Bayside Local Planning Panel 18/02/2020

architectus:

) S% tre Group
eg19, 2019

Prepared for
Date: Decemb

n

/)
Sl
D
J<
qu!
®)
R )
7P,
®
L1}
O
D
i
P,
=

Urban Contéxt Report

“ E

ltem 5.2 — Attachment 3




Bayside Local Planning Panel

18/02/2020

Architectus Australia Holdings Pty Lid

ABN 90 131 245 684

Hominated Architect
Managing Director
Ray Brown
NSWARE 6359

Adelaide

Lower Ground Floor

57 Wyatt Street

Adelaide SA 5000

Austraha

T +61 88427 7300
adelaide@architectus com au

Melbourne

Level 25, 385 Bourke Street
Melbourne VIC 3000

Australia

T +61 39429 5733

F -61 3 0429 8480
melbourne@architectus_ com.au

Perth

QW1 Upper Plaza West
250 51 Georges Terrace
Pearth WA 60

Australia

T +61 89412 8355
perth@architectus com.au

Sydney

Level 18, MLC Centre

19 Martin Place

Sydney NSW 2000

Austraha

T +61 2 8252 B400

F <61 2 8252 8600
sydneyFarchitecius.com.au

architectus com.au

Item 5.2 — Attachment 3

Froject and report

Westfield Eastgardens

Date December 18, 2019
Client Scentre Group
Document no. architectus local\DFS\Projects| 180438 .00

Werzion and date issued

Iszue A (Draft to client - WIP) - 04/11/19

Approved by. Michele McSharry

Issue B (Draft to client ) - 08/11/19

Approved by Michele McSharry

Izzue C {Revised draflt to client ) - 211119

Approved by Michele MeSharry

Izsue D (Final 1o client ) - 28/11/19

Approved by Jane Fresman

Iszue E (Final to chent ) - 1911219

Approved by, Greg Burgon

Report contact Michele McSharry
Senior Assocate, Urban Dezign
This report is considered Approved by

a draft unless signed by a
Director or Frincipal

Ny

505



Bayside Local Planning Panel

18/02/2020

Contents

Item 5.2 — Attachment 3

Executive Summary

1

Introduction

11 Project Background
1.2 Key Objectives

1.3 Options Tested

Planning Context

21  Strategic Contexl

Analysis & Findings
31 Site Analysis

3.2 Opportunities ancd Constraints

Developing the Master Plan
41 Master Plan Vision

4.2  Urban Design Principles

4.3  Evolution of Design

10

13
14

17
18
22

Ow » N O

Proposed Master Plan

51 The Master Plan

52 The Master Plan - West Precinct
53 The Master Plan - East Precinct

54 Landscape Strategy
55 Architectural Character, Materials and Finishes
56 Westfield Drive interface / activation strategy

Testing and Assessment
6.1  View Impact Assessment

6.2 Overshadowing Assessment
Conclusion & Recommendations
1 Conclusion

72 Recommendations

Appendix

63
64
g2

105

106

108

m

Assessment of revised proposal against Bayside Council's

independent review of previous planning proposal

Appendix

19

Council Approved Plan for 130-150 Bunnerong Rd, Pagewood

Appendix

Indicative GFA distribution breakdown as per the concept

reference scheme

123

506



Bayside Local Planning Panel 18/02/2020

Executive Summary

The Westfield Eastgardens
vision is to transform into

a vibrant, mixed use town
centre accommodating an
improved arrival experience,
enhanced retail, leisure, and
new commercial office towers
integrated into an active civic
plaza, and connected to

an enhanced bus terminus.
There is the opportunity

to improve accessibility,
connect better with the
community, create jobs and
strengthen the economic
role of the centre, in line with
its recognition as a strategic
centre.

Urban Context Report | Westfield Eastgardens | Architectus
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Prepared on behalf of Scentre Group who operate,
manage and co-own the Westfield Eastgardens
Shopping Centre with Terrace Tower Group, this Urban
Context Report seeks to update the Planning Proposal
which was initially lodged with Bayside Council

in March 2018, and amended in March 2019. It
responds to the comments made by the independent
consultants whom the Council commissioned to
review the Planning Proposal.

This document identifies the opportunities and
constraints of the site, outlines the project vision and
urban design principles, presents a merit based and
cohesive master plan and describes and assesses
the revised master plan for visual impact and
overshadowing impacls.

Proposed amendments to the original
Master Plan

- Retain the landscape buffer around the centre;

- Lower the height of the proposed commercial tower
and move it away from the street, onto the retail
podium to reduce it's visual and overshadowing
impacts and improve the transition to the
neighbourhood;

~ Make a focal point to the entry with a new public
plaza integrated with the bus terminus;

- Continue the street wall established by the Meriton
site to the north with an appropriate building height
transition to the proposed commercial buildings;

~ Establish a datum for higher buildings that relates
to heights on the Meriton site:

- Reconsider the orientation of the future stage
development along Bunnerong Road to fit within
the established street wall and podium tower
typology and to improve the amenity of the future
buildings.

Architectus | Westheld Eastgardens | Urban Context Report
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The revised master plan proposes a number of key amendments from the
initial lodgement in March 2018

.........

Proposed amendment (o Planning Proposal

Proposed heights in metres

Building heights (in metres) as per
approved Meriton plans, dated 7/8/15

Potentiad future built form {excluded
from proposed FSR)

Amendments sought in previous
Planning Proposal lodged March 2018:

FSR-1.7:1
Height - Part 34m / Part 70m

Zoning - no change

Amendments sought in the revised
Planning Proposal:

FSR - 1.8:1

Height - Part 34m / Part 40m / Part
59m / Remainder: no change at 25m

Zoning - no change

Key features of the revised Master
Plan

- A new commercial building up to a height of 59
metres, relocated and modified to reduce the visual
impact and bulk;

— A new publicly accessible plaza fronting
Bunnerong Road which is defined by active ground
floor uses and provides direct vertical connections
to a bus interchange split over two levels;

- The previously proposed 20 storey (70 metre)
building on the corner of Wentworth Avenue
and Bunnerong Road is replaced with an iconic
lower 8-10 storey commercial building {40 melre
maximum height);

- Provides for future mixed use development in the
north-eastern comer of the site, as part of a master
plan for future development:

- Retains the previous proposal for the expansion of
the retail area and new rooftop garden within the
level 2 carpark footprint and western end of the
centre fronting Banks Avenue.

~ Provides a strategy for improving pedestrian
connectivity from the neighbouring Pagewood
Green development by Meriton,
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This section establishes the
background, purpose and objectives of
the Urban Context Report as it supports
the Planning Proposal
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11 Project Background
Overview , . _

The Applicant seeks to initiate the preparation of an
Prepared on behalf of Scentre Group who operate, amendment to the Botany Bay Local Environmental
manage and co-own the Westfield Eastgardens Plan 2013 (BBLEP) as it applies to the Site. This
Shopping Centre with Terrace Tower Group. this Report is intended to assist Bayside Council {the
Urban Context Report seeks to update the Planning “Council”} in preparing a Planning Proposal to amend
Proposal which was lodged with Bayside Council in the planning controls at the Site in accordance with
March 2018, and amended in March 2019. It presents  Section 3.33 of the Environmental Planning and
a cohesive and integrated scheme that responds to Assessment Act 1979 (EP&A Act).
the comments made by the independent consultants
whom the Council commissioned to review the March  This Planning Proposal focuses on improving the
2018 and March 2019 submissions. Scentre Group arrival experience and public offer at each end of
has worked collaboratively with Council in amending the existing centre. It proposes new mixed-use
and updating the planning proposal to ensure thatthe  commercial development at the eastern end of the
proposal responds to the previous comments, and centre, and a food, beverage and entertainment
that the master plan is aligned with Council's vision for  precinct al the western end. An expansion to the retail
the site and expeclations of the community. floorspace and car parking numbers is also proposed.
The site is located at 152 Bunnerong Road, The proposal also sets out a strategy for improving the
Eastgardens, NSW 2036, approximately 8km south of  pedestrian flow along Westfield Drive between the site
the Sydney CBD. It is situated between Sydney Airport  and the neighbouring Pagewood Green development
at Mascol, and the coastal areas of South Coogee, being constructed by Meriton.
Maroubra and Malabar.

In addition, this Planning Proposal illustrates an
The legal description of the site is Lot 1 DP1058663 indicative built form response to the north-eastern
and the site has a total site area of approximately cormer at the Bunnerong Road frontage to help
9.3ha. The shopping centre was officially opened guide Council's LEP review process. It is proposed
in October 1987 and extended and refurbished in that this development will be fully developed within
2002. Itis a fully enclosed, multi-level major regional a future stage of works, allowing additional land
shopping centre anchored by Myer, Big W, Coles, uses to add vibrancy to the centre such as student
Target, Woolworths, Kmart and features over 250 accommodation.
specialty stores.
No significant upgrade works have been undertaken
at the centre since 2002 which is well outside the
typical 10 year redevelopment cycle of shopping
centres to remain relevant to their communities. In
2018 Scentre Group became a co-owner ol the cenlre
by purchasing 50% from Terrace Tower Group.
8
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1.2 Key Objectives

Proposed Vision and Objectives

The Westfield Eastgardens vision is to transform into
a vibrant, mixed use town centre accommodating

an improved arrival experience, enhanced retail and

leisure, and new commercial office towers integrated
into an aclive, civic plaza connected to an enhanced
bus terminus.

There is the opportunity lo improve accessibility,
connect better with the communily, creale jobs and
strengthen the economic role of the centre, in line with
its recognition as a strategic centre under the Eastern
City District Plan.

With the addition of commercial office and future
mixed use, the sile will ranscend its role in the
community from a traditional shopping centre to a
become a "Living Centre’ - a morning to evening
activity hub where the community can fulfil its daily
needs and be inspired by new opportunities and
experiences.

Scentre Group uses the description of a Living Centre
because ils retail destinations are transitioning to
places where the community come to gather and
socialise, be enterlained, dine. access services and
experiences and shop

Architectus | Westheld Eastgardens | Urban Context Heport
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The retail expansion will be a response to the
changing customer expectations and lifestyle needs.
The growth in consuming expenences versus goods
sees the opportunity for new dining, entertainment,
leisure, fitness and services retail. Further, the leakage
of fashion sales to online and the Sydney CBD
demonstrates an existing product gap in the fashion
retail offer that can be filled for the growing population
in South East Sydney.

Centred above a civic plaza, a commercial
employment hub will be a new destination for local
businesses and residenls to establish a workplace
that enjoys the amenity of retail and dining with the
accessibilily of 12 bus routes, convenient nde share
and end-ol-trip facilities. Westfield Eastgardens will
play a leading role in delivering the Strategic Centre
actions in the East District Plan.

To complete the vision, two future development
buildings have been shown as part of a cohesive plan
for the Bunnerong Road street address. It is Scentre
Group's intention that these will form parl of a fulure
planning scheme that will explore additional land use
for the site in the form of student accommodation

or hotel development that further diversify the site
and support the growth of the Randwick Health and
Education precincl.

Key elements of the Vision include:

- To expand and modernise the retail offer, including:

— Create a next generation fresh food market;

- Reconfigure the existing food court to an
external orientation with views to the golf course;

~ Develop a new rooftop dining. entertainment,
and leisure precinct;

- Expand the existing cinema;

- Develop a new international mini-major fashion
miall;

— Relain the existing mall axis; and

— Provide new uses to meet the needs of the
local community such as a gym, childcare and
potential medical services,

- To provide a new A-grade commercial building to

accommodate a range of office uses, which will
assist future employment growth and job creation
at the centre;

- To provide a new multi-use commercial building
containing flexible floorspace to accommodate
polential office. health and wellbeing practices, and
civic service uses;

- To enhance the bus terminus and passenger

experience;

- To improve pedestrian accessibility, amenity, safety

and permeability;

- To creale a beller civic entry from the east by
rearranging bus and taxi access, along with
enhancing the public domain;

- To improve the exiernal interfaces and quality

of the streetscape around the centre including
accessibility lo the centre from the neighbouring
Pagewood Green development by Meriton; and

- To retain exisling car parking provision and provide
additional parking appropriate for the expansion of
the centre.

This proposed expansion of the centre responds o a
range of factors, which include:

— The densification and gentrification of the trade
area:

— The popularity of the existing fresh food offer;

- The demand for fashion retail by residents in
the trade area that is currently being fulfilled at
shopping destinations outside the trade area;

- To leverage off the existing strategic bus route links
via the bus inlerchange and terminus at the site;

— To satisly the shopping centre renewal cycle, in a
situation where there have been no upgrades to the
cenire in over fifteen years, whilst other competitors
are reinvesting in their shopping centres;

- To provide opportunity for a greater level of
commercial floor space in close proximity to
the bus interchange, given the identificalion ol
Eastgardens-Maroubra Junction as a ‘Strategic
Centre’ within the draft Eastern City District Plan.

- To facilitate a modern precinct which can
accommodate future growth, including the
potential for student accommodalion or a holel lo
support the investment in the Randwick Health and
Education collaboration area.
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1.3 Options Tested

Master plan testing

A number of options were tested before arriving at the
preferred option. The model images below illustrate
the various options lested and a summary of the key
opportunities and constraints they present.

Previously submitted option Reduced option 1

Key Features

- Tower location retained, height reduced.

- Maximum height: 51m.

- Incremental commercial GFA: 25,000sgm.

- Selback from street boundary (varies 13-20m).

Key Features

- Maximum height: 70m.

- Incremental commercial GFA: 34.800sqm,

- Setback from street boundary (varies 13-20m).

Opportunities

- Proposed commercial floorspace is viable and Opportunities
meets market desire for ~1,200 sqm regular -~ No additional overshadowing to primary private
floorplates. open space of rear yards of the 5 houses on

- The commercial precinct has good street presence Wentworth Avenue in focus (i.e.. DCP compliant).
and good view prospects, - Overshadowing to the frontyards of the 5 houses

in focus on Wentworth Avenue is substantially

Constraints reduced.

- Overshadowing impacts to 5 dwellings on the
southern side of Wentworth Avenue (244-252) was
considered to be unacceptable, and as such the
scheme was redesigned to improve overshadowing
impacts to the 5 dwellings in focus,

Constraints

- Tiered floorplates are ineflicient and present a
challenge for location of lift core to subdivide a
floor into multiple tenancies.

- Loss of 9.800sgm GFA (-28%) makes this option
not viable.

~ Does not visually signal the commercial precinct,

10 Urban Context Report | Westfield Eastgardens | Architectus

Item 5.2 — Attachment 3 513



Bayside Local Planning Panel

18/02/2020

Options Tested

Architectus | Westheld Eastgardens | Urban Context Report
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Reduced option 2

Key Features

- Tower location rotated 90 degrees, height reduced

- Maximum height: 33m

- Incremental commercial GFA: 12, 500sgm.

— Setback from street boundary (varies - minimum
35m).

Opportunities

- Zero overshadowing to front yards of the 5 houses
on Wentworth Avenue in focus.

~ Greater setback off street reduces visual impact,

Constraints

- Loss of 22,300sgm GFA (-64%) makes this option
not viable.

- Wasted opportunity to deliver the objeclives of the
District Plan for a key commercial zoned site.

Preferred Option

Key Features

- Tower location rotated 90 degrees, height reduced

~ Maximum height: 59m.

- Incremental commercial GFA: 27, 300sqm

- Setback from street boundary (varies - minimum
35m).

Opportunities

- Overshadowing to the frontyards of the 5 houses
in question on Wentworth Avenue is subslantially
reduced

- Loss of 7.500sgm GFA (-22%) impacts feasibility
but is considered reasonable in order to achieve no
additional overshadowing to the rear yards of the 5
buildings in focus on Wentworth Avenue

- Sufficient height to create variety of form on the
comer and visually signal the commercial precinct.

~ Greater setback off street reduces visual impact,

— Generally maintains target floorplate of 1,200sgqm
and ability to subdivide floors.
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Planning Context

This section outlines the strategic context
and aspirations for the site within the
Greater Sydney Region Plan and as part
of the Eastgardens-Maroubra Junction
Strategic Centre under the Eastern City
District Plan.

architectus
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21 Strategic Context

A Metropolis of Three Cities - The
Greater Sydney Region Plan

Released in March 2018, the final version of the Region
Plan ensures land use and transport opportunities
develop more equitably across Greater Sydney.

The Region Plan conceptualises Greater Sydney as a
metropolis of three ‘30-minute’ cities and is presented
with the District Plans to reflect the most contemporary
thinking about Greater Sydney's future. The site is
located within the broader ‘Eastern Harbour City', as

identified in ‘The Greater Sydney Region Plan’ to the right.

