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Executive Summary
This report addresses queries from the Department regarding the Campsie Masterplan planning proposal, offering clarity and evidence on the analy-
sis and processes behind the proposed controls. 

The Report is structured into three main sections, as per the following:

Part 3: 
Addresses question 6, with evidence from two key sites showcasing 
achievement of the proposed FSR and height while ensuring appropriate solar 
access to public spaces and neighboring sites. 

Key Sites include: 

• The RSL site; adjoining the Anzac Park and Carrington Square; and 

• The Evaline Site; providing publicly accessible open space and active 
pedestrian link.

Part 4: 
Clarifies assumptions used for calculating GFA capacity and the split between 
residential and commercial GFA in response to question 7.

Section 3: Appendices
Contains supplementary materials for further detail and demonstration.

Section 1: Urban Design Assessment Overview
This section offers a concise summary of the urban design assessment process undertaken 
to inform the Masterplan decisions and controls, covering the background analysis, technical 
studies, guiding principles, 3D modeling and scenario testing, as well as the extensive 
community consultation process.

Section 2: UD Response
This section provides comprehensive responses to specific queries, and is divided into three 
parts:

Part 1: 
Addresses questions 1, 2, and 3, supported by evidence from the 3D model to illustrate 
built form changes that is consistent with the endorsed master plan.

Part 2: 
Responds to questions 4 and 5, presenting evidence from two example sites to 
demonstrate achievement of the proposed FSR and height within SEPP 65 and ADG 
requirements.
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Section 1: 
Urban Design Assessment Overview
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1. Overview of the Urban Design Process

The Campsie masterplan was prepared following a 
comprehensive process of research and analysis to ensure 
that the masterplan is well-informed and reflects the desires 
and needs of the local area.

The process involved 5 stages, namely:

• Stage 1 – Place and Character Analysis (Phase 1 
report) 
• Stage 2 – 9 Technical studies 
• Stage 3 – Setting the Guiding principles 
• Stage 4 - 3D modeling and scenario testings  
• Stage 5 – Setting the controls

Stage 1 – Place and Character Analysis 
(Phase 1 report attached as appendix)
The stage includes conducting a place and character 
analysis of the study area to grasp its existing conditions and 
determine what aspects to maintain, enhance, or change. 

This involves a thorough examination of various elements, 
including the natural environment, flood hazards, open 
spaces in terms of size, use, performance, and catchment 
areas, activities and uses, lot sizes, subdivision patterns, 
land ownership, heritage, character, built form, densities, 
movement, and connectivity (guided by Bankstown complete 
streets). 

The analysis outlined key opportunities and constraints, 
and provided a foundation for informed decision-making in 
subsequent planning phases.

Stage 2 – Nine Technical studies
Council undertook 9 technical studies to inform the directions 
of the masterplan. These include:

• Aboriginal Cultural and Heritage Study 
• Infrastructure Funding Study -  to inform the 

funding and delivery strategies to deliver the 

associating infrastructure needs. 
• Land Use and Economics Study – to understand 

the required capacity and feasibility in the study areas.  
• Off Street Parking, Servicing and Loading Study - 

to understand the current and expected future travel 
patterns  

• Student and Worker Needs Study 2036- To identify 
gaps in social infrastructure provisions to meet student 
and worker needs 

• Sustainability Study – to inform controls and 
strategies that help reducing the environmental 
impacts

• Tall Building Study -  For guidance on how future 
tall buildings can meet design excellence and 
sustainability objectives

• Traffic Study - Considering Bankstown complete 
streets and the overall vision for Bankstown as a 
desirable destination to live, work and visit 

• Urban Tree Canopy Master Plan (Awarded the 
NSW ShadeSmart Award 2022 by AILA) -  to achieve 
high standards of urban greening and increased tree 
canopy targets

Stage 3 – Setting the Guiding principles and 
key moves
Expanding upon the previous stages to establish the core 
principles of the masterplan, which entail:

• Intensification Strategy: Concentrating density 
around the station with the highest accessibility and 
amenities, alongside a secondary focus area along 
the Cooks River and Canterbury Road.

• Preserving Beamish Street’s character while 
encouraging active transportation, such as walking 
and cycling.

• Diverting vehicular traffic through two bypasses along 
the eastern and western perimeters.

• Implementing an affordable housing incentive 

scheme.
• Eliminating minimum car parking requirements in the 

city center.

