have access to winter sun with Plaza 2 having
solar access from 9 to 3 and at least 50% of Plaza 1 having solar
access from 10:30 a.m. in mid-winter.

Community Centre is directly visible from Durham Street.

Community Centre directly abuts two of the proposed open spaces
(Plaza 2 and Courtyard).

Small surface car park for community centre, makes access easy
and creates a safe drop off/pick up area.

Views to the community centre are also possible from Forest Road
through the east-west pedestrian link.

Pedestrian link not interrupted by service lane.

Plazas reduce extent of built form to Roberts Lane and thus minimise
impact of bulk and scale.

Residential lobbies are directly accessed from the street.

Bulk and scale of towers distributed among 5 towers, reducing
impact of bulk and scale.

DISADVANTAGES

The disadvantages of the consolidated open space strategy are as
follows:

Less activation of Roberts Lane

Reduced direct retail activation of Forest Street due to large size of
Plaza 1.

BUILDING B - TOTAL 19 STOREYS
3 STOREY PODIUM
- RETAIL [GROUND FLOGR)

- HOTEL [LEVEL12)
BUILDING A-TOTAL 18 STOREYS D ENTIAL
3 STOREY PODIUM APPROX. TOP RL 122

- RETAIL {GROUND FLOOR]
~HOTEL [LEVEL1-2)
LEVEL 311 RESIDENTIAL
LEVEL 17 - HTEL FUNGTION BUILDING C - TOTAL 19 STOREYS
APPROX. TOP RL 11895

Dickson Rothschild

LANDMARK SQUARE | 14-121]29.02.2016



THE PROJECT | OPTION 2 SITE PLAN 04

BLNLDENG A - TOTAL 18 STOREYS
4 STOREY PODILINE
- RETAIL [GROUMND FLOOR)
-HOTEL (LEVEL1-2)
LEVEL 311 RESIDEMTIAL
LEVEL 12-16 HOTEL
LEVEL 17 - HOTEL FUNCTICN
APPROYX. TOP RL 19855

ELNLDENG B - TOTAL 13 STOREY-S
3 STOREY PODHLINS
- RETAIL (GROLUND FLOCR)
-HOTEL [LEVELS-Z)
LEVE 3 CHILD CARE & RESIDEMTIAL
LEVEL4-18 RESIDENTIAL
APPROX. TOP RL 122

BLNLDENG C - TOTAL 13 STOREYS
2 PODIUMS

- DIUJBLE HEMGHT RETAIL
- LEVEL 2-16 RESIDEMNTIAL
SPPRON. TOP RL 122

KEMPT FILED
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OPTIONS TESTING | OPTION 2 INDICATIVE GROUND FLOOR PLAN
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OPTIONS TESTING | OPTION 2 INDICATIVE LEVEL 2-3 PLAN

DUHAM STREET

KEMPT FILED

EAST QUARTER

7-20 STOREY
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OPTIONS TESTING | ANALYSIS

4.04 OPTION 3

Option 3 is based on a large internal courtyard similar in character
to the “Toga’ development at the western bookend of the city centre.

* Plaza - Hotel Plaza across from Hurstville Public School at
corner of Forest Road and Roberts Lane
* Courtyard - Large interior courtyard at the centre of the site.
The central courtyard is connected to Durham Street via a pedestrian

link and a service lane. Itis connected to Forest Road via an arcade
lined by retail and hotel uses.

3.01.01 ADVANTAGES
The advantages of the decentralised open space strategy are as

follows:

* Greatest extent of active retail frontages to Forest Road and
Durham Street.

e Community Centre has frontage to Durham Street and
courtyard

* More traditional perimetre block typology
3.01.02 DISADVANTAGES
The disadvantages of the consolidated open space strategy are as
follows:

* Lease activation of Roberts Lane

e Courtyard is overshadowed in mid-winter

* Tower footprints larger and buildings bulkier within the street
to achieve same FSR as Option 1 and Option 2.

* Bulk and Scale is pushed towards the edge of the site and
closer to adjacent sites increasing visual impacts.

28 STOREYS
L2-11 HOTEL
L12-27 RESIDENTIAL

——
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28 STOREYS
L2-11 HOTEL
L12-27 RESIDENTIAL

24 STOREYS
L2-23 RESIDENTIAL
»
»
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7 STOREYS u
L2-6 RESIDENTIAL
~
5 STOREYS B
L2-4 RESIDENTIAL N _
I PR
B R
M _—
N i
N
—
N
—
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24 STOREYS
L2-23 RESIDENTIAL
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L2-6 RESIDENT
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THE PROJECT | OPTION 3 SITE PLAN 04

28 STOREYS
L2-111 HOTEL
L12-27 RESIDENTIAL

2 STOREYS
L2-1 4 RESIDENTIAL

2 STOREYS
L2-1 4 RESIDENTIAL

f STOREYS
L2-16 RESIDENTIAL

24 STOREYS 5 STOREYS @

L2-1 23 RESIDENTIAL L2-14 RESIDENTIAL
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OPTIONS TESTING | OPTION 3 INDICATIVE GROUND FLOOR PLAN
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OPTIONS TESTING | OPTION 3 INDICATIVE LEVEL 2-3 PLAN
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OPEN SPACE