The Region Plan sets the vision and strategy for
Greater Sydney, to be implemented at a local level
through District Plans. For the first time, the Plan
has been prepared in conjunction with the NSW
Government's Future Transport 2056 Strategy and
informs Infrastructure NSW's State Infrastructure
Strategy providing full integration of land use,
transport and infrastructure planning.

The Region Plan is underpinned by four key pillars
which outline specific objectives to be achieved. The
four pillars include:

Infrastructure and Collaboration
Liveability

Productivity

Sustainability

An assessment of the Planning Proposal against the
relevant objectives of the Region Plan is provided
within the Planning Report prepared by Urbis.

Item 5.2 — Attachment 3
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Eastern City District Plan
Eastern City District Plan

Released in March 2018, the final version of the
District Plan is a 20-year vision that provides strategic
guidance on the economic, social and environmental
growth in the Eastern City District of Greater Sydney.
The District Plans have been prepared to align the
Region Plan and the detailed planning controls for
local areas.

The District Plan sets out priorities and actions for
the development of the Eastern City District. which

includes the LGAs of Bayside, Burwood, Canada Bay.

Inner West, Randwick, Strathfield. the City of Sydney,
Waverley and Woollahra.

This plan indicates that the site is proposed to be
within the Eastgardens-Maroubra Junction Strategic
Centre. Within Planning Priority E11. it states that the

centre has a large relail catchment and opportunities
to link the two centres along a corridor of activity
should be investigated.

Priorities for the Eastern City District

Growing investment, business opportunities and
jobs in strategic centres;

Providing services and social infrastructure to meet
people’s changing needs;

Fostering healthy, creative culturally rich and
socially connected communities;

Growing investment in health and education
precincts and the Innovation Corridor; and
Providing housing supply, choice and affordability,
with access to jobs and services.

Urban Context Report | Westfield Eastgardens | Architectus
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As required by the EP&A Act, the District Plan:

- Provides the basis for strategic planning in the
District, having regard to economic, social and
environmental matters;

- Establishes planning priorities that are consistent
with the objectives, strategies and actions of the
Region Plan: and

~ ldentifies actions required to achieve the planning
priorities.

The "Actions No.48' for the centre are identified as the
following:

- "Strengthen Eastgardens-Maroubra Junction
through approaches that:

a protect capacity for job targets and a diverse
mix of uses to strengthen and reinforce the
economic role of the centre

b. extend and investigate additional economic
activities to connect Eastgardens and
Maroubra Junction and complement the
existing aclivities

c. leverage future public transport connections in
the south east and west of the District

d. encourage provision of affordable housing
to support the nearby health and education
facilities and employment lands

e, promote place making initiatives to improve the
quality and supply of public spaces, promote
walking and cycling connections and integrate
with the Green Grid

f.  improve public transport connections, and
walking and cycling between Eastgardens-
Maroubra Junction and Randwick.”

Itis clear from the above actions that significant
growth is expected within the centre over the plan
period and given its new status as a "Strategic Centre’.

The Plan outlines the jobs targets for the various
centres including Eastgardens-Maroubra Junction as
illustrated in the table to the right titled ‘Central District
Job Target.

Architectus | Westheld Eastgardens | Urban Context Report
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Central District Job Target

Centre 2016 2036 2036
Estimate  Baseline Higher
Target Target

Eastgardens 6,900
Maroubra

8,000 9,000

These job targets are intended to provide guidance
to Councils and government agencies as to the likely
scale of employment growth, whilst also helping

to inform land use and infrastructure planning. The
reason a range is provided is to account for varying
economic conditions, and the higher growth scenario
would reflect further investment in the centres.

The expansion of Westfield Eastgardens is proposed
to provide approximately 64,800 sqm additional GFA
(total 164,200 sgm GFA) and will assist in meeting
these higher growth scenario job targets identified by
GSC.

The Economic Impact Assessments that accompany
this Planning Proposal identify that the proposal will
generate an estimated additional 900 - 1,100 jobs
(full-ttime and part-time) within the retail expansion and
some 950 - 1,200 jobs as part of the new commercial
buildings. This will significantly contribute to meeting
the job targets set out in the District Plan.

Allied to the proposed jobs targel within the Eastern
City District Plan, are the five-year housing targets
which are based upon the District’s dwelling need and
are said to provide an opportunity to deliver supply.
This is broken down into Local Government Areas
(LGAs), The table below sets out this housing target:

Five Year Housing Target

Area 2016-2021 Housing
Target

Bayside LGA 10150

Eastern City District Total 46,550

- The Bayside Council LGA has the second highest
housing target of the LGAs in the Eastemn City
District after the City of Sydney. and represents
almost a quarter of the new dwelling target for the
District. This demonstrates that the Greater Sydney
Commission views Bayside LGA as a location
which can accommodate significant population
growth, the consequence of which is that other
services and facilities would need to be expanded
to support this growth. This includes the provision
of adequate retail floor space and offer to meet the
needs of local residents and new office space to
support employment growth.

- Furthermore, the former BATA site adjacent to
Westfield Eastgardens will contribute to this increase
in residential population within the local area. The
site is being developed by Meriton and is being
marketed as ‘Pagewood Green'. The site extends
to approximately 16ha, with the first 10ha already
benefiting from consent for some 2,200+ dwellings,
which are now being delivered. The completed
site is expected lo yield approximately 3800
dwellings. This will create a new resident population
immediately adjacent to the shopping centre,

Other Land Uses

The master plan proposes future stage development
that will add additional uses to the centre to enhance
vibrancy and diversity. Two of these potential land
uses that are appropriate for the site include:

Student Accommodation

There is an absence of a specific direction for Student
Accommodation in the strategic plans, however,
Action 48 of the District Plan encourages provisions
of affordable housing in sirategic centres to support
the nearby health and education facilities and
employment lands. Although not explicit, atfordable
housing could allude to “student housing” as student
housing is defined as a boarding house under SEPP
{Affordable Rental Housing) 2009. The District Plan
also highlights the need for a diversity of housing
supply.

- About 9% of the Hillsdale-Eastgardens population
are tertiary students

~ About 3.4% of the Bayside LGA population are
tertiary students

- The site is in close proximity to UNSW with frequent
bus connections.

Hotel Accommodation

There is an aspiration to double the overnight visitor
expenditure to NSW by 2020 (Visitor Economy
Taskforce, 2012) to be located close to tourist
destinations, business facilities and transport
gateways.

For Eastgardens, the proximity to haspital, University,
port and airport present multiple sources of demand
for overnight accommodation. Also, a business case
is currently being prepared for a new cruise ship
terminal that would be in close proximity to any future
hotel accommodation at Eastgardens,

Future Public Transport Improvements

A key basis of development intensification for stralegic
centres are to leverage existing and proposed
transport infrastructure.

- Westfield Eastgardens benefits from
accommodating an existing major bus terminus
which provides over 12 different bus routes
that connect with Sydney Airport and other
metropolitan/strategic centres including Sydney
CBD, Randwick, Green Square. Mascot, Bondi
Junction and Burwood. A comerstone of the
proposal is locating new commercial office
development with an enhanced bus terminus.

— Eastgardens and Maroubra Junction are located
along a future “city shaping corridor™ — a high
capacity. high frequency public transport route
providing access to Sydney CBD by 2056.

~ Rapid bus has been earmarked for investigation in
the 0-10 year time period, while light rail extension
to Maroubra Junction / Metro train link to the south
east is sel for a 10-20 year lime period.

- Itis noted that as Maroubra Junction is largely
already developed, there is greater potential
for Eastgardens to capitalise on this south-east
transport corridor and provide higher densities as
part of transport-oriented urban renewal,

518



18/02/2020

Bayside Local Planning Panel

519

ltem 5.2 — Attachment 3



Bayside Local Planning Panel 18/02/2020

architectus

3 Analysis &
Findings

This section provides a succinct analysis
of the site conditions and outlines the
opportunities and constraints that the site
presents.

Item 5.2 — Attachment 3 520
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31 Site Analysis

Westfield Eastgardens is dedicated
as the commercial core within the
local planning conlext. The site

has an important role to play in
meeling the objectives of this land
use, ensuring a wide range of retail,
business, office, enterlainment,
community and other suitable land
uses are provided to meet the needs
of the local community.

The site is bound by busy roads to the south ancl east
and well served by public transport with an existing
bus terminus and lay-over area on site. Bus routes run
along Bunnerong Road to the east and Westfield Drive
to the north and connect with Maroubra Junction,
Bondi Junction, UNSW and the City.

There are a variety of land uses surmounding the
shopping centre, including industrial, residential and
open space. Sydney airport is located only a short
distance to the south-west of the site while the heavy
industrial areas ol Porl Botany and the Bolany Industrial
Precinct are located to the south and west of the site,

In terms of the immediate surroundings, to the north
of the site is a former inclustrial area comprising the
former British American Tobacco (BATA) sile which

is now owned by Meriton who has planning consent
for new high density residential apartments. These
new apartments are currently under construction with
Stage 1 well underway and Stage 2 having received
Galeway approval and recently exhibited. To the south
of the site beyond Wentworth Avenue is the Hensley
Athletic Field and an area of 1-2 storey detached

._-‘ \
Legend ]'.I
Edusation

dwelling houses accessed from Denison Streel. Bonnie
Doon Golf Course is situated to the west of the site,
whilst further low density residential areas are localed
lo the east between the site and Maroubra Junclion.
Other uses in the general area include the University

of New South Wales and a large hospital precinct,

W
[ B2 Local Centre™

I 83 Commercial Core®*
Mariton multi-residential
= development

 Openespace | recreation

4KM to Little Bay
4.5KM to La Perouse

\
] Light induslrfal
HEW Department of
=== Housing owned resdential
== Busstops II'.
"Randwick LEHFNL‘

including the Sydney Children’s Hospital, the Prince of " Bomny Bap LEE20T)

Wales Hospital and the Royal Hospital for Women, in The site is the only area zoned B3 Commercial Core within the sirategic centre @' 0 P 150 225 300
Randwick, 17500 L 1 i 1 1
1% Urban Context Report | Westheld Eastgardens | Architectus
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Site Analysis

While the external interfaces of the
shopping centre are largely inactive
with little pedestrian amenity,
opportunities exist at each end of
the east-west mall axis to enhance
the arrival experience and provide
hubs of activity, while improving the
amenity and safety along the other
edges.

The Westfield Eastgardens shopping centre occupies
a site which is bounded by Wentworth Avenue to

the south, Bunnerong Road to the east, Westfield
Drive to the north and Banks Avenue to the west. The
centre provides some 84, 400sqm of Gross Leasable
Area (GLA) which accommodates approximately
70.500sgm of retail floor space (excluding cinemas,
banks and travel agents efc.), along with some
5,000sqm of office floor space and a 723-seat cinema
complex. supported by over 3.100 car parking spaces.

The total consented Gross Floor Area (GFA) for the
site is currently 100,926sqm {following DA14/123),
although the full extent of this floor space has not yet

been developed.

The adjacent diagram highlights existing vehicular
and pedestrian movement into and around the site, as
well as the character of streetscapes and significant
building entries which contribute to pedestrian
amenity and access.
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Bunnerong Road

Primary role -
Maijor arterial road connecting Anzac Pde at
Kingsford to La Perouse in the south with bus stop
and pedestrian entry to shopping centre

Key characteristics -
3 lanes of traftic in both directions

- 1-2 storey detached residential on eastern side
opposite shopping centre, high density residential
on western side, north of the site

- Bus stop for routes 391 to Railway Square, 392,
and X92 to City, and 400 to Bondi Junction

- Primary pedestrian entry to shopping centre at bus
stop

Wentworth Avenue

Primary role -
Major arterial road including heavy vehicle route
(RMS dangerous goods transit route) and car park
access to shopping centre

Key characteristics -
3 lanes of traffic in both directions

- Planted median strip and vegetated verges makes
significant contribution to streetscape quality
Existing vegetation buffer provides visual screening
and mitigates scale of shopping centre
1-2 storey detached residential on southern side
multi-level car-park on northern side
Narrow footpaths and conflict with car-park and
bus driveways impacts on pedestrian amenity

Urban Context Report | Westfield Eastgardens | Architectus
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Site Analysis

Banks Avenue Westfield Drive

Primary role -
Service road / loading for shopping centre

- Connecting pedestrians to the centre from the new
Meriton multi-residential development

Primary role -

— Local road running parallel to Bunnerong Road
on western side of shopping centre with popular
car-park access point at roundabout due to
convenient access to ground level fresh food retail

Key characteristics
Interfaces with new Meriton multi-residential
development to the north
Loading docks and inactive fagades along northern
edge of shopping cenlre, and screened podium
car-parking of Meriton ¢
Bus stop for routes 301-310

Key characteristics -

- Secondary pedestrian entry to shopping centre
Edged by golf course on west
Major vehicle entry point facilitated by heavily used

roundabout
- Loading dock entry point

development

Some pedestrian use, particularly at the eastern

Y

and western ends, away from the loading area in

lhe centre

- Low private vehicle use, some cycle use
Issues with some private vehicles using road as
rat-run

— Limited solar access due to Meriton towers o the
north

Architectus | Westheld Eastgardens | Urban Context Report €
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3.2 Opportunities and Constraints

Opportunities and Constraints

In understanding the site characteristics and issues, the following
opportunities and constraints were identified for the site.
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Public transport Pedestrian movement Vehicle access and parking
— Opportunity to upgrade bus terminus experience - Opportunity to introduce an active pedestrian - Ramps to existing above ground parking are required to be
and promote public transport usage. focused plaza at the eastern entry integrated with maintained, particularly on the north side, where they serve
- There is a logical node for future public transport bus terminus. the predominately north-east catchment to the centre.
connections at the eastern end of the sile (potential - Opportunity to improve the pedestiian experience - However, there is improvement to tratfic flow with the
rapid bus, light rail. or Metro). at the western end of the site. introduction of controlled parking to improve efficiency of
- Opportunity to improve the amenity of footpaths traffic flow at entries and exits and to better manage legibility
leading to entry points to the centre. of car space vacancies (introduced December 2018).

~ Improve car-park circulation and use dynamic signage of
available spaces lo priorilise entries that are located away
from pedestrian areas.

- Opportunity to screen new vehicular ramping

- ltis essential that appropriate ramp access to the carpark
on levels 3 and 4 of the centre is maintained as this area
provides 45% of current car parking spaces and this
percentage will increase as the proposed roof mezzanine
levels are added.

— The design will include improvements to facilities and
accessibility with a view to minimising dependence on
private vehicles and car parking. Whilst car parking will be
increased. the final provision will be resolved at DA slage
based on occupancy modelling of the existing car park and
a development overlay.

22 Urban Context Report | Westfield Eastgardens | Architectus
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Opportunities and Constraints

Loading and RMS dangerous goods route

- Eslablished loading docks are consolidated along
Westfield Drive. These support the supermarkets
and department stores located on the northern
side of the centre, and specialty shop loading
throughout the centre, and cannot be removed or
relocated.

- The RMS dangerous goods transit route runs
along Wentworth Avenue and down Denison
Street to the Botany Industrial Precinct, The facade
to the Wentworth and Denison intersection is
recommended to be solid core to protect from a
dangerous goods incident.

Architectus | Westheld Eastgardens | Urban Context Heport
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Developable land

- There is an opportunity lo ulilise land around
the perimeter of the existing centre for new
development and aclivation. Areas without
development or parking areas that can be
demaolished are opportunily sites for new podiums
and lowers.

- Portions of the site occupied by existing

development are constrained from accommodating
new development as they do not have structural or
logistical polential to accommodate new built form
on lop ol exisling structures,

- There is the opportunity for new built form to

interface with the street and create an improved
address and pedestrian experience.

Green Buffer

— The existing green bulfer provides significant visual
and ecological amenity to the site.

- There is an apportunity to extend and enhance the
landscape experience in and around the centre,
bwilding on the original vision of Eastgardens as a
garden-focused place.
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Developing the
Master Plan

In developing the master plan, we
established a specific set of principles
and a project vision which have guided
the development of a robust master plan
approach

architectus

528



Bayside Local Planning Panel

ltem 5.2 — Attachment 3

41 Master Plan Vision

Creating a

Living Centre

Eastgardens is thinking beyond retail. With the
addition of commercial and future mixed use, it will
transcend its role as a traditional shopping centre
and become a living centre — a morning to evening
community hub where people can fulfil more

of their daily needs. And with over 12 different

bus routes and convenient ride share facilities,
Eastgardens is accessible to the local community.