Stage 4 - 3D modeling and scenario testings
Council undertook 3D modeling to explore various built form 
scenarios, applying the masterplan’s overarching principles on 
a site-by-site basis to ensure a balance between amenity and 
capacity. 

This phase also involved commissioning an independent panel 
to evaluate the public submissions following the exhibition and 
offer advice and recommendations (the joint panel report is 
included in the appendices).

Stage 5 – Setting the controls
The masterplan identifies:

• Identifying 12 local character areas to preserve the 
unique character of Campsie

• Building controls, including height and Floor Space 
Ratio (FSR), balancing amenity with capacity and 
facilitating the delivery of public benefits where 
possible. 

• Concentrates intensification around the station, the 
Canterbury Road, and the Cooks River corridor. 

• Introduces a B4 mixed-use zone in the center, 
mandating non-residential uses on the ground floor 
and incorporating a “no net loss clause” for existing 
employment floor space to bolster the economic 
vibrancy of the center.
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2.2 Spatial Moves

6. Canterbury Road as a key 
connector

7. Create a health precinct anchored 
by two hospitals

8. A garden city with a tree in every 
yard

Strengthen the role of Canterbury Road 
in providing a key connection between 
Canterbury, the south of Campsie and 
Beamish Street, and being the key spine of 
the Campsie Medical Precinct. By extension, 
linking to other key centres such as Burwood 
and Kingsgrove. 

Leverage the area around Canterbury 
Hospital to attract and establish health 
and lifestyle related uses and activities 
that become unique to Campsie, including 
investment in allied and private health. Co-
locate healthcare services with opportunities 
for recreation and well-being, such as the 
Cook’s River and Canterbury Leisure and 
Aquatic Centre. 

Promote the enhancement of a resilient 
urban tree canopy throughout the centre by 
creating the conditions for every property to 
plant trees, supplemented by a network of 
street-trees, to create a green and leafy town 
centre.

19 Campsie Town Centre Master Plan
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These Spatial Actions were combined to 
formulate the Intensification Strategy for 
Campsie.  

9. Spread new dwellings to maintain 
human scale

10. Make it nicer to be there and 
easier to walk around

11. Sun in parks and eat streets

Seek to maintain local character by 
distributing the new dwellings through a 
wider area of Campsie, while providing a 
range of housing typologies to support the 
needs of the diverse population.

The overall experience of being in Campsie 
will be improved through improved building 
and public domain design which will 
encourage cleaner, nice streets and public 
spaces.

A network of pedestrian and cyclists oriented  
‘green links’ will transform Campsie into a 
enjoyable place to wander about. 

Establish the conditions for the retention 
of solar access to existing parks and eat 
streets, maintaining the existing amenity and 
character of the key places within Campsie 
including ANZAC Park, Carrington Square, 
Beamish Street, Lofts Gardens.
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2.2 Spatial Moves

1. Define & Celebrate Unique 
Character Areas

What are the Spatial Moves for 
Campsie?

2. Celebrate and connect to the river

Eleven Spatial Moves guide the Master Plan. 
The Spatial Moves underpin the Vision for 
Campsie and represent a conceptual and 
physical translation of the planning and 
urban design principles which informed the 
preparation of the Intensification Strategy 
and Urban Design Framework.

Strengthen the cohesiveness of Campsie 
by defining precincts with distinctive 
identities. Prioritise heritage conservation, 
enhance streetscapes and Beamish Street’s 
bustling, active nature. Enhance the unique 
characteristics of all precincts by using 
sensitive design transitioning between new 
and existing developments and heritage 
buildings.  

Rethinking Campsie as a river-front Centre, 
and building on the foundation provided 
by the new Sydney Metro East-West Link, 
extend the cycling network along the river, 
and generate a ‘loop’ around the town centre 
connecting the river and key areas of public 
open space and recreation.  

Strengthen the existing connections at 
Brighton Avenue and Clissold Parade. Provide 
new connections between the town centre 
and the Cooks River and extend these 
connections to Canterbury Racecourse.