COMBINED HOTEL AND RESIDENTIAL

TOWER

PLAZA

MIXED USE (RETAIL PODIUM WITH

RESIDENTIAL TOWER)

Dickson Rothschild
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URBAN DESIGN STRATEGY |VISION

COMMUNITY FACILITY

COURTYARD
HERITAGE
= = = g Vehicular Access Points Given the anticipated functions on the site at
Hotel A Poi ground level there will be multiple retail
- otel Access Folnts access points throughout the entire site, from
= = = 3 Residential Access Points Forest Road, Duham Street and internally

within the site.

INDICATIVE GROUND FLOOR PLAN
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HOTEL CAR PARK
ENTRY/EXIT

HOTEL CAR PARK

SERVICE ENTRY/EXIT

RESIDENTIAL CAR

RESIDENTIAL CAR PARK

INDICATIVE LOWER GROUND PLAN
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URBAN DESIGN STRATEGY |VEHICULAR ACCESS
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URBAN DESIGN STRATEGY | PEDESTRIAN ACCESS

R SRR

INDICATIVE GROUND FLOOR PLAN
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OPEN SPACE

COMBINED HOTEL AND RESIDENTIAL
TOWER

MIXED USE (RETAIL PODIUM WITH
RESIDENTIAL TOWER)
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URBAN DESIGN STRATEGY | LAND USE

INDICATIVE GROUND FLOOR PLAN
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5.04 BUILT FORM

The key factor in the organisation of built form on the site is to maintain a
scale within the street which does not adversely impact pedestrians while
achieving increased density on the site, mitigating shadow impacts and
achieving adequate building separation and residential floor plates in

accordance with SEPP 65.

OBJECTIVES

The objective around built form are

to maintain a ‘human scale’ to the street

Achieve compatiblity with the existing and desired future character
of the area

to increase the prominence and amenity of publically accessible
spaces

achieve a high level of residential amenity

to create a landmark character to built form.

Allow for retention of heritage buildings

Maintain sunlight to plaza

BUILDING A - TOTAL 18 STOREYS
3 STOREY PODIUM
- RETAIL {GROUND FLOOR)
- HOTEL 1-2)

APPROX. TOP RL 11835

BUILDING B - TOTAL 19 STOREYS
3 STOREY PODIUM
- RETAIL {GROUND FLODR)
i 12)
LEVEL 3 CHILD CARE & RESIDENTIAL
LEVELA-18
APPRON. TOP RL 122

BUNLDANG C - TOTAL 13
2 FTOREY PODIL

STOREYS

-y

f
‘—----_..-._'.. ! .

Massing Diagram, Bird’s eye view from Forest

Artist’s impression, Forest Road frontage
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URBAN DESIGN STRATEGY | BUILT FORM 05

BLALINNG A - TOTAL 18 STOREYS

BLAILING B - TOTAL 13 STOREYS
3 STOREY PODIUMS

- RETAIL (GROUND FLOOR)
- HOTEL {LEVELI-2}
LEVEL 3 CHILD CARE & RESIDENTIAL
LEVEL4-18 RESIDENTIAL
APPROX. TOP RL 122

AT | KEMPT FILED KEMPT FILED
EAST QUARTER EAST QUARTER
T-20 STOREY | 7-20 STOREY
DEVELOPMENT DEVELOPMENT

INDICATIVE SITE PLAN
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4.05 HERITAGE

e it is noted that the proposed LEP controls and recommended
design guidelines allow for the retention of the Heritage List Scout
Hall. This is achieved through the following:

* Maintaing a low scale street wall

e gsetting back tower forms from the street

* strategic placement of north-south and east-west pedestrian links.
A Variation on Option 2 has been prepared which retain the Scout Hall.
Generally, the built form of Option 2 is such that the Scout hall would
be intergrated with the proposed pedestrian network and that the 1
storey character of the scout hall with its vaulted ceiling and pitched roof

would be compatible with the scale of the proposed built form within the
streetscape.

Refer to the figures on the following page.

Existing scout hall building
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Dickson Rothschild



05

URBAN DESIGN STRATEGY | HERITAGE

INSPIRATIONAL URBAN SOLUTIONS

INDICATIVE GROUND FLOOR PLAN
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Proposed Hurstville LEP 2012 Development Standards Maps

Proposed Floor Space Ratio development standard

Total FSR 5:1

(base FSR 3.5:1 with bonus 1.5:1 FSR for community infrastructure

and tourist and visitor accomodation (hotel))

Dickson Rothschild
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" Maximum Floor Space Ratio (n:1) \

=

D Area A - Refer to Clause 4.4

PROPOSED DEVELOPMENT STANDARDS

Proposed Maximum Building Height development standard

06

Maximum Building Height (m)
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