18/02/2020
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Master Plan Vision

An Arrival

A reimagined front door at both
the easlern and weslern ends

of the centre will reconnect the
centre with its local context and

growing community

A Place to Connect

A ‘third place’ between work
and home with day and night
activation. A town-centre
providing opportunities for
impromptu meeting and
socialising as well as a setting
for special occasions against
the backdrop of a landscaped
urban oasis with district views

Architectus | Westheld Eastgardens | Urban Context Report
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A Place to Work

A new workplace offer will
provide A-grade commercial
office and innovative
co-working start-up space
located above the upgraded
bus terminus and civic plaza
The precincl will create jobs
close to homes and strengthen
the diversity and economic role
of the centre

Convenient, Walkable
and Connected

Located on a highly
connected transport hub, the
centre presents a renewed
accessible and walkable focus
for Eastgardens-Maroubra
Junction

A Place to Live and
Learn

As part of the mixed use
vision, a future education and
accommodation component will
support the evolving Randwick
Health and Education Super
Precinct, and enrich the community
around Eastgardens. Services
calering to the everyday needs of
students will add depth to the retail
and entertainment offer
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4.2 Urban Design Principles

A number of urban design principles have been developed which respond to the key issues
and concerns raised through engagement with Bayside Council and those identified within

the independent review of the previous planning proposal.

1. Destination hubs at each end linked by a central spine

- Sireel facing buildings and active frontages to
create a new presence for the centre.

- New address points to enhance the arrival
experience and outward presence of lhe centre.

- Anew plaza at the eastern end of the existing
spine to create an attractive focal point
connecting lobbies. shop-fronts and community
uses with a strengthened transport node

- Afresh food retail, dining and entertainment hub
at the western end which enjoys views out over
adjacent green space and city skyline beyond.

Item 5.2 — Attachment 3

2. Entries
- Ensure that all new buildings have entries at
ground level from the public domain,
— Ensure that building lobbies are clearly visible
and accessible from the public domain.

3. Activate corners

- Improve the centre presence with externalised
funclions and a greater publc interface with the
street on the corners of the site.

- Engage with the neighbouring context through
improved interfaces and pedestrian access.

- Conceal new servicing, blank walls, car-parking
elc. with active comers.

Urban Context Report | Westhield Eastgardens | Architectus
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Urban Design Principles

4. Defined street functions

- Westfield Drive to continue essential loading
function. Direct pedestrians to the eastern and
western corners of the site.

-~ Wentworth Avenue 1o have a focus on parking
access and egress: maintain vehicular entries,
exits and external ramping and landscape
buffer.

- Bunnerong Road to be the main public transport
and pedestrian interface with a sunken bus
interchange for south-bound buses, a pull-in
bay for northbound buses, and a shared-way for
shared mobility drop-off (Uber, taxi, kiss&ride)
focused around a pedestrian plaza.

- Banks Avenue to have a pedestrian and
landscape focus, de-prioritise car park
movements in favour of pedestrian access
and shared mobility drop-off, with a visual
connection to the golf-course.

Architectus | Westheld Eastgardens | Urban Context Report
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5. Heights to relate to adjacent context

- Low level street wall fronting Bunnerong Road to
make an appropriate transition to the adjacent
residential neighbourhood.

— Taller built form (up to 59 metres) set back
behind the street wall,

- lconic commercial building {up to 40 metres)
marking the corner of Bunnerong Road with
Wentworth Avenue.

6. Strengthen green buffer

- The existing green buffer aligns with the original
vision for Westfield Eastgardens.

— Retain and strengthen green buffer along
Wentworth Avenue, Bunnerong Road corner
and Westlield Drive.

- Extend the landscape experience inside the
centre.
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4.3 Evolution of Design

Key Design moves developed following engagement with Bayside Council

Revitalise Each End

Expand the centre at the eastern and western
ends and within the southemn car park where
the external interface with the surrounding
context can be improved and impact to
existing retail tenancies can be avoided.

Create Active Arrival Hubs

Revitalise the eastern front door entry with
externalised retail, an active new plaza, and
improved integration with the bus terminus
and taxis over two levels. The western front
door is also proposed to be revitalised with an
expanded entertainment and leisure precinct
complete with an accessible rooftop.

30

Item 5.2 — Attachment 3

Reconsider Previous Planning Proposal

The previous planning proposal lodged

in March 2018 sought approval for new
development up to 70m for the full frontage
of Bunnerong Road, and new development
fronting Banks Avenue and along Wentworth
Avenue with a 34m maximum height
provision,

A Defined Front Edge

Rotate proposed built form (future stage)
and push further back onto the podium
to complete the urban block and create a
more viable east-west oriented footprint.
Align heights to relate in context to the
strategy adopted by the adjacent Meriton
development

Retain Vegetation Buffer

Ensure that new development implements
appropriate front and side setbacks to retain
the existing green vegetation buffer which

is highly significant in providing visual and
ecological amenity to the site,

Activate the Corner

Define the street with an iconic new corner
building thal transitions in height from the
adjacent Meriton residential neighbourhood
and supports commercial and/or medical
and civic uses and active ground floor uses
fronting the public space.

Minimise Impact of Tower and Car Park

Push the proposed commercial tower further
back onto podium with grealer setbacks and
a slimmer east-west footprint to minimise its
visual and overshadowing impacts. Provide
provision for potential future multi-level car
parking on top of the existing car parking,
setback from the existing building edge.

Complete the Street Wall Condition

Future development at the north-eastern
corner of the sile (future stage) would
complete the street block, relate in

height to the adjacent Meriton residential
neighbourhood and provide further activation
and definition of the public space.

Urban Context Report | Westfield Eastgardens | Architectus
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Evolution of Design

Built form justification  Why height is proposed for Westfield Eastgardens

1 A strategic centre should
maximise employment and

services for a growing population

in appropriate locations

- Avariely of employment opportunities ensure jobs

growth for the centre, particularly in office jobs.

- The role of the Eastgardens-Maroubra Junclion as

outlined within the Eastern City District Plan is to

protect capacity for job targels and a diverse mix
of uses to strengthen and reinforce the economic
role of the centre; leverage future public transport

connections: and promote place making initiatives.
- Job targets for the Eastgarcens-Maroubra Junction

strategic centre = 1,100 to 2,100 additional new
jobs by 2036.
- Limited oppartunity for commercial office

redevelopment within the Maroubra Junction local

centre under the current controls and block sizes,
and given previous residential development that
makes redevelopment not feasible.

- If approved, this planning proposal has the
potential to generate an additional 900-1,100 new
retail jobs (full-time and part-time) and 950-1,200
new commercial office jobs.

Central District Job Target

Height is focused around a
transport interchange

The cluster of height at the eastern end is served
by multiple bus routes, and an inlerchange
accommodated within the proposal.

Bus routes run along Bunnerong Road to the east
and Westfield Drive to the north and connect with
Maroubra Junction, Bondi Junction, UNSW and the
City.

Discussion and preliminary feasibility studies have
been undertaken for the CBD to South-East light
rail route to be extended with a stop at Bunnerong
Road, although nothing has been confirmed. Any
future extension will have the potential to provide
further transport options at this interchange.

Within the Strategic Plans, the Eastgardens and
Maroubra Junction are located along a future “city
shaping corridor” - a high capacity, high frequency
public transport roule providing access to Sydney
CBD by 2056. Rapid bus has been earmarked for
investigation in the 0-10 year time period, while light
rail extension to Maroubra Junction and a Metro
train link to the south east is identified for a 10-20
year time period

Centre 2016 Estimate 2036 Baseline 2036 Higher
Target Target
Eastgardens-Maroubra  6.900 8,000 9,000

Architectus | Westheld Eastgardens | Urban Context Report
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The site will read as distinct from
the Meriton Pagewood Green
development

— A variety of building types, uses and scales will

dislinguish the proposal al Westlield Easlgardens
as a clear mixed use town centre, distinct from the
Meriton residential precinct.

The area is changing. The Merilan high density
residential precinct (cumrently under construction) is
developing new residential lowers up lo 20 sloreys
in height {about 68 melres above ground level). The
proposed development on the Westfield site will
relate in scale to the adjacent developmenl, and

sit below the taller Meriton towers (the proposal for
Westlield Easlgardens has a maximum height of 59
melres above ground level),

A clear focal point for the town centre is created

on the Bunnerong Road frontage of the Westfield
site by the variety of proposed land uses and
active pedestrian plaza above the improved bus
interchange.

The proposed height looks
acceptable

Proposed building heighls are in conlext with those
approved on the Meriton sile, and look acceptable
in the context of the strategic centre.

The maximum tower height proposed at Westfield
Eastgardens (59 metres) is below the maximum
height being delivered at the Meriton sile (68
metres).

The proposed tower is sethack a minimum 35
melres from the sireet boundary which miligales
the visual impact from the edges.

The edge buildings proposed along Bunnerong
Road step down in height to relate to the
mid-scale street wall height being delivered at the
neighbouring Meriton development. The proposed
buildings along the Bunnerong Road and
Wentworth Avenue frontage step up in height to 40
metres lo mark the prominent comer.

The wide road reserve dimensions of Bunnerong
Road and Wentworth Avenue creates an
appropriate buffer / separation to the low scale
residential neighbourhood across the road.

The upper levels of the proposed tower step down
to the south to ensure overshadowing impacts to
adjacent dwellings is reasonable.

an
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Evolution of Design

Built form justification  Why height is in the locations proposed

To mark the corner and create a

prominent streel address

- Highest form located on top of the existing centre
on the corner but set back above the podium to
minimise impact to its neighbours. Proposed for
commercial offices, this prime location will create
an appropriale commercial address with good
exposure and a dedicated address / entrance at
ground level.

— Lower scale iconic circular building proposed to
further mark this important corner. The proposed
building transitions in height from the adjacent
Meriton site and supports commercial and/or
medical and civic uses and active ground floor
uses fronting the public space.

3 To integrate with retail planning

- The proposed tower is difficult to accommodate
above the existing retail majors, or along the
primary circulation spine around which the centre
has evolved and which its whole movement
network is structured along.

PRI . s &> Padestrian entry

Proposed Level 1 plan (bus interchange below plaza)

Item 5.2 — Attachment 3
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Proposed view from south-east

- The proposed location of the 59 metre tall
commercial tower is also positioned to allow the
base of it to be sleeved by specialty retail with
lobby access off the publicly accessible plaza.

S €&—> Padestrian entry
Proposed Level 2 plan (plaza level at Bunnerong Road)

To activate the plaza with retail
and lobbies addressing the
public domain

Retail and lobbies will form a cluster of activity
along the proposed new plaza and internal street.
The proposed new buildings have all been
positioned to allow their lobbies to have a clear and
legible street address off the internal street.

Any further tower setback from the podium facing
the plaza {than what is currently proposed)

would have no address point and pose issues

for wayfinding within the precinct with its access
landing in the retail shops or car park.

To ensure generous setbacks
to mitigate visual and
overshadowing impacts

- The proposed taller commercial tower will be set

back a minimum of 35 metres from the southern
boundary. This is to reduce visual impacls and
ensure that existing residential properties along
Wentworth Avenue still achieve a minimum of 1
hour solar access to at least 50% of their frontyards
in mid winter between the times of 9am to 3pm.
This is in excess of current DCP requirements.
The circular comer building is proposed to

have upper level setbacks to also reduce the
overshadowing impact.

The proposed building setbacks are effective

in ensuring thal any visual impacts from the
surrounding streets are mitigated.

The entrance to the shopping centre sits at the
midpoint of this new street.

In between each of these enltry points, fine grain
retail and specially retail is proposed lo further
activate the internal street and new plaza area.
Proposed new non-retail uses to Westfield
Eastgardens are to be accessible outside of centre
opening hours. Locating the non-retail uses at the
edges of the site ensures that this is possible and
creates out-of-hours activation.

Urban Context Report | Westfield Eastgardens | Architectus
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Evolution of Design

Key changes to planning proposal

In developing the revised Master Plan proposal,
key attention was given to:

the quality of the public domain at ground level and
opportunities to provide street level activation;
opportunities to externalise some of the retail
functions and improve the interface with the
surroundings;

investigation of appropriate locations for
commercial floorspace in tower form;

creation of an active street wall condition along
Bunnerong Road;

ensuring appropriate built form setbacks to
maintain a comfortable relationship to the adjacent
context and an adequate vegetation buffer;
improved pedestrian entry points integrated with a
safer and more legible cannection to the bus and
taxi drop-off/pick-up;

future development potential at the north-eastern
comer of the site.

The revised Master Plan:

retains the proposal for the expansion of retail area
and new rooftop garden al the western end of the
centre fronting Banks Avenue;

retains the proposal for the future provision of
adequate car parking on site and expansion of
retail area along the southern half of the centre;
retains the proposal for a new commercial building
up to a reduced height of 59 metres, and modifies
the proposed massing to reduce the perception

of building bulk and relocates it to a more suitable
location deeper into the site;

proposes a new publicly accessible plaza fronting
Bunnerong Road which is defined by active ground
floor uses and provides direct vertical connections
to the bus interchange split over two levels;
replaces the previously proposed 20 storey (70
meltre) building on the corner of Wentworth Avenue
and Bunnerong Road with a new lower iconic 8-10
storey commercial building (40 metre) marking the
comer;

retains provision for future development in the
north-eastern corner of the site, but rotates the
previously proposed massing to a more viable
east-west facing orientation (this forms part of a
future stage of development).

Architectus | Westfield Eastgardens | Urban Context Report
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Diagram adapted from Previcus Planning Proposal by Terrace Tower Group, Scentre Group and Woods Bago!

Proposed amendment to Planning Proposal

Amendments sought in previous
Planning Proposal lodged March
2018

FSR-1.7:1
Height - Part 34m / Part 70m

Zoning - no change

Amendmenls sought in the revised
Planning Proposal

FSR - 1.8:1

Height - Part 34m / Part 40m / Part
59m / Remainder: no change at 25m

Zoning - no change

Legend
@ Proposed heights in metres
Building heights (in metres) as gar
approved Mariton plans, dated 7/8/15

- Potential future bullt form (excluded
from proposed FSR)
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5 Proposed
Master Plan

Based on the vision and principles
established for the site, we have developed
a staged master plan, with a focus on the
renewal of the eastern end of the centre
and the interface with the Bunnerong Road
address.

ltem 5.2 — Attachment 3 538
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51 The Master Plan

A new front door
to Westfield Eastgardens

The master plan delivers:

EE

+64,800sgm of new
commercial core GFA
including retail, A-grade
office, innovative
co-working space

gym, childcare, &
medical services

=)

An upgraded

bus terminus with
additional capacity
and improved
experience for the 12
bus routes servicing
the site

ltem 5.2 — Attachment 3

fol

Expanded retail
and an upgraded
entertainment and
lifestyle offer with a
rooftop garden.

o

950 - 1,200
commercial jobs

900 - 1,100
retail jobs.

A new front door o
Bunnerong Road
and Banks Avenue,
each with their
own purpose and
character.

O

A response to the
wide range of mixed
use amenities and
services desired

by the growing
community beyond
the 9-5 workday.

i

Externalised retail
interfaces to a
new civic plaza
and evolving
neighbourhood

©

Future development
opportunity

for student
accommodation and
services to promote
vibrancy, innovation
and support

the Randwick
collaboration area.
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The Master Plan

An urban oasis

Western address

The western end will be a retail, dining and
entertainment destination.

- The existing fresh food offer will be recreated as a
vibrant marketplace

- A series of vertically landscaped terraces will offer
new restaurants and eateries rising up through the
building to an expanded cinema complex that will
anchor additional entertainment options. Stairs and
escalators from street level will promote a vibrant
destination that can trade into the evening for the local
community.

- Landscape will be a focus of the precinct, visually
connecting with the golf course and providing a
variety of interactive green spaces from ground to
roof-lop for shoppers, diners and movie goers to
enjoy.

— The applicant has held an international expression
of interest for experienced operators to run an urban
farm on the rooftop. and this will be explored in more
detail as the design and planning progresses.

Legend
€ = 3 Cumrent Planning Proposal

L = 1 Future Planming Proposal Stage
B New retall
0 New carpark
B New commercial
Proposed civic plaza

B Proposed rooltop garden, restawants and
entertainment, potential urban form

BN Proposed cinema expansion

U3 Future built form

38
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Live, work & play

Eastern address

The focus of the eastern end of the centre is a new
commercial office precinct with active streetscape and
public domain interfacing with the public transport
interchange on Bunnerong Road.

- Fine grain frontages including retail and food
and beverage tenancies and building lobbies will
transform the centre’s address from internalised to
an active street frontage which continues the street
wall established on the Meriton Pagewood Green
development,

~ A publicly accessible plaza will be the focus of
the eastern entry. Landscaping will provide a
buffer from Bunnerong Road traffic, and trees will
provide amenity and shade to the space. lt willbe a
vibrant space activated on the edges by food and
beverage tenancies. outdoor seating and kiosks
which will provide an improved public transport
experience,

~ The bus interchange is arranged over two levels,
North-bound buses will be accessed via a
kerb-side stop on Bunnerong Road, while south-
hound buses are located below the plaza on L1.
Escalators located in landscaped lightwells will
provide a visual and physical connection between
levels and drop daylight down to the lower level.