17 Campsie Town Centre Master Plan
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4. Beamish Street to emerge as a premier 
day and night main street destination

5. More people living and working 
near the station

3. Connect existing and new open 
spaces with green streets

Campsie currently has a significant shortfall 
of green space. The aim of the Master Plan is 
to enhance existing open space and establish 
new open spaces to ensure the existing 
and future community has better access 
to a network of connected parks and green 
spaces, particularly those areas which are in 
close proximity to higher density residential 
areas. To achieve this a network of ‘Strategic 
Streets’, through site links and laneways are 
proposed to improve connections between 
existing and proposed open spaces and key 
destinations within Campsie.

Beamish Street to evolve into one of Sydney’s 
premier main street destinations. Building 
on the strength and character of Beamish 
Street as a high street and increase its 
attractiveness as a 24-hour destination 
providing a range of activities and uses both 
day and night- ranging from outdoor dining, 
to entertainment, retail and events. 

Leverage from the delivery of the Campsie 
Metro Station to provide greater accessibility 
within Campsie and beyond through 
transit-oriented development. Density will 
concentrate close to mass transit public 
transport, particularly in areas located 
between Anzac Park and Lofts Gardens. 
Creating an easily accessible town centre for 
workers, residents and visitors.
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2. Key Moves

• Define & Celebrate Unique 
Character Areas

• Celebrate and connect to the 
river

• Connect existing and new 
open spaces with green 
streets

• Beamish Street to emerge as 
a premier day and night main 
street destination

• More people living and 
working near the station

• Canterbury Road as a key 
connector

• Create a health precinct 
anchored by two hospitals

• A garden city with a tree in 
every yard

• Spread new dwellings to 
maintain human scale

• Make it nicer to be there and 
easier to walk around

• Sun in parks and eat streets
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Intensification within walking 
distance of the Metro Station

 · Leverage from proximity to train station 
and position people close to public 
transport and support the public 
investment made in the upgrades to 
Sydney Metro Southwest.

 · Leverage key sites under single ownership, 
as key land holders which can have a 
positive role in achieving the vision for 
Campsie.

 · Retain the character of Beamish Street, 
by maintaining the active frontages and 
multiple shops along the street. Beamish 
Street is rejuvenated, benefiting from the 
increased patronage and movement.

 · Retain solar access to key parks 
-particularly ANZAC Park, Carrington 
Square and Lofts Gardens.

01

Suited for intensification

Intensification sensible to character and 
heritage along Beamish Street

Retain solar access to key parks

Existing Open Spaces

21 Campsie Town Centre Master Plan

2.3 Intensification Strategy 

What is an Intensification Strategy? 

The Intensification Strategy identifies the 
areas of Campsie that are seen to have 
the potential to respond to the increased 
demand for dwellings and employment. The 
areas identified will require updated planning 
controls and will help establish Campsie as a 
Strategic Centre. The Intensification Strategy 
is based on the analysis of opportunities and 
constraints included in the earlier phases 
of this Master Plan, the analysis performed 
as part of the Tall Buildings Study, and finally 
the Spatial Actions, identified in the previous 
section of this report. 

Why has it been prepared? 

The Intensification Strategy guides the 
planning and urban design decisions that 
informed the Urban Design Framework Plan, 
the and support Directions explored in 
subsequent pages of this report. 

How is it structured? 

The Intensification Strategy sets out five 
specific principles for urban renewal in 
Campsie:  

 · Intensification within walking distance of 
the Metro Station (400m).

 · Intensification within walking distance 
of key open spaces and improved 
connections to open spaces.

 · Intensification within key node of 
Canterbury Road and Beamish Street.

 ·  Low intensification of areas between the 
key nodes (town centre, river, Canterbury 
Hospital).

 · No intensification - Maintain existing built 
form controls in special character and low 
density areas. 

What are the key outcomes of this Strategy? 

 The key aim of this strategy is to distribute 
development intensification across a wide 
area of Campsie, so as to accommodate the 
employment and housing growth envisaged 
for Campsie in Connective City 2036 and 
Council’s Housing Strategy and Employment 
Lands Strategy. Intensification will need to: 

 · Respond to the existing urban context and 
character of Campsie. 

 · Align with Campsie’s role as a smaller 
Strategic Centre with a localised job 
function (density should be of a smaller 
scale than larger Strategic Centres such as 
Burwood and Bankstown). 

 · Tall buildings should be slender and in 
proportion to surrounding built form. 