- In addition to ground level retail, building uses
proposed in this precinct include mixed use
commercial, community, health and wellness, and
future stage buildings with potential for education,
student accommodation or hotel use.

Urban Context Report | Westfield Eastgardens | Architectus
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The Master Plan

Civic Plaza & Bus Interchange

The new plaza at the eastern entry will be an active
landscaped space with externalised retail and sealing
areas. Landscaped lightwells provide access down to
the level 1 bus concourse

Retail Expansion

By expanding into the L2 car park, a new ‘loop” mall
will be anchored by international fast fashion brands
and new fashion, beauty and accessories specially
retail that is currently missing in the trade area

Architectus | Westheld Eastgardens | Urban Context Report
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Commercial- A-grade office

A new commercial tower is set back from the street
above the retail podium and will provide approximately
11.630sgm of large floorplate commercial space
(GLA), and an employment focus for the centre

Entertainment and Lifestyle Food Precinct

A series of landscaped platforms accessible from
the ground plane will deliver a vertically connected
edge for Iresh food, casual dining, restaurants and
entertainment. The focus will be on the connections
with the outdoors and rooftop dining that overlooks
the golf course and enjoys sight lines to the Sydney
CBD skyline.

Commercial- Flexible workspace

Flexible shared workspace/serviced offices will be
accommodated in the refurbished and expanded
existing commercial tower. The enlarged floorplates of
approximately 1,600sgm (GLA) will add 2,840sqm to
this building (GLA)

New Carpark Deck

New parking will be provided for the increased GLA
developed on the site in the form of new mezzanine
parking levels. Photovoltaic cells are proposed on car
parking shelters to provide shade and to ofiset part of
the site’s energy requirements

Commercial and Civic

An iconic building will be located on the corner of
Bunnerong Road and Wentworth Avenue and will
provide approximately 9.530sgm {GLA) of mixed
commercial, medical and civic floorspace that
provides services to the local community,

Future Development Stage

Future buildings will complete the Eastern end
master plan with an active edge along Bunnerong
Road continuing the street wall established on the
Meriton site and a new building above the retail
podium activating the new internal shared way
along the eastern frontage. Target uses are student
accommodation, build-to-rent and hotel.
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The Master Plan

Indicative Area Schedule Proposed Block Diagrams

Description Tower Floorplate Incremental  Efficiency Incremental 1 ' I
(GLA) GFA (sqm) GLA (sgm) ‘

Retail

Incremental retail n/a n/a 37500 rn/a 27,500

Commercial

9 + 1 x part commercial storeys Tower A ~1,220sqgm 13,000 89% 11,630

above retail mall (+ 1 x plant storey)

8 + 2 x part commercial storeys Tower B ~1,000sgm 11,000 8/% 9,530

above basement

Enlarged floorplate of existing 4 Tower C ~1,600sqgm 3,300 B6% 2.840

commercial storeys above retail mall

Sub-total incremental commercial 27,200 24,000

Total incremental reference scheme 64,800 51,500

Level 1 Block Diagram

FSR calculation ! R )
Existing GFA 99.400 LIS

Incremental GFA 64,800 i
Completion GFA 164,200 )
Sile area 92,900 | i
Completion reference scheme FSR 1771 ' -]
Requested FSR 1.80:1 j*
Proposed LEP amendments '
Mote
“FSR for Stage 2 Meviton site e
redevelopment has now been
approved through Council (o be
21 (awaiting gazettal) Leasnd
Level 1M Block Diagram (D I Existing retail
J “*LEP r;awmm buiiding heights Reconfigured ratall
I-' for the Stage entan site are
k. J less than the approved building ]
\ | fisights as per the NSW Land and BN Existing carpark
e Environment Court Froceedings EE Existing carpark reconfigured
e iﬂijﬂ?.?g:?; ’Da.red 7iB13 (refer B New carpark
o o &N
e -—' T B, [ ] Igured commercial
Proposed FSR Maximum Floor Space Ratio (= 1) Proposed Height of Buidings Meximum Building Height {m) E Froposed roaftop garden/urban famm
I s Far the magmum fleorplate area
within the proposed E:?En height zone . 65 . G0 W Bus forminus
CET] 085 refer to the draft DCP N 0 . Publicly accessible landscaped area
n] 0.65 CEn =l © 2 2 3 Provision lor ATA 2002 ratio parking
e ik K [ Future built form area (within site}
— T e N 59
40 . - Urban Context Report | Westfield Eastgardens | Architectus
32 Refer to ix B for the
e £=1 :marridﬂgwu"dsppmwd heights
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The Master Plan

py By
fl B

A e
T

Pravigion fer RTA
| 2002 ratio parking

e Rt

™ -

Level 2 Block Diagram Level 3M Block Diagram Level 4M Block Diagram

afal

Exigting retai
Reconfigured retail

Level 3 Block Diagram Level 4 Block Diagram Lewvel 5 Block Diagram @

Mew rotal
Exigting carpark

59 metras RL 82.86

|
|
]
I Eisting carpark reconfiguied
AL B39 40 metres B New carpark
v ]
|
]
I

34 metres :
.' 40100 AR PR namnn mmn kb sd DEMBIBE 000 miieemesesscassiasssns v ............... cereamreest

! Proposed S R ;
woolop gande : -

MNow commaraial

Reconfigured commerncial
Praposed raohop garden/urban farm

Bus tenminus

ooy Buaismng

Fublicly accessible landscaped area
Frovizion for RTA 2002 ratio parking
[ ] Future built foem area (within sile)

West-East Long Section
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5.2 The Master Plan - West Precinct

Western end

The master plan envisages

a new fresh food, dining and
enlertainment precinct along
the western edge. With views
over the golf course and to

the city beyond, this series of
landscaped indoor-outdoor
spaces will become a place for
the community to gather and
enjoy

ltem 5.2 — Attachment 3

Terraced Landscaping

The dining and entertainment precinct will be
connected to the ground plane via a series of
landscaped terraces linked by vertical circulation
and with opportunities for indoor-outdoor spaces
overlooking the golf course

Dining and Entertainment Precinct

Casual and formal dining will be the focus of the
western end of the centre. The precinct will be a major
altractor for the community offering a wide variety of
dining options at a variety of price-points. Reslaurants
and food courts will capitalise on the landscaped
terraces to provide a relaxed, green, recreational

space

Terrace and Roof-top Restaurants

A mix of indoor & outdoor space creates a viable
destination for casual meals or special cccasions
contributing to evening activation for the centre, and
provides an opportunity for the community o enjoy
vistas ol the golf course and city skyline beyond

Urban Context Report | Westfield Eastgardens | Architectus
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The Master Plan - West Precinct

Car Parking

Additional parking is proposed at
levels 3M and 4, at the south and
east of the site. Future car parking

in addition to this- the extent of
which will be determined through
consultation at DA stage- could be
located above this and set back from
the podium edge to reduce visual
impact

Additional car parking will be provid
for the spaces lost for the Level 2 ret
t the additional rel:
final provision will be resolved at DA stage based on
ar park and a
v retail will be

) that are more

ed 1o compensate

aill expansion and

to suy and office GLA. The

occupancy modelling of the existing ¢

development overlay. Much of the n«

> 1

experience-based offers (verse go

viable for non-car lransporl options

An extra envelope has been included for four

additional mezzanine parking levels i
s required to provide parking ba

RTA guidelines. The RMS now consider these ratios

out-of-date given the progr

s in car park data

Cinema Expansion Urban Farm collection and modelling. The Applicant expects Future car parking

The existing cinema is an activity hub of the centre The roof-top provides the opportunity for an urban that this additional parking will not be required Car park walls will be naturally ventilated and clad
= J M ! J L} - 1 ' )
and an expansion will allow for a new offering such as  farm operator to produce food locally for a farm once reliable data is available for modelling since n high quality matenals such as timber battens, or
Lux premium seats and tailored kids seating. Cinemas  table experience within the centre. It also has the the introduction of ticketless parking (launched painted with large-scale public art murals
remain important anchors for night time vibrancy and opportunity to provide educational and recreational December 2018)
additional entertainment options farming activities for the local community and schools
Archilectus Vestheld Eastgardens | Urban Context Report i3
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5.3 The Master Plan - East Precinct

> Existing Wt core relocated and
replaced with void 1o improve the
amval expenence and sight lines

Eastern end ey o |

The master plan provides a
re-imagined address fronting
Bunnerong Road, centred on
an active publicly accessible
civic plaza. This plaza will

be open to the sky with high
quality landscaping, and be

integrated with a new shared 1% - | g rolal a7a
street and upgraded bus . \ i ponfigwed _ il
terminus providinq improved ; Proposed commercial drea |* pr— "} ) ' -
A b above reconstructed existing |
access to the centre. - B caparkand new retai

.
¢
@ €C

-
.Proposea
commercial area

i ] Current Planning
' Proposal

E — ] Future Planning
[ Stage

Existing roes
2 rotained
— Proposed feature
F w lree planting
Shrub and
ground cover
Feature plaza
paving

'.P‘; 4'—- Shared zane / vohicle

! deop ot / prck up
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The Master Plan - East Precinct

Indicative Floorplans

I Proposed commercialarea | Proposed end of trip facility Existing retail G 1_,‘,500' 75 150 225 30M

46 Urban Context Report | Westfield Eastgardens | Architectus
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The Master Plan - East Precinct
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- Typical Upper Level Plan
g ial area figured @ 7% o 75 150 225 30M
47
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The Master Plan - East Precinct

Indicative Sections

Section 1

ltem 5.2 — Attachment 3

AL 83 (59 metres)
————— —_—
fower 4
Hroposgd 1
cormnercialarea :
W |
|
1 |
I
TTTTY 1
'
-3
— il

L ] Current Planning Propesal L J Futurestage

Vertical transportation provided between
Levels 1 and 2 will link the two levels of

the bus terminus, and retains operating
efficiency for both north and south bound
buses. Landscaped light-wells drop daylight
into the lower level

Proposed civic plaza,

RL244
v

Upgraded bus interchange

Urban Context Report | Westfield Eastgardens | Architectus
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The Master Plan - East Precinct

Indicative Sections

Section 2

Vertical transportation provided between Levels 1 and 2 link the two levels of the bus terminus and plaza

RL 83 (59 metres)
- " T =reisi]
| RL 75 (51 metres) |
l A 4
e — Bl e 1
[ 64 (40 megasl. = Proposad | | |
| b 4 commercid area I I | |
RL57 (32 metres)
r L TowerB | ] l
| Proposed 1 | ] l
| commercial area L. —RL465(22metees) . — - l
| ‘ : |
L] ; !
I Euture built form 1|
' E .
'
AL 205 r """""" =

[ : :] Current Planning Proposal [ : ] Future Stage cen 0 75 150
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The Master Plan - East Precinct

Current Planning Proposal

The master plan provides
flexibility to allow the current
planning proposal to be
realised prior to the future
planning stage. The existing
driveway access off Westfield
Drive for buses and taxis can
be retained at Level 1, with new
escalators and lifts providing
direct pedestrian access

up to the proposed publicly
accessible civic plaza at
Bunnerong Road.

=1 Current Planning
¢ Proposal

Zorwo of future planning stage -
_— existing condition retained in Stage 1

Legond
Existing troes
Lo rotained
e Proposed feature
¢ w Uee planting

Shrub and
ground cover

- Feature plaza
paving

o 4L Shared zone / vehicle
T z
- l (PL drop off / pick up
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@ > Existing hft core relocated and
. ‘ | replaced with void to improve the
\‘. \ | \ anval experience and sight ines
\ \\ \ I N
\ L]
i
'\ b
\ \ } ° ® 4. 4 :
\ . i
\\ ||
\ | |
\\‘ o @ ./Ai . . . - - . - ‘ p
| {

_— e e e e e e e

|

|

|

nq_’(n.(.:?;ll atea :
e |

|

|

tonfigured

v ) o o . s E3

Proposed commetcial Te W TR o A - -

area above reconstuucted ] | . T . . : )
existing carpark

Level 2 (street level) - Stage 1

30M

v’_\_ 0 73 150 225
b 1750 L 1 i i i
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5.4 Landscape Strategy

[ — _] Current Planning
- =i Propoaal

E — ] Future Planning

Stage

Existing trees
. rotained
o Proposed feature
? w tree planting

Shrub and
ground cover

' ‘ Feature plaza
paving

S E  Shaced zone [ vehicle
. ‘ h?L drop off / pizk up

Landscape Design Statement

The proposed plaza and bus terminus at the
Bunnerong Road frontage of Westfield Eastgardens
will provide a new high quality street address for the
centre. By re-organising the existing bus terminus and
eastern end of the shopping mall the proposal creates
a significant pedestrian focussed space set back from
the busy road.

High quality paving, planting. street furniture, lighting
and public art will combine to creale an attractive

and green environment for people to anive, depart,
meet, shop and dine. A key aspect of the proposal
will be the retention of existing mature trees along
Bunnerong Road and Wentworth Avenue within
generous landscaped verges that offer visual amenity,
protection and separation for pedestrians

Item 5.2 — Attachment 3

Key Features:

Existing mature trees along Bunnerong Road
retained with new planting to provice an attractive
landscape buffer between pedestrians and traffic

Ground floor retail vath space for outdoor seating to
actvate the corner of Westfield Drive and Bunnerong
Road

Pedestnan footpath set back from Bunnerong Road
behind landscape buffer (minimum 2 metres) with
weather protection from above

Tree planting in raised planters to soften basement
and vehicle ramp access

Feature native tree and shrub planting along
Bunnerong Road frontage

(&
N AT EC

Paved plaza space with ground floor retail and cafe
spill-out spaces

Raized planter beds with sculptural seat edges and
native feature tree and shrub planting

Voids to lower level bus terminus 10 be landscaped with
hanging ground-covers/climbers and lower level shade
tolerant gardens

Shared zone paving emphagises pedestnian prionty
whilst allowing for taxi/nide-share pick-up/drop-off.

Pedestrian crossing on key desire line into the
shopping centre

Feature glazed canopy provides shelter, lighting and an
opportunity for public art

—

-

)
0 - 1 2
_— 1750 1 1 1 1

Northbound bus bay.

Flaza area with ground floor activation and spili-out
from lobby cafe

Improved pedestrian footpath and verge planting
Existing mature trees to the boundary of Bunnerong
Road and Wentworth Avenue retained with additional

native tree and shrub planting

Tree planting in raised planters to soften basement and
vehicle ramp access

Existing mature tree planting retained along Wentworth
Avenue 1o maintain landscape buffer

Urban Context Report | Westfield Eastgardens | Architectus
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Landscape Strategy

Materials and Furniture

High quality hard landscape malerials will be selected
to create a tactile and pedestrian focussed plaza
space. Unit paving will extend over vehicle surfaces
to indicate a slow speed environment for drop-off and
pick-up movements.

Multiple seating opportunities will be created using
sculptural benches and seat walls along planter beds
as well as flexible furniture that can accommodate
cafe spill out and “alfresco’ dining.

Street furniture such as bins, bollards, signage and

lighting will be designed to minimise clutter and leave
spaces free for pedestrian movement and activity

Architectus | Westheld Eastgardens | Urban Context Report
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Planting Strategy

The soft landscape has been designed to make the
most of existing mature vegetation supplementing this
to create a lush green space that provides sanctuary
from the busy surrounding road environments

3 planting typologies are proposed including

1. Native Coastal Landscape Buffers

These include the existing mature trees along
Bunnerong Road and Wentworth Avenue. The trees
will be retained within generous verges that will be
planted with hardy native tree and shrub species.

2. Feature Raised Planters

Sitting within the plaza the planters serve lo break up
the space with attractive, dense and green textured
layers of foliage and flowering plants. The raised
edges allow lor sculptural seat walls where people can
rest, meet or wait for transport.

3. Temperate Rainforest Light Wellis

These spaces allow light and pedestrian access to the
bus terminus and south bound buses below. Ground
covers will fall down from planter boxes at the plaza
level while lush gardens will spring from the level
below reaching back up towards the light.
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5.5 Architectural Character, Materials and Finishes

Proposed Materials

1l
,”“/J,
HIlE

iy hrh B e A

High quality materials and finishes will be selected for
buildings and structures surrounding the eastern entry
plaza

4 ////' /, :}k,"’ |
/ /// / 5‘

sELAANAN N

Tower A: A-grade commercial building Tower B: Mixed use cultural, community and commercial ~ Building C: Enlarged existing commercial

A high quality A-grade office tower with floor plates of building Ihe existing commercial floorplate will be enlarged to
approximately 1,220 sqm (GLA) and a curtain glass Occupying a significant position on the corner of approximately 1.600sgm (GLA) and clad with external
facade. The building is sethack a minimum 35 metres  Wentworth Avenue and Bunnerong Road, the mixed blades to soften the materiality of the existing building
from the southern boundary to minimise shadow use building will be an iconic statement that marks and respond to the human scale at its low height
impacts. the comer. The ground floor will have a reverse level

selback to increase the public domain around the
entrance and civic plaza, and to increase pedestrian
permeability around the whole perimeter. It will be
consltructed of a palette of high quality materials
including a curtain glass facade.

Canopy Kiosks Public Art

A sculptural glazed canopy is proposed to provide Kiosks in the plaza will provide retail opportunities There is an opportunity to commission public art for
shelter over parts ol the plaza, particularly between activating the space. They are proposed to be single the plaza that draws on the indigenous heritage. the
the bus stop and the entry to the centre, as well as storey flexible, operable timber clad structures located  coastal location and the industrial uses of the port
over the escalator voids to the bus terminus below below the glass canopy precinct.

Whilst it is shown as clear glass for clarity in the
indicative computer generated images (CGl's), there
will be sun-shading built in to the detailed design.

Urban Context Report | Westfield Eastgardens | Architectus
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Architectural Character, Materials and Finishes

L

Architectus | Westheld Eastgardens | Urban Context Report

ltem 5.2 — Attachment 3 558



Bayside Local Planning Panel 18/02/2020

5.6 Westfield Drive interface / activation strategy

Role of Westfield Drive Ligrond
Existing pedestrian s unnn Active frontage
’ ’ . . . movement
Westfield Drive has performed a critical role in loading € D aywak issve sssas lnactive frontage
and servicing the centre since its original construction o o o nformal pacesiien B Rosidential lobby access
p alen ace p . . o - Pod / vohicul
in 1987, and also assisted in loading of the previous B Sty Voot edadsian vebvicclee

BATA industrial site. In the last three years the
redevelopment of the former industrial BATA site to a .

high density residential neighbourhood has resulted gt
in an emerging use of Westfield Drive for pedestrian N T
access to the bus interchange and retail services gy i

This was not contemplated in the original design and - o
construction, nor was it considered or addressed as f .
part of approving the Meriton residential development - e e
This dual function now presents some changing
community expectations and pedestrnian conflicts that
the Westfield applicant is being requested to address.

— Exinting blank wall 0 Existing bus stop

Existing conditions and observations

While vehicle traffic is low, vehicles tend to move at
high speeds. In addition, pedestrian amenity is low
with few opportunities to cross Westfield Drive and
circulate north-south. While the existing loading docks
are essential to the operation of the shopping centre,
they present a blank interface to the street and create
potential conflicts between truck and pedestrain
movements. It is important that the pedestrian amenity
and safety of Westfield Drive is improved.

The existing condition along Westfield Drive is
illustrated in the adjacent photographs.

Key issues
Existing footpath layoul influences pedestrians
to cross Westfield Drive towards the bus
interchange al the bottom of carpark ramps
presenting safety issues.

. Loading dock area visible from public domain

Potential for pedestrian and loading truck
conflict at loading dock entry.

° Blank walls present a hard interface to the
pedestrian footpath.

. Existing landscaping is sparse along footpath

Traffic often travels at high speed along
Westfield Drive

. Lack of path from the Meriton internal street to
the footpath results in an "ant trail’ through the

landscaped verge of the Meriton site.
56 Urban Context Report | Westfield Eastgardens | Architectus
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—

-l

Westfield Drive Photographic elevation - part 2 B o 2 o

Loading dock area visible from publ
domain

Potential §
conflict at loa

Blank walls present a havd interface to

the pedestrian footpath,

Existing landscaping is sparse along
{ootpath

Architectus | Westheld Eastgardens | Urban Context Report
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Westfield Drive interface / activation strategy

Proposed Westfield Drive
Improvement Strategy

The Westfield Drive improvement strategy aims to
clearly delineate pedestrian and vehicle movement
The slrategy is to improve pedestrian connections with
the Meriton Pagewood Green circulation network at
either end of Westfield Drive, and direct pedestrians
away from the main dock entries in the centre of
Westfield Drive

There are a number of proposed improvements which
will assist in achieving this, including:

Separating pedestrians from loading areas

- The generous landscaped setback to the Meriton
buildings to the north of Westlield Drive acts as a
natural incentive to use the northermn footpath for
pedestrian travel,
Improvement works will add crossings to the
south of Westfield Drive at locations either side
of the central loading area. This will encourage
pedestrians to cross to the southern side once
they are beyond the dock area, to the eastern and
western ends of the street.

Traffic calming

— Raised crossings are proposed near the
intersection of the new Meriton site streets. These
are intended to provide clear points of pedestrian
crossing, as well as to slow traffic and deter
rat-running’ through Westfield Drive.

— 'Chicane’ style traffic calming is not recommended
as this cannol be navigated by buses and loading
vehicles that use the street.

58
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Pedestrian priority
The raised crossings slow traffic, prioritise
pedestrians and increase the visibility of
pedestrians crossing
A variety of options for circulating are proposed
to suit individual pedestrian needs and offer best
practice urban design connectivity
A pedestrian barrier in the centre of the road was
discussed with Council, but is not proposed as it
is felt that it would prioritise vehicular movement,
encourage increased speed from vehicles, and
resull in a hostile pedestrian environment.

Improved amenity

- New landscaping is proposed to improve the
amenity and comfort of the street and provide a
buffer agains! the loading docks. It is proposed to
use a mixture of low planting to enable visibility and
ensure pedestrian safety, as well as some taller
planting to provide a canopy and shade.

Safety and security
The safety of the pedestrian path between the
substation and the shopping centre has been
discussed with Council, It was determined that in
Stage 1, it will be important to retain this connection
in order to offer sufficient choice for pedestrians,
and that the short length of obscured path can be
managed with CCTV. In Stage 2, the public domain
will ise to the Bunnerong Plaza level after the
electricity substation to provide improved visibility
and surveillance of the space.

Proposed VWestfield Drive improvement strategy

visibiity

py buosruung

Pedastrian focus
B  Discouraged podestnan moveman?
B Zone of existing loading docks
-- ) Pedestrian access from Meriton site

€=P Proposed pedestiian crossing

Existing signalised crossing

’,,p .‘,:-\

A barrier in the centre of the road can be frusirating for pedestrian
choice, and priontises vehicular movement

Urban Context Report | Westfield Eastgardens | Architectus
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Westfield Drive interface / activation strategy

Proposed improvements

It is proposed lo slow traffic, priortise pedestrians and
improve amenity on Westfield Drive with the following
interventions

Provide dedicated crossing points for
pedestrians with a raised ‘Wombal' crossing, to
improve pedestrian safety and slow traffic.
Flant a landscape buffer to minimise sight lines
into loading docks, while mainlaining passing
surveillance.

Enhance tree planting along footpath with clear
stems up to 2m to ensure good surveillance,
and improve lighting.

Introcluce public art on blank facades
appropriate lo the context.

Introcuce up-lighting to the structure to highlight
lhe character of the place.

Widen the footpath to improve pedestrian
amenity, particularly al corners,

Upgrade laneway with public art, graphic
wayfinding and lighting

Introduce speed humps to slow traffic

Legend

|| 1el]:z:0

Existing podestrian

Active lrontar_pn

Inactive frontage

Ewisting lanceline

Rasidential entry lobby

Improved landecaps (gouthorn edge)
Treatmaent ba blank wall

Public art

Sereaning

Landscape hedge ta 1,200mm height

memess Improvement o underside of slab

ol

above
MNeow loatpath exlension

Yisual reatment irmpoanant due te
torminaling wewlne, potential 1o
incorporate with uncbirusive retail

signage

I Mew speed hump

Architectus | Westfield Eastgardens | Urban Contest Report
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Section AA

Waestheld Drive

Section BB

Westhele Drive

Section CC

Westielo Drive

T
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Westfield Drive interface / activation strategy

Public domain inspirations

Pholo! BerHobsking

oom, Blackbumn. Victona

Vestfield Tea Tree

ich Arabia
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Westfield Drive interface / activation strategy

Public art activation inspiration
Examples from recent Scentre Group developments

MpA | AN
VL ¢

Westfield Tea Tree Wegstfield Carousel

Architectus | Westheld Eastgardens | Urban Context Report
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architectus
This section provides detailed analysis of
the view and overshadowing impacts of the
proposal on the surrounding context.
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61 View Impact Assessment

View Impact Assessment

The assessment and calegorisation of visual
impacts is based on the New South Wales Land
and Environment Court Planning Principles and a
qualitative assessment is set out under the following
headings:

- Importance of the view;
- Visual impact; and
- Visual absorption capacity.

A visual simulation (photo-montage) of the proposed
development has been prepared for each view

that was nominated with Council for detailed visual
impact assessment. The pholo-montage was then
used to determine the visual impact of the proposed
development.

The photo-montages shown demaonstrate the building
form only: they do not show delailed articulation or
material selection.

The importance of the view is defined differently

for public domain and private views with weighting
applied which is consistenl with the New South Wales
Land and Environment Court Planning Principles. The
criteria are defined as follows.

Ar inderstanding of the fiels of wew of phatographs and phatomentages
is impertant in understanding impacts respresented on a page. One
standard typically adopted n NSW is the use of 3 35mm FX formaf camera
at 30mm focal langth (or equivalent) to represent a view on a page similar
to how if would be percenved by the human aye at the location.

Hawevar, for thiz project, a8 S0mn focal langth would not provide a clear
wnderstanding of the breadth of the wew andior the size of the proposal
Therefore, throughow! our view vnpeel assessment a wider-angle view has
been uzed,

All phatos were captured on a Nikon D3100 which has an APS-C sized
sensar froughty 24mm). this results in & crop factor when compared 10 &
J5mmm FX (full frarme) senser As such, although all ghotos were tzken at
18mm, their aqunalent 33mm focal length is 27mm

LIDAR iMadel

To assist in the pesitioning of the camera, 8 30 mode! was purchased
from Near Map. This was generafed from a LIDAR survey of the sie ang
its surrourids, After matching focal length and positoning the camera, ifus
alfowed each wew lo be mads as accurale as possible
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Importance of the public domain view
It includes consideration of the following factors:

The context of the viewer (including whether the view
is slalic or dynamic, oblained from standing or silting
pasitions);

Elements within the view (including whether iconic
elements are present, the existing compaosition of the
view, and any existing obstructions to the view);

— The number of viewers;

- The distance to the proposal; and

- The likely period of view.

The features are described for each view and a
final calegorisation of view importance has been
produced as a summary. The following table
pravides a definition of example use cases for each
categorisation of the importance of the view:

Definition

High Unobstructed views of highly valuable
or iconic elements from highly important
locations in the public domain.

Moderate- Generally unobstructed views including

High important visual elements from well-
used locations. The view attracts regular
uge of this location by the public.

Moderate Views including elements of moderale
importance with little obstruction which
are obtained from moderately-well used
locations. The view may assist

in attracting the public to this location.

Low- Views with some important elements

Moderate which may be partially cbstructed or
from a less well used location. The
view may be a feature of the location
however is unlikely to attract the public
toit.

Low Views from spaces or streels with little
pedestrian use or obstructed views
or views with few important elements
Obtaining views is not a focus of using
the space.

Importance of nearby private views

The importance of nearby privale views is considered
where there are privale views facing the site from a
location which is near to the photograph from the
public domain. The lable below provides a delinition
of the categories used

Definition

Likely visibility

Likely visibility provides an estimation of how visible
the proposal will be in the view. The table below
provides a definition of the categories used.

High Uninterrupted views of highly important
or iconic elements from standing
positions in location from front or rear
boundaries.

Moderate Views of some important elements
which may have some lower expectation
of retention, such as those across side
boundaries, seated views or partial
views from bedrooms and service

areas.

Definition

High The proposal will dominate the field of
view.

Moderate The proposal will form part of the overall
composition of the view.

Low The proposal will be noticeable as a
minor part of the field of view.

Negligible The proposal will not be noticeable.

Low Views with few important elements,
highly obstructed views or views
where there can be little expeclation of
retention.
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Visual absorption capacity

The visual absorption capacity is an estimation of

the capacity of the landscape and built environment
to absorb development without creating significant
visual change that would result in a reduclion of
scenic or visual quality. This is usually dependent on
vegelation cover, landform and existing built form and
is influenced by the level of visual contrast between
the proposed development and the existing elements
within the physical environment

The degree of contrast between the various elements
of the development and the physical environment/
landscape setting in which they are located determine
the level of visual absorption. Factors such as

scale, shape, colour, texture and reflectivity of the
development compared to the visual context define
the degree of contrast. For the purpose of this study,
the rating outlined in the table below has been used in
the assessment of visual absorption capacily.

This rating concentrates on the bulk ol the proposal
in relation to screening factors and contextual
development.

Rating Definition

High Existing landscape and built
environment able to absorb
development. Low degree of visual
contrast will result from building

envelopes.

Moderate Existing landscape able 1o absorb
some development. Some visual
contrast will result from building

envelopes.

Low Existing landscape unable to
absorb development. High degree
of visual contrast will result from

building envelopes.

Architectus | Westheld Eastgardens | Urban Context Heport

Item 5.2 — Attachment 3

Some elements which form part of the consideration
of view importance can be quantilatively estimaled.
The table below shows the criteria used in evaluating
the relative number of viewers and period of view.

Relative Definition

number of

viewers

High = 1000 people per day
Moderate 100 - 1000 people per day
Low < 100 people per day
Period of view Definition

High =B0minutes
(long-term)

Moderate 1-60 minutes

Low <1 minute

(short-term)

Conclusion

The study considers the view impacts from a variety of
points in the nearby vicinity and further away from the
site.

The visual impacts on the wider context are low to
negligible as there is little local change in topography
and no high points of note, so proposed buildings are
generally either not visible from beyond the immediate
vicinity or are viewed within the context of other
similarly scaled development.

The visual impacts on views in the immediate vicinity
as a result of the proposal can be categorised into
three broad categories

Firstly, from south of the site in the residenlial streets
with single detached dwelling typology views have a
higher visibility and lower visual absorption capacity.
due lo the towers being seen in the context of single
storey houses in the foreground, and without the
backdrop of the Meriton site development which is
further away and therefore less visible. Views from the
residential areas to the south are generally moderate,
but are deemed acceptable given the emerging
urbanised context and the role that the commercial
core musl play in the strategic cenlre,

Secondly, as seen in views from the north and east
in the vicinity of Bunnerong Road and the Meriton
site, the proposal is highly visible, but also has a
high visual absorption capacity due to being seen

in conlext with the new development on the Merilon
site and the busy roads. The view of the proposal
from the new public open space on the Meriton site
{view 13) preserves the view of sky at the end of the
street block. Therefore, from the north and easl. view
impacts are considered to be low, and in keeping with
the context.

Thirdly, in views of the proposal from the west from
Banks Avenue, from the approach along Wentworth
Avenue and from Mutch Park it its evident that the
visibility of the proposal is moderate to low. From
Mutch Park. the proposal is only slightly visible,
unless seen from a rarely frequented high painl near
the fence (view 11). From the Banks Avenue and
Wentworth Avenue approach the proposal is visible
but does not dramatically change the context of the
existing view. From the west, the view impacts are
therefore considered to be low and acceplable.
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Views

Fourteen views have been chosen in collaboration
with Bayside Council to analyse view impacts
generated by the proposed design included in the
Planning Proposal

All views are in the immediate vicinity of Westfield
Eastgardens except for View 9, which is from
Maroubra Junction, location illustrated in the map on
the facing page
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Description of view

This view looks west down
Hinkler Street and across
Bunnerong Road toward the
proposal. Meriton’s stage one
development can be seen to
the right of the image.

Context of viewer

Primarily from cars travelling
toward Bunnerong Road

Importance of the Low
public domain view
Importance of Low
nearby private

views

Likely visibility High
Likely period of view Low
Relative number of Low
viewers

Visual absorplion Low

capacity

ltem 5.2 — Attachment 3

The proposal

Existing W
Eastgardens

Provision for RTA 2002 ratio
car parking

Meriton stage
one development
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Description of view

This view looks south down
Bunnerong Rd, with low-scale
residential housing on the

left and recently constructed
high density residential on the
right. The existing Westfield
Eastgardens entrance can be
seen. With the future stage
development, greater built
form relationship with and
transition to the neighbouring
Meriton site will be achieved.

Context of viewer

Primarily from cars travelling
south along Bunnerong Road
also from cars waiting at the
intersection and lights.

Importance of the Low
public domain view
Importance of N/A
nearby private
views
Likely visibility High
Likely period of view Moderate
Relative number of  High
viewers

Medium

Visual absorption

CI
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The proposal

Existing Westfield
Eastgardens

Provision for RTA
2002 ratio car
parking

Meriton stage
one development
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View Impact Assessment

@ Hensley Athletic Field

My P

Description of view  This view looks north
over Hensley Athletic
Field. proposed Westfield
development forms a low
band over the trees with
multiple towers from the
Meriton development to
be visible behind this. The
proposal on the eastern edge.

Context of viewer Primarily users of the athletic
field (not publicly accessible),
small amount of pedestrian
foot traffic

Importance of the  Medium
public domain view

Importance of N/A
nearby private

views

Likely visibility Moderate

Likely period of view Moderate

Relative number ol Low
viewers

Visual absorplion Medium
capacity

20 Urban Context Report | Westhield Eastgardens | Architectus
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— Meriton stage Proposed entertainment —— [
one development and leisure precinct
(under The proposal
construction) Existing Westfield —
Eastgardens

Description of view  This view looks west towards
Westfield Eastgardens at
a major intersection. The
proposal is obscured by
existing buildings. and will not
be visible when the proposed
entertainment and leisure
precinct is complete

Context of viewer Eastbound traffic, waiting at
the lights. Light pedestrian
activity

Importance of the Low
public domain view

A SO0 A
i ’ . e L ety );\.:
Importance of N/A ' 2334 s
: - , | . IR
nearby private " )

Views

Likely visibility Low

Likely period of view Moderate

Relative number of  High

viewers

Visual absorption High

capacity

Architectus | Westheld Eastgardens | Urban Context Report
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Description of view

This view looks north towards
the site down Bunnerong
road. Built and proposed form
aligns at a consistent height,

Context of viewer

Primarily motorists traveling
north. Medium pedestrian
traffic due to bus stops along
Bunnerong road

Importance of the  Low
public domain view
Importance of Low
nearby private

views

Likely visibility High
Likely period of view Moderate
Relative number of  High
viewers

Visual absorplion Medium

capacity

Item 5.2 — Attachment 3

The proposal

Meriton stage one
development

{under consiruction)
"

Meriton Meriton stage two
stage one Planning Proposal

development
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@ Boonah Avenue

TR P

Description of view  This view looks north over low
scale residential properties. It
is taken near the crest in the
road

Context of viewer Primarily from private
residlences, low number of
pedestrians

Importance of the Low
public domain view

Importance of Moderate
nearby private

Views

Likely visibility High
Likely period of view Low

Relative number of Low

viewers

Visual absorption Low
capacity

Architectus | Westheld Eastgardens | Urban Context Report
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View Impact A

Jescription of view

ssessment

This view looks south down
Ba enue, Meriton stage
one just off camera to
the left, the existing Westfield
Eastgardens can been seen
through the trees, with the
proposed entertainment

and leisure precincl in the

distance. The proposal is not
visible from this location

Context of viewel

Primarily motorists traveling
south, waiting at the lights

Importance of the

public domain view

Low

Importance of

nearby private

Likely visibility

Likely period of view

Relative number of

N/A

Negligible

ltem 5.2 — Attachment 3

Proposed entertainment —
and leisure precinct
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Hext Heport

VWesthield Eastgardens

Architectus

577



Bayside Local Planning Panel 18/02/2020

View Impact Assessment

Prop
entertainment and
isure precinct

Jescription of view his view looks west from

Wentworth Ave, over Bonnie

Context of viewelr Primarily from traffic traveling
east

Likely period of view Low
Relative number of Moderate

al absorption High
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Description of view

This view looks south west
over Anzac parade, from
Maroubra Junction. Due

to the distance and the
existing height of built form
at Maroubra Junction, the
proposal is not visible from
this location

Context of viewer

High levels of both vehicular
and pedestrian traffic.

Importance of the Low
public domain view
Importance of N/A
nearby private

VIEWS

Likely visibility Negligible
Likely period of view N/A
Relative number of  N/A
viewers

Visual absorption N/A
capacity

7%
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View Impact Assessment

@ Mutch Park Nth

Meriton stage The proposal

one development

(under

construction) Provision for RTA 2002
ratio car parking

Description of view  This view looks south east
over Mutch Park, development
from Meriton's stage one is
most prominent. Due to the
distance, topography and
foliage, the proposal is mostly
hidden from view

Context of viewer Primarily from people using
the park recreationally

Importance ofthe  Low
public domain view

Importance of N/A
nearby private

views

Likely visibility Low

Likely period of view Moderate

Relative numberof  Low
viewers

Visual absorption High
capacity

Architectus | Westheld Eastgardens | Urban Context Report
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View Impact Assessment

@ Mutch Park Sth

) S

(crest)

AN E

Wi
i L

Description of view  This view looks south west !
over Bonnie Doon Golf Club, ) - ' |

IT"."F?

from the top of the hill in
Mutch Park.

Context of viewer  Very low foot traffic, asitis a P m——"— o A PR e Yy
crest at the edge of the park. — : e — T il ___7 (TRl

]

Importance of the Low
public domain view

Importance of N/A
nearby private

views

Likely visibility Moderate

Likely period of view Low

Relative number of  Low
viewers

Visual absorption Moderate
capacity
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View Impact Assessment

Description of view  This view looks north

over low-scale residential
development. Meriton stage
one is only visible between
houses. The tower of the

proposal breaks the profile of
the roofs.

Context of viewer Light foot and vehicular traffic

Importance of the Low
public domain view

Importance of Low
nearby private

views

Likely visibility Moderate

Likely period of view Low

Relative number of  Low

viewers

Visual absorption Moderate

capacity

Archilectus
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Description of view

This view looks south through
the Meriton site development
from the fulure open space
the existing Westfield
Eastgardens is visible in the
distance, with the proposal in

line with the Meriton built form.

Context of viewetr

High pedestrian and vehicular
traffic once the Meriton site is
completed

Importance of the Low
public domain view

Importance of Low
nearby private

VIEWS

Likely visibility Low
Likely period of view Moderate
Relative number of  Moderate
viewers

Visual absorption High
capacity
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The proposal

Existing Westfield
Eastgardens

Pravision for RTA 2002
ratio car parking

Urban Context Report | Westfield Eastgardens

Meriton stage one
development {undet
construction)

Architectus

583



Bayside Local Planning Panel

18/02/2020

View Impact Assessment

@ Wentworth Ave + Denison St

B LN~ Fo
-

Description of view  This view looks east down
Wentworth avenue, the
corner of Denison Street, a
major intersection which is
one of the main entries to
the Westfield Eastgardens
carpark.

Context of viewer Heavy vehicular traffic and
moderate pedestrian traffic
Waiting at lights increases
period of view.

Importance of the Low
public domain view

Importance of N/A
nearby private

VIE

Likely visibility Moderate

Likely period of view Moderate

Relative number of  High

viewers

Visual absorption Moderate
capacity
Architectus | Westheld Eastgardens | Urban Context Report
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6.2 Overshadowing Assessment

Overshadowing Assessment

This section analyses the overshadowing impacts
cast by the proposal on the local area. Shadows were
assessed duwing the winter solstice, as well as on the
spring and autumn equinox, between the hours of
9am and 3pm, against the following DCP controls as
quated in the adjacent table:

Botany Bay DCP 2013 Palicy 4A Dwelling Houses,
— 4.3 Solar Access, Controls C1, C3 and C5; and
~ 4.4 Private Open Space, Confrols C4 and C5.

The dwelling houses DCP was used in the absence

of any pre-existing DCP for a commercial centre, and
because it represents a more conservative standard in
response to the neighbouring dwelling houses.

The study indicates that during the winter solstice the
proposed towers cast long shadows that are relatively
fast moving and affect the surrounding residential
areas lor relalively short periods ol time. The grealesl
impact on residential dwellings is seen in the area
immediately to the south of Wentworth Avenue.

There are 5 houses on Wentworth Avenue (Numbers
244, 246. 248, 250, 252) that have been tested in
more detail on the following pages as they are not
currenlly able to comply with Clause C1 and C3 due fo
self-shadowing.

The detailed study for the 5 dwellings is broadly
divided into 2 categories;

1. An analysis of existing and proposed
overshadowing lo primary private open space o the
rear of dwellings

2. A desklop analysis lo identify the likely location of
living rooms in the 5 dwellings that are impacted by
the proposal

3. An analysis of existing and proposed
overshadowing lo the front yards of the 5 dwellings
that are impacted by the proposal.

Shadow impacts were further tested at the equinox, to

test compliance with Section 44.4.3, Clause C5 {refer
to the end of this chapter).

a2

Item 5.2 — Attachment 3

Summary of findings
Outcomes of the shadow sludies are seen on the
following pages, and are summarised as follows:

- The proposed massing creates additional
overshadowing impacts to some of the southern
properlies fronting Wentworth Avenue. While most
of the impacts are minor, and do not impact on
the minimum solar access requirements specified
within the DCP, there are 5 dwellings that required
more detailed overshadowing analysis (due to the
self-shadowing of their own private open space).

- There is no additional overshadowing to primary
private open space at the rear of the 5 properties
as per Section 4A.4 3, Clause C3.

- A desktop study has revealed that it can be
reasonably assumed that the living areas of the 5
houses in question are located at the rear/ southemn
sicle of each property and so do not require the
minimum 2 hours of solar access on 21 June to
their front fagades. (per 44, 4.3, clause C1)

- Not withstanding the location of living areas
for the 5 dwellings and primary areas of open
space, the proposal ensures a minimum of 1 hour
solar access lo the front building fagades and a
minimum of 1 hour solar access to at least 50%
of the front-yards in mid winter between the times
ol 8am to 3pm which is considered reasonable in
the context of this location, and objectives of the
stralegic centre.

- It was found that between the equinox times (from
the 21st September to 21st March), the proposed
development does not create any additional
overshadowing impact to the adjacent properties
{and beyond the equinox imes from approximately
the 3rd August to the 10th May, all properties
achieve a minimum of 2 hours solar access to
100% of the front yards and northemn facade of the
5 properties in question).

The proposed massing has been designed and
amended to minimise overshadowing impacts on

the dwellings to the soulh, however some small
impacts as outlined above are considered reasonable
at this interface between a strategic centre with B3
Commercial Core zoning and a relatively low-density
residential area that has the potential for enhanced
development over time.

Folicy The Botany Bay DCP 2013, Policy 4A Dwelling Houses

44, 4.3 Solar Buildings (including afterafions/additions/extensions) are fo be designed and sifed io

Access Seclion | maintain approximately 2 hours of solar access between 9am and 3pm on 27 June fo

C1 windows in living areas {family rooms, rumpus, lounge and kitchens) and to 50% of the
primary private open space areas of both the subject site and adjoining properties.

44, 4.3 Solar Where the primary private open space of an adjoining development currently receives less

Access Seclion | than the required amount of sunlight on 21 June (50% coverage for a minimum of 2 hours),

c3 the proposed development must not further reduce the amount of solar access fo the
private open space of the adjoining development.

4A, 4.3 Solar Where a nefghbouring development currently receives less than the required amount of

Access Seclion | sunfight (on 21 June) the amount of sunlight available on the 21 March or the 21 Seplember

ChH will be assessed and form a merit based assessment of the Devefopment Application.

44.4 4 Private Areas within setbacks are not to be included as private open space unless they have a

Open Space minimurm width of 3 mefres.

C4

444 4 Private The primary privale open space area is fo be located al the rear of the property.

Open Space

C5

30 moael

Nore the 3D model used for the shadow sfudhes was adapted by
Archutectus from a 3D model purchased frem Near Map. The Near
Map mode! was generated from a LIDAR survey of the site and its
surrounds. The format af the mede! includes elements such traes and
cars in the 30 gecrmelry, witich are not able 1o be isolated and as such
it was recessary [0 crears & e simple bull farm model with which 1o
te2t the overshadowing impacts of the proposal. While every care was
taker 1o ensure accuracy, Architectus can not tzhe responsibelity for
tha accuraey of the 3D mode! used for the shadow assessment
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Overshadowing Assessment

—

(21 June)

Legend - shadow analysic

A o die N b
Existing buildings _Shadow analysis from 9am to 3pm
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Proposed scheme Shadow analysis from 9am to 3pm {21 June)

Above: The proposed massing creates additional
overshadowing impacts to the properties outlined

in red. While most of the impacts are minor, and
do not impact on the minimum solar access

requirements specified within the DCP, there are 5
houses on Wentworth Avenue (numbers 244, 246,

248. 250, and 252) that have been tested in more
detail to demonstrate that the proposed impact to
the frontyards is reasonable (considering the self

shadowing that they already create to the areas of
primary open space at the rear of their properties)

586



Bayside Local Planning Panel 18/02/2020

Overshadowing Assessment

Dwellings identified in the adjacent diagram (which
do not currently comply with Section 4A.4.3, Clause
C1 due to self-shadowing) were analysed in further
detail, using views from the sun. and detailed shadow
diagrams, as illustrated on the following pages.

Legend
Preperties not cutrs complying with DCP 44 43C1,
R o Furthor ot

B4 Urban Context Report | Westfield Eastgardens | Architectus
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Overshadowing Assessment

Shadow plan at 9am (21 June) 7 View from sun at 9am (21 June)

Legend
B Shadow cast by existing buldings only
Additicnal shadow area of the propozal

Shado; cast by both existing bulldings and new propeeal

Progesties net cutrently complying with DCP 4 4 3 C1, analyzed in further detal

Architectus | Westheld Eastgardens | Urban Context Report
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Overshadowing Assessment

Shadow plan at IOan‘néi Jne -

View from sun at 10am (21 June)

Legend

B <hadow cast by existing bulldings coly

B Addtional shadow area of the proposal

R <hodow cast by both existing bulkéings and new progosal

I Properties not cutrently complying with DCP 44, 4.3 C1, analysed in further detail
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Overshadowing Assessment

-

Shadow plan at 11am (21 June)

View from sun at tlam (21 June)

Legend
B Shacoy cant by existing buddings only

B /cditional shadow area of the proposal
I Shaco» catt by both existing buldings and new propocal
N Progerties net cutrently complying with DCP 44 4 3 C1, analyzed in further detail
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Shadow plan at 12pm (21 June) View from sun at 12pm (21 June)

Legend
I <hadow cast by existing buldings coly

N Addtional shadow area of the proposal
R <hodow cast by both existing bulkiings and new progosal
I Properties nat cutrently comphang with DCP 44, 4.3 C1, analysed in further detail
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Overshadowing Assessment
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Shadow plan at ipm-(-éi'Jne) - o o View from sun at 1pm (21 June) ‘

Legend
B Shadoy cant by existing buldings only

B /cdittonal shadow area of the proposal
N Shaco» cast by both existing bulldings and new propocal
N Propeities net cutrently complying with DCP 44 4 3 C1, analyzed in further detail
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Overshadowing Assessment

Shadow plan at 2pm (21 June)

View from sun at 2pm (21 June)

Legend

I <hadow cast by existing bulldings coly

N Addtional shadow area of the proposal

B <hodow cast by both existing bulkéings and new progosal

I Propertics not cutrently complying with DCP 44, 4.3 C1, analysed in further detall

90
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Overshadowing Assessment

View from sun at 3pm (21 June)

Legend

B Shadow cant by existing buidings onty

N /cditonal shadow asea of the propozal

I Shacos cast by both existing buldings and new proposal

N Propeities net cutrently complying with DCP 44 4 3 1, analyzed in further detail
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Overshadowing Assessment

1. Analysis of overshadowing to
primary private open space to the
rear of dwellings

The five houses which have been analysed in more
detail have been selected because of their existing
self-shadows to private open space on 21 June do not
allow them to comply with DCP 4A, 4.3 C1: .. maintain
approximately 2 hours of solar access between 9am
and 3pm on 21 June to windows in living areas (family
rooms, rumpus, founge and kitchens) and to 50% of
the primary private open space ...

Therefore the impact of the proposal has been tested
against DCP 4A, 4.3 C3: Where the primary private
open space of an adjoining development currently
receives less than the required amount of sunlight on
21 June (50% coverage for a minimum of 2 hours), the
proposed development must not further reduce the Existing Existing Existing

amount of solar access to the private open space of 9am (21st June) 10am (21st June) Mam (21st June)
the adjoining development,

Conclusion

It can be seen from the adjacent diagrams that there
is no additional overshadowing impact from the
proposal to the primary private open space of any of
the 5 dwellings in question which is consistent with
Section 4A.4.3, Clause C3 of the DCP.

Lagend

I chacow cast by existing buldings only

I /cdtonal shadow area of the proposal

— ;:::’::ﬂn'jbc::::w:‘l f‘:’;'fh ;“:dp“f‘_;'-‘ e Proposed scheme shadow plan at 9am (21st June) Proposed scheme shadow plan at 10am (21st June) Proposed scheme shadow plan at 11am (21st June)
I 3 edl in further cetad No additional impact to primary private open space. No additional impact to primary private open space. No additional impact to or primary private open space.
a2 Urban Context Report | Westfield Eastgardens | Architectus
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Overshadowing Assessment

|
g

S B

Existing Existing
12pm (21st June) 1pm (21st June)

Existing Existing
2pm (21st June) 3pm (21st June)

Proposed scheme shadow plan at 12pm {21st June) Proposed scheme shadow plan at 1pm (21st June)

Proposed scheme shadow plan at 2pm (21st June) Proposed scheme shadow plan at 3pm (21st June)
No additional impact to primary private open space. No additional impact to primary private open space.

No additional impact to primary private open space. No additional impact to primary private open space.

Architectus | Westheld Eastgardens | Urban Context Report
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Overshadowing Assessment

2_ NOI th le’vanon\g: |()C(’]|i0n OI hv'nq No 244 Wentworth Ave No 246 Wentworth Ave No 248 Wentworth Ave
areas and overshadowing impacts

Likely location of living areas for 5 properties in question
A desktop analysis of each of the 5 affected properties
was undertaken to identify the location of living

rooms in these properties, o comply with Clause

4A, 4.3 Solar Access Section C1. The studly revealed
that the living areas appear to be located on the
southern sides of each dwelling (except for No. 250
Wentworth Ave - where the location of the living room
1S unknownj

North elevation

North elevation

LWVING 4
42x8tm -
DNING 2
A2e37m 3
— P
|
4 '
AT LT % = KITCHEN
i~ § ot 41a30m
» Living room {source: domain.com,.au)
E‘x L g J
-~
i

Although no plan of the dwelling is available, it can

?'-I %08 be seen in the photograph above that the main living
i areas and their windows open to the rear fence on the
[ southern side of the property.

—e
DOURLE -;c:cx‘:: GARAGE LOUNGE
- * o . TdeXtm
| t —
L)
® g s N Sitting room {source: domam.com.au

Flan (source- Domain.com.au) Although no plan of the dwelling is available, it can

be deduced from the photograph above that there is
a small sitting room on the northemn side, adjacent to
the front door, and larger living areas to the rear on the
southern side of the property

With the exception of a small lounge area at the front/
north of the dwelling, the main living areas are on the
southern side

Urban Cortext Report | Westfield Eastgardens | Architectus
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Overshadowing Assessment

No 250 Wentworth Ave

North elevation

There are no floor plans or internal photographs of
the dwelling available. However, looking at the north
elevation it can be observed that the car port and
front door occupy approximately 2/3 of the width

of the dwelling. It can be reasonably assumed that
the remaining 1/3 wide room at the front would be
too narrow to be the main living area. It is therefore
assumed that a main living area is located at the rear
of the property

Architectus | Westheld Eastgardens | Urban Context Report
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No 252 Wentworth Ave

Living area {Source. domain.com au)

LA N
A &% WS

Main living area (Source’ domain com au)

There are no floor plans of the dwelling available.
However. looking at the internal photographs it can

be assumed that the living areas are located on the
southern side of the dwelling. The left photo shows

a hallway leading from the front door to a living area
and the top photo shows the living area opening to the
rear garden
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Overshadowing Assessment

Analysis of overshadowing impacts to north elevations
In consultation with Council, it was requested that
the north elevations of the five houses in question be
tested for solar access against Clause 4A below:

4A, 4.3 Solar Access Section C1 Buildings (including
alterationsfadditions/extensions) are o be designed
and sited to maintain approximately 2 hours of sofar
access between 9am and 3pm on 21 June to windows
in fiving areas (family rooms, rumpus, lounge and
kitchens) and to 50% of the primary private open
space areas of both the subject site and adjoining
properties. (The Botany Bay DCP 2013, Policy 4A
Dwelling Houses)

Regardless of the desktop analysis which revealed
thal the main living rooms are most likely located to
the rear/south side of the properties, the proposal
has been designed to ensure that there is appropriate
solar access to the front elevations of the five houses
in question.

Conclusion

- The northemn elevations receive a minimum of 1
hour of solar access in midwinter between the
hours of 9am to 3pm. It is recommended thal any
future development maintain a minimum of 1 hour
solar access to the front/ northern windows along
Wentworth Avenue.

— (Note that the study is based on the 3D model
built by Architectus adaplted from the a 3D model
purchased from NeariMap, but there has not been
a detailed survey undertaken to identify specific
window locations.)

-

215t Jume @0am

21st June @10am 21st June @ftam 21st June @12pm

1st June @2pm

244 Wentworth Avenue:
Solar access to north elevation,

The elevation is in full sun at 11lam
and again between 2pm and 3pm.

It can therefore be demonstrated
that the northemn windows receive
a minimum of 1hr 30min of sun
between 9am and 3pm

21st June @%am 21st June @10am

21st June @12pm

21st June @llam

21st June @1pm 21st June @2pm 21st June @3pm

246 Wentworth Avenue:
Solar access to north elevation,

The elevation is in sun between
9am and 9.15am, again from
215pm to 3pm.

It can therefore be demonstrated
that the northem windows receive
approximately 1hr of sun between
9am and 3pm.

21st June @9%am 21st June @10am 21st June @11am 21st June @12pm

248 Wentworth Avenue:
Solar access to north elevation.

The elevation is in full sun between
9am and 9.45am, and again from
2.40pm to 3pm

It can therefore be demonstrated
that the northern windows receive
approximately 65mins of sun
between 9am and 3pm.

18/02/2020

21st June @1pm 21st June @2pm 21st June @3pm
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250 Wentworth Avenue:
Solar access to north elevation.
The elevation is in full sun between
9am and 10.30am.
| ; - - It can therefore be demonstrated
Ur ot - ~;.wl e | b e '.,‘;‘:_'.'.\'.:-; oo ::1;1&2,‘-:; SR, _«7.:\,;'@':- that the northemn andows receive
21st June @9%m 21st June @10am 21st June @11am 1st June @12pm a minimum of 1hr 30min of sun
between 9am and 3pm.
21st June @1pm 21st June @2pm 21st June @3pm
252 Wentworth Avenue:
Solar access to north elevation.
The elevation is in full sun between
Y9am and 11am.
D \L - ‘ It can therefore be demonstrated
21st June @%am 21st June @10am 21st June @11am that the northern windows receive
a minimum of 2hrs of sun between
9am and 3pm.
21st June @1pm 21st June @3pm
Legend
B Addvtonal shadow area of the proposal
I <hecow cast by both existing bulkings and new proposal
I Fioperties not cuerently complying with DCP 44 4 3 C1 analysed in further detail
Architectus | Westheld Eastgardens | Urban Context Report a7
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Overshadowing Assessment

et | [ ———

| >50% |

3. Analysis of overshadowing impacts 244 Wentworth Avenue
Solar access >50% in front garden

to front yards

Regardless of living areas and primary private open
space being located to the rear of the properties, the
proposal was also tested for solar access to the front
yards of each property.

10:40am - 11:27am
1:34pm - 2:42pm
{115mins in total)

Conclusion

It is considered reasonable that the proposal should
achieve a minimum of 1 hour of sunlight to 50%

of each fronl yard where the primary private open
space at the rear is not achieving the minimum 50%
coverage for a minimum of 2 hours on the 21 June.

11
: 4L L

stJune 21st June 1st June
@11am @12pm @1pm @2pm

246 Wentworth Avenue
The detailed overshadowing study of front yards is Solar access >50% in front garden
adjacent and demonstrates that this is achieved
11:25am - 11:53am
2:07pm - 2:42pm
{63mins in total)
Note: the adjacent overshadowing study does not
include the additional overshadowing created by
the existing front fences of properties 246, 250 and
252 Wentworth Avenue (which due to the properties’
focation on a major arterial road. are solid walls to a
height of approximately 2 metres to provide acoustic
buffering and enhanced privacy). '
1st June
@2pm

248 Wentworth Avenue
Solar access >50% in front garden

| 9:00am - 10:00am
| 2:40pm - 2:55pm
I (75mins in total)

@2pm @3pm

98 Urban Context Report | Westfield Eastgardens | Architectus
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F====-A
| >50% |
|

|

1st June
@9am
r=="
I ‘:) Jo't) \
|

21st June
@9am

Bty

| <50% \

stJune
@1pm

<50% | <50% I

I >50% I | <50% .|
| - :
= |

21st June stJune S
@10am @11am @12pm
r—=—="

| >50% \

1st June
@10am

B
| <50% \

ne

@zpm

Architectus | Westheld Eastgardens | Urban Context Report

ltem 5.2 — Attachment 3

] | <50%

:l'

21st June
@1pm

Pe=-

| >50% \

21st June
@11am

Gy

| <50% \

stJune
@3pm

<50%

21slt J-ljrlu
@2pm

21st June
@12pm

250 Wentworth Avenue
Solar access >50% in front garden

9:00am - 10:40am
(100mins in total)

252 Wentworth Avenue
Solar access >50% in front garden

9:00am - 11:25am
(145mins in total)

Legend
B dditional shadow area of the proposal
B chodos cast by both existir g buikdings and new proposal

B Fropertes not currently complving with DCP 44, 4.3 C1, anslysed in further cetal
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Overshadowing Assessment

Spring Equinox shadows (21
September)
Equinox shadows have been assessed under the

Botany Bay DCP 2013, Policy 4A.4.3 Solar Access,
which states:

Control C5: Where a neighbouring development
currently receives less than the required amount

of sunlight {on 21 June) the amount of sunlight
available on the 21 March or the 21 September will
be assessed and form a merit based assessment of
the Development Application

The shadow diagrams adjacent analyse
overshadowing impacts on the 21st of September
and conclude that the proposed development does
not create any additional overshadowing impact to
the adjacent properties at this time. On this basis
the proposal would comply positively on a merit
based assessment

Legend
P Additional shadow arsa of the proposal

I Shaccow cast by both existing bulldings and new peopesal
N Fropertias not currently complying with DCP 44, 4.3 C1, analyzed in further datail

100 Urban Context Report | Westfield Eastgardens | Architectus
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Overshadowing Assessment

Further analysis undertaken beyond the equinox

times demonstrates that all properties can achieve

a minimum of 2 hours solar access to 100% of the
front yards and northern facade of the 5 properties in
question from approximately the 3rd of August to the
10th of May. Outside of this period, the overshadowing
impact is still reasonable with at least 1 hour of solar
access to 50% of the front yards as demonstrated in
the overshadowing studies on the previous pages.

e—

adow Ia' 10am (02 August)

I < dditional shadow area of the proposal
I Shacow cast by both existing bulldings and new proposal
B Froperties not currently complying with DCP 44, 4.3 C1, analyzed in further datail
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Overshadowing Assessment

Summary of overshadowing
assessment

Due to the detailed and thorough nature of the
overshadowing assessment, this section of the report
is quite long. A summary of key findings is therefore
provided below and in the table adjacent

The study indicates that during the winter solstice the
proposed towers cast long shadows that are relatively
fast moving and affect the surrounding residential
areas for relatively short periods of time. The grealesl
impact on residential dwellings is seen in the area
immediately to the south of Wentworth Avenue. There
are 5 houses on Wentworth Avenue (Mumbers 244,
246, 248, 250, 252). More detailed analysis of these 5
dwellings found that:

~ There is no additional overshadowing to primary
private open space at the rear of the 5 properties.
(per Section 4A 4 3, Clause C3))

- A desktop study revealed that it can be reasonably
assumed that the living areas of the 5 houses in
question are localed at the rear/ soulhemn side of
each property and so do not require the minimum
2 hours of solar access on 21 June to their front
fagades. (per 4A, 4.3, clause C1)

— Mot withstanding the location of living areas for the
5 dwellings. the proposal ensures a minimum of 1
hour solar access to at least 50% of the front-yards
in mid winter between the times of 9am to 3pm

- The proposal also ensures a minimum of 1 hour
solar access to the front building fagades.

- Belween the equinox imes (from the 21st
September to 21st March), the proposed
development does not create any additional
overshadowing impact

— Before and after the equinox, from approximately
the 3rd August lo the 10th May, all 5 properlies
achieve a minimum ol 2 hours solar access lo
100% of the front yards and northem facade.

102 Urban Context Report | Westheld Eastgardens | Architectus
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Overshadowing Assessment

Control

244 Wentworth Ave

246 Wentworth Ave

248 Wentworth Ave

250 Wentworth Ave

252 Wentworth Ave

Compliance

Existing solar access o
living areas and primary
Privale Open Space

44, 4.3 Solar Access Section C1

.2 hours of solar access between Bam
and 3pm on 21 June to windows in
fiving areas.. and to 50% of the primary
private open space areas.

Less than two hours existing sunlight to living areas and primary private open space, therefore refer to 44,4.3,.C3.

Self-shadowed under
exisling conditions

Primary Private Open
Space

44, 4.3 Solar Access Section C2

Where the primary private open space
.currently receives less than the
required amount of sunfight on 21
June, the proposed development must
not further reduce the amount of solar
access to the private open space.

No additional overshadowing

Complies

minimum sunlight
achieved

proposed by the proponent

Min. 1hr sunfight to north efevation on
21 June

Front yarcls- minimum Additional testing ancl control 1hr, 55min 1hr, 3min 1hr, 15min 1hr, 40min 2hrs. 25min Complies with proposed
sunlight achieved proposed by the proponent. control

Min. Thr sunlight to 50% of fronf yard

on 21 June
MNorth elevation- Additional testing and contral 1hr, 30min 1hr approx. 1hr, Smin 1hr, 30min Zhrs Complies with proposed

control

Spring Equinox (similar
at Autumn)

44, 4.3 Solar Access Section C5

Where a neighbouring development
currently receives less than the
required amount of sunlight {on

21 June) the amount of sunlight
available on the 21 March or the 21
Septermber will be assessed and

form a merit based assessmen! of the
Development Application

Mo additional overshadowing to properties

Satisfies merit based
assessment

Between 03 August and
10-May

Additional merit based testing
undertaken by the proponent

Minimum Zhrs to 100% of front yards and north elevations achieved

Satisfies merit based
assessment

Architectus | Westheld Eastgardens | Urban Context Report
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architectus

7 Conclusion &
Recommendations
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71  Conclusion L 5. e A

Identified as a Strategic Centre

within the Eastern City District Plan, A VI braﬁt m lxed u Se h u b
the opportunity exists to directly i iea M e ’
contribute to the priorities set out f th I.ecal Q t
in the Plan by expanding the offer Or e C m m u n '

provided at Weslfield Easlgardens , ; — . !
beyond a traditional internalised retail Se— " ?I - ' " " m m
mall, to a vibrant, mixed use hub for ' . B 7

the local community.

=
v
—

With an improved arrival experience, and better
connections to various modes of travel including bus
taxi, nde-share and § sstrian links, the centre will be
more easily ible to the local community for all
demographics and ages

With the potential to provide an additional 900

1,100 new retail jobs (full-time and part-time) and
some 980-1.225 new commercial office jobs, the
redevelopment of Westfield Eastgardens will play a
significant role in strengthening the local economy
and meeting the higher jobs target of 3000 for the
Eastgardens-Maroubra Junction Strategic Centre

The master plan illusts '1'»“(! within this updated
planning pm' osal pres
that directly responds :u the comments from

consultation with Bayside Council and Council's
independent urban design assess

s a re-imagined scheme

ment.

The community gathering under “the urchin™ at Westfield Chermside

Urban Context Report | Westhield Eastgardens | Architectus
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Key benefits of the revised scheme include:

%¢ 01

Exciting new publicly accessible
civic plaza at the front door to the
centre, defined by active edges and
integrated with an upgraded bus
terminus

5 05

Adequately sized A-grade
commercial floorplates that will be
unique in the strategic centre and
respond to market demands

ltem 5.2 — Attachment 3

3 02

Achievement of a comfortable scaled
street wall height along Bunnerong
Road with taller built form set back
off the street onto the existing retail
podium

LT A

% 06

Defined location and shape of the
proposed 59m commercial tower to
significantly reduce overshadowing
and visual impacts

=& 03

Greater connections and interface
with the community, through an
enhanced arrival experience and
externalisation of the retail offer at
each end

5 07

Enhanced identity and presence
through the addition of an iconic,
landmark mixed-use building at

the corner of Bunnerong Road and
Wentworth Avenue, together with
an integrated landscape experience
throughout the whole centre, inside
and out

Wt

2% 04

!

Expansion of the offer beyond
retail to include new commercial,
entertainment, education, medical,
and services for the community

22 08

Provision for future mixed use
development in the north-eastern
corner of the site that contributes to
the realisation of the holistic master
plan vision for the whole centre.

18/02/2020
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7.2 Recommendations

It is recommended that the FSR and height controls Proposed LEP amendments
applicable to the site be revised as outlined in the

adjacent diagrams.

For detailed controls including built form, open space
setbacks. refer to the draft site specific DCP for the
site.

Proposed FSR Maximum Floor Space Ratio (n.1) Proposed Height of Buidings Maximum Building Height (m)
N 05 I 5> .
CE) 0ss -
) 065 Crov -
1 O 25 IR <o
| BEE 2T 25 - s
- 32 = 7] Hefer to Appendix B for the
e £=13 amended approvaed heights
For the maximum fi ate
area within the SQMmI

zone refer to draft DCP

Note:

*FSR for Stage 2 Maniton site redeveiopment has now besn
approved through Council to be 2:1 (awaiting gazattal)

**LEP maximum building heights for the Stage T Marjton site are
fess than the approved building heights as per the NSW Land and

Enviranment Court Proceedings No. 2073014, Dated 7/8/15 (refer
to Appendix B)

Urban Context Report | Westfield Eastgardens | Architectus

Item 5.2 — Attachment 3 611



Bayside Local Planning Panel 18/02/2020

Recommendations

This page intentionally left blank
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Appendix

Assessment of revised proposal against
Bayside Council’'s independent review of
previous planning proposal
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Appendix A
Assessment of Master Plan against independent review
Key issue Independent review comment Master Plan response Document reference
ASSESSH’I?FIE ag?iHSt ‘ke'.y Planning Justification
DppOﬂUﬁltlE‘S raised in mdependent - Justification for — The scale of the towers is driven by the - The proposal meets the strategic priorities set out inthe - Section 2.1 Strategic
review additional height and additional FSR sought and insufficient Eastemn (:,‘,ily District Plal_'l. by maximising employment Context _
T propose s masker paniassuccessty ' phoeky Jesiontnls pesidsd bapidntle  axdoerdoss ora goangppuiionbithe  ~ Seckn 43 Bk

addressed the issues identified in the independent
review commissioned by Council with a well
considered proposal that contribules to the local
amenity and the economy of the stralegic centre.

Proposed height and increased FSR is focused around
a transport interchange.

- Relates to the future built form scale of the Meriton
residential development. while distinguishing the
proposal at Westfield Eastgardens as a clear mixed use

The adjacent table summarises the points of concern town centre with a variety of building types, uses and
raised in the independent review and how they have scales, distinct from the Meriton site.
been responded to in the revised proposal.
- Juslification lor - Analysis not provided that determines thal the - Locations needs to be linked to the Bunerrong Road - Section 4.2 Evolution
location of proposed location of the 70 metre tower is appropriate. activity corridor and an active ground plane; have direct of Design
tower - The developable areas nominated in access to public transporl; meel the ground at a logical - Chapter 6, Tesling
the Urban Context Report appear to location to provide both a separate address point and and Assessment
be based on structural and logistical prominent commercial address for each building from
leasibility considerations rather than street level, work with existing retail planning and the
driven by improvements to existing built astablished east-west mall axis and skylights; and
form or streetscape oulcomes, contextual utilise available undeveloped land where possible. The
relationships and associated amenity impacts. Eastemn plaza is a suitable location to best meet the
— No investigation of lower buill forms distributed above requirements,
around the site (as an allernative to a taller - Located at this eastern front door, careful placement of
tower) have been provided to improve the praposed tower ensures generous setbacks from
overshadowing or streetscape improvements the street boundary are achieved to mitigate visual and

overshadowing impacts.

- Distributing towers around he site would result in cores
penetrating mullideck parking or retail shops, would
recduce the critical mass required for a commercial
precincl, and would be commercially unfeasible due to
the disruption to tenancies within the operational centre,
and construction cost of multiple lift cores and planis
for several smaller towers

12 Urban Context Report | Westheld Eastgardens | Architectus
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Key issue Independent review comment Master Plan response Document reference
Interface responses and connectivity
- Active sireet frontages - Provision of a transport hub has not An active publicly accessible pedestrian plaza and - Section 4.2 Urban
and quality of resulted in investigation of a streel-based upgraded transport interchange at the eastern end, Design Principles
slreelscapes design outcome 1o the centre other than to together with the revitalisation of the western end ol - Section 5.6 Westlield
Bunnerong Road. the centre, provides the opportunity to re-focus activity Drive interface /
- Gorner aclivation nominated but this is from a central inlernalised mall lo active hubs at each activation stralegy
dislocated from the mall entries. end.

- Streel activation limited to east and west only.

Corner aclivation purposely separaled lo creale an
activated public plaza, and to give a separate identity
to the office building that is distinct from the retail mall,
The tower will not feel dislocated from retail, but will be
an important part of activating the public plaza.

While the current functions of Westlield Drive and
Wentworth Ave are operationally important and

need to be retained, the quality of both streetscapes
will be improved (including new public art. lighting,
landscaping, pedestrian paths and traffic calming
measures along Westfield Drive and strengthened
landscape buffering and improved pedestrian
crossings along Wentworth Avenue).

The extensive perimeter of the sile, and existing cenlre
layout cannot support a continuous active pedestrian
edge. It is therefore preferable to focus activity around
the eastern and western ends with urban, walkable
precincts with street-based interfaces.

- Internalised — The indicative scheme does not adopt town
centre principles of externalising areas of
activation around lhe sile or of increased
walkability or genuine site permeability.

Froposal for western facade to externalise tenancies - Section 5.2 The
via outdoor terraces and for eastern entry to be cenlred Master Plan - West
around a new external plaza and active retail frontages. Precinct

These proposed upgrades will re-focus activity froma - Section 5.3 The
central internalised mall to active hubs at each end. Masler Plan - Easl
Proposed new buildings have entries and active Precinct

frontages to Bunnerong Road.

13
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Key issue

Independent review comment

Master Plan response

Document reference

- Car oriented design

The increase in internalised retail is likely to
increase car use and discourage street based
revitalisation.

~ An expansion of carparking is also proposed,

contrary to the contemporary direction

of new cenlres across NSW and District
Plans, promoling walkability lo reduce car
dependencies,

New pedestrian focused plaza at the eastemn end
incorporates a re-developed bus terminus, which will
add more capacity for public transport and significantly
improve the passenger experience. New opportunities
introduced for on-demand transport {ricle-share, taxi),
and defined pathways for pedestrian access.

Mew east and weslt address points for pedesirian
access.

Upgrades to the Westfield Drive public domain will
tacilitate and promote walking connections with the
Meriton site lo the north.

Mew car parking is mainly to replace existing parking
that is relocated for the retail development. Actual
parking provision will be modelled al DA stage for
assessment by Gouncil.

Section 5.2 The
Master Plan - West
Precinct

Sectlion 5.3 The
Master Plan - East
Precinct

- Loss of vegetation
bulfer

Concermed that the proposal does not
sufficiently secure tree retention and there

Vegetation buffer retained and expanded along
Bunnerong Road and Wentworth Avenue into the new

Section 4.2 Urban
Design Principles

seems to be some inconsistencies in the pedestrian plaza. Section 5.1 The
landscaped setbacks nominated for the north = Vision for western end of the site is o create an Master Plan
eastern part of the site “Urban Oasis” where landscape will be the focus of Section 5.6 Westfield
- Lack of landscape strategies for the northem the precinct with vertically landscaped lerraces and Drive interface /
and western edges ol the sile. interactive green spaces from ground to roof-top. activation stralegy
- New landscaping proposed along Westlield Drive 1o
improve the amenity and comfort of the street while
providing a buffer against the loading docks.
- Pedesfrian connection - The proposal delivers no substantial - Proposed that pedestrian movements be separated Section 5.6 Westfield
from Meriton site to the improvements to the northern interface which from loading areas. Drive interface /
north will continue to be dominated by vehicular - Avariety of options for circulating are proposed to suit activation strategy

access ramps and loading. providing a poor
outcome to the residential areas to the north
and direcling pedestrian movement out only to
the main road.

individual pedestrian needs.
Traffic calming strategies to improve safety for
pedestrnans.

MNew landscaping, public art and lighting is proposed to

improve the amenity of the street.

Urban Context Report | \Westheld Eastgardens | Architectus
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Key issue

Independent review comment

Master Plan response

Document reference

Height of Buildings

- Relationship to
surrounding context

— Against Meriton height strategy - the maximum

70 metre height not clearly justified.
Lack of scale transition between proposed
tower and adjacent context.

building height proposed for the indicative
scheme appears to exceed the height of the
approved developments to the north.

- The previously proposed 70m tall commercial tower
has been reduced in height to 59m (less than the
maximum height approved for the Meriton residential
development) and is set back from the street edge
above the retail podium, deeper into the site.

- The master plan broadly adopts the Meriton height
strategy with a lower street wall fronting Bunnerong
Road with a proposed height of 22m transitioning
up 40m storeys at the south-east corner. Taller built
form is set back to align with the taller built form
under construction on the Meriton site. The proposed
low-scale street wall along Bunnerong Road improves
the interface with and transition to surrounding low
density residential,

- Section 4.3 Evolution
of Design

- Lack of justification for
"Gateway” location

Concern for location of previous proposed
(March 2018 planning proposal) for 70m tower
at "gateway" location on corner of Bunnerong
Road and Wentworth Avenue.

- The previously proposed 70m tall cornmercial tower
has been reduced in height to 59m and is now set back
from the street deeper into the site. In its place a 40m
tall commercial building is proposed for the prominent
corner of Bunnerong Road and Wentworth Avenue. It
is envisaged that this building would be a landmark
sculptural building, set within the existing landscape
butfer.

- Section 4.3 Evolution
of Design

~ Urban form options

The maximum building height and massing
distribution should be generated from a
detailed study of the urban form outcomes
across the elongated centre and ensuring
minimal overshadowing.

- A number of options were tested that considered
overshadowing and view impaclts, site planning and
commercial feasibility.

- The preferred option that is the subject of this planning
proposal has a maximum height that meets DCP
compliance by: 1) achieves a minimum of 2 hours of
solar access belween 9am and 3pm on 21 June to
50% of the primary private open areas of adjoining
properties; 2) where this is not cutrently achieved,
creates no additional overshadowing to the primary
private open space of these properties; 3) achieves
minimum 1 hour to >50% of the front yards on 21
June between 9am and 3pm to those properties that
currently receives less than the required amount of
sunlight to primary private open space.

- Section 1.3 Options
Tested

- Chapter 6, Testing
and Assessment

15
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Key issue Independent review comment Master Plan response Document reference

- Lack of GFA ~ The applicant should provide a detailed - The revised planning proposal proposes no change - Section 51 The
distribution breakdown breakdown of the expected GFA distribution in zoning from the current B3 Commercial Core Master Plan

across the site to allow Council to determine land zoning. The increased FSR is anticipated to be - Appendix C - GFA
whether the indicative massing scheme is allocated as 27.300sqgm commercial and 37.500sqm of breakdown
consistent with the capacity of the proposed retail. The design and land-use will be developed as the
uplift. project progresses, and in response to market demand

A future stage development will include flexible

buildings which may accommodate commercial, hotel,

build-to-rent and/or student accommodation uses in

order to complete the master plan for the eastern end of

the site.

- A proposed GFA breakdown based on the reference

scheme is provided in Appendix C.

- Inappropriate primary - Upper level setbacks are insufficient and ~ Setbacks have been revised from the previous planning - Section 5.1 The
and secondary should be increased to Bunnerong Road to proposal. An 8 storey street wall height at the corner of Master Plan
setbacks provide a more balanced streetscape and a Bunnerong Road and Wentworth Avenue provides a ~ Section 5.5

human scale environment. transition with surrounding streetscapes and the 59m Architectural
tower is set back behind the street wall and from the Character, Materials
podium edge (with a minimum 35m setback from the and Finishes
southern boundary)

— Future planning stage - The intention for the “Future Planning Stage” - The future planning stage in the north-east comer of - Section 1.1 Project
is unclear as it is also nominated for building the site is not subject 1o a request for additional height Background
height increase to 34 metres, as part of this planning proposal. Indicative future - Section 1.2 Key

built form for this location has been included in order Objectives
to illustrate the complete master plan vision for the - Section 5.3 The
precinct and help guide Council's LEP review process. Master Plan - East
- Theinlention is for these indicative built form envelopes Precinct
lo form part of a future planning scheme that will
explore additional land use options for the site that
further diversify the mixed use centre offering and
support the strategic priorities of the precinct.
- A Stage 1 plan of Level 2 is provided on page 50 of this
report 1o illustrate how the proposed master plan can
be staged and allow for the future development to be
realised at a later stage.
16 Urban Coritext Report | Westfield Eastgardens | Architectus
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Amenity
- Potential view impacts - Potential view impacts (in particular precinct - It is considered that the proposed built form will form — Chapter 6, Testing
vistas) was raised as a concem for the part of a cluster relaled to the adjacent Merilon sile, The and Assessment
previously submitted planning proposal skyline will highlight a hub of density around the mixed
(submitted March 2018). use and transport nodes, with a transition to a lower
street wall height along the perimeter street interfaces.
- Overshadowing Overshadowing of the low density residential - The height has been reduced and the tower placement - Chapter 6, Testing
impacts areas to the south by the 70 metre tower is amended so that the proposal can comply with the and Assessment
considered unacceplable, Dwelling Houses DCP for overshadowing impacts,
such that a minimum of 50% of the primary private
open space of adjoining properties receive a minimum
of 2 hours of solar access between 9am and 3pm,
except for dwellings that already self-shadow. For these
dwellings. the development does not create additional
overshadowing to the area of primary private open
space.
- Additional overshadowing controls, beyond those
required by the DCP have been proposed in the
supporting DCP to ensure reasonable solar access
to front yards and northern elevations of dwellings to
the south of Wentworth Avenue. Recommendations
for these controls are discussed in the overshadowing
section in Chapter 6.
- This change to height and overshadowing impact is
now considered reasonable and acceptable in the
context of a strategic centre.
Accuracy of
Documentation
Detailed sections not provided showing - Additional ground level RLs have been added to the - Section 5.3 The
accurate topography section drawings. Master Plan - East
Precinct
Inaccuracies in the view analysis (various) - The view analysis and model used has been checked - Chapter 6, Testing
and inaccuracies fixed for built form in the Stage 1 and Assessment
approved Meriton residential development site.
Heights shown in the 30 indicative massing - The Stage 1 approved Meriton residential development - Chapter 6, Testing
are not consistent with the approved BATA site in the Architectus model has been amended to and Assessment
Masterplan. Some buildings appear to be match the approved master plan included in Appendix
shown 4 sloreys higher than the approved B of this report.
Masterplan.
Architectus | Westheld Eastgardens | Urban Context Heport "nr
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Council Approved Concept Master Plan for 130-
150 Bunnerong Road, Pagewood
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Council Approved Concept Master -
Plan for 130-150 Bunnerong Road, it e I
Pagewood : :
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Indicative GFA distribution breakdown
as per the concept reference scheme
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Concept reference scheme indicative
GFA distribution breakdown per level

Nate: Areas provided are indicative only, based on concept reference scheme and subject to change through the detailed design phase and commercial requirements.

Description Incremental  Efficiency Incremental
GFA GLA
Retail
Incremental retail 37,500 nfa 27,500
Commercial
Tower A
Level 16 - plant level - n'a .
Lewvel 15 - tiered part level 760 B6% 650
Level 14 1,360 90% 1,220
Leval 13 1,360 90% 1,220
Leval 12 1,360 90% 1,220
Level 11 1,360 90% 1,220
Level 10 1,360 90% 1.220
Level 9 1,360 90% 1,220
Level 8 1,360 90% 1,220
Level ¥ 1,360 90% 1,220
Level 6 - connecled to Level 6 of existing Tower C 1,360 90% 1,220
Sub-total Tower A 13,000 89% 11,630
Tower B
Level 10 - setback part level BOO B4% 675
Level 9 - setback part level 80O 84% 675
Level & 1,050 88% G20
Level 7 1,050 88% 920
Level 6 1,050 B86% 920
Level 5 1,050 B8% 920
Level 4 1,150 8% 1,000
Level 3 1,150 8% 1,000
Level 2 1,150 87% 1,000
Level 1 1,100 B6% a50
Basement G50 B5% 550
Sub-total Tower B 11,000 87% 9,530
Tower C
Enlargement of existing Level & (plus connection to Tower A shown separately) 540 90% 485
Enlargement of existing Level 5 920 85% 785
Enlargement of existing Level 4 920 85% 785
Enlargement of existing Level 3 920 BOS% 785
Sub-total Tower C 3,300 86% 2,840
Incremental Commerical 27,300 88% 24,000
Incremental retail and commercial reference scheme 64,800 80% 51,500
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