Following early community and stakeholder 
engagement on the draft Master Plan, the 
areas for intensification have been amended 
to reflect and respond to submissions 
received. In some areas, areas, such as west 
of Beamish Street around Ninth, Eighth, Fifth 
and Sixth Avenue, Amy Street and Evaline 
Street, areas of intensification have been 
expanded, whilst in other areas, such as 
around Tasker Park, areas of intensification 
have been reduced.

Not to scale

Intensification within walking distance of key open spaces 
and improved streets connecting to open spaces

Intensification within key node of 
Canterbury Road and Beamish Street

 · Allow for density near the amenity – 
Promote the establishment of increased 
density along the Cooks River leveraging 
proximity and access to amenity of open 
spaces, promoting health and well-being.

 · By positioning taller buildings adjacent 
to large areas of open space the sense 
of bulk and scale established by the new 
buildings is reduced, as the built form is 
viewed and perceived within its wider 
context.  

 · Align areas for intensification with public 
benefit - leverage from the establishment 
of the Cooks River Trail, and connections 
to amenities and open spaces.  

 · Celebrate the intersection of Beamish 
Street and Canterbury Road- place a 
taller building at the node, establishing 
a landmark at this key intersection and 
defining the entrance to Campsie Town 
Centre from the south.  

 · Encourage the establishment of 
employment-generating land uses – 
leverage from the location of Canterbury 
Hospital to attract and promote the 
location of health and lifestyle uses in 
areas of Canterbury Road between the 
Hospital and the Beamish Street node.

02 03

Suited for intensification (within 200m)

Existing Open Spaces

Suited for intensification (within key public 
transport corridor)

Suited for intensification (incentivising 
Commercial uses)

Existing Open Spaces
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 · New dwellings at the periphery of the 
centre core at human scale and no higher 
than the tallest trees – Promote a scale of 
buildings which are of a human scale and 
nature. 

 · Human scale street wall height and 
diversity of building typology – For taller 
developments promote the establishment 
of a street wall height which is in context 
with the surrounding buildings which will 
be retained or not developed.  

 · In areas outside the ones previously 
mentioned, urban renewal is anticipated 
to occur within the current planning 
regulations.

 · These areas will continue to grow and 
develop under current planning controls, 
also contributing to housing growth in the 
centre.

 · Some areas will grow with a lower intensity 
of redevelopment in order to maintain 
and enhance the existing and diverse 
local scale urban fabric that surrounds the 
Campsie Town Centre core. This will allow 
for density that is keeping with the existing 
character and urban context.

2.3 Intensification Strategy 

Low intensification of areas between the key nodes 
(town centre, river, Canterbury Hospital)

No intensification - Maintain existing built form 
controls in special character and low density areas04 05

Suited for low intensification with small 
adjustment to planning controls 

Existing Open Spaces 

Low intensification limited to existing built 
form controls

Existing Open Spaces 
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local scale urban fabric that surrounds the 
Campsie Town Centre core. This will allow 
for density that is keeping with the existing 
character and urban context.

2.3 Intensification Strategy 

Low intensification of areas between the key nodes 
(town centre, river, Canterbury Hospital)

No intensification - Maintain existing built form 
controls in special character and low density areas04 05

Suited for low intensification with small 
adjustment to planning controls 

Existing Open Spaces 

Low intensification limited to existing built 
form controls

Existing Open Spaces 
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Not to scale

1. Intensification within walking 
distance of the Metro Station

2. Intensification within walking 
distance of key open spaces and 
improved streets connecting to 
open spaces

3. Intensification within key node of 
Canterbury Road and Beamish Street

4. Low intensification areas between 
the key nodes (town centre, river, 
Canterbury Hospital)

5. No intensification - Maintain 
existing built form in special 
character and low density areas

The key aim is to achieve the following:
• accommodate the employment and housing growth envisaged 

for Campsie in Connective City 2036, the Housing Strategy and 
the Employment Lands Strategies 

• respond to the existing urban context and character of Campsie. 

• align with Campsie’s role as a smaller Strategic Centre with a 
localised job function

• ensure Tall buildings achieve design excellence and sits 
appropriately within their context. 

The Intensification Strategy sets out five specific 
principles for urban renewal in Campsie: 

1. Intensification within walking distance of the Metro Station 
(400m).

2. Intensification within walking distance of key open spaces and 
improved connections to open spaces.

3. Intensification within key node of Canterbury Road and Beamish 
Street.

4. Low intensification areas between the key nodes (town centre, 
river, Canterbury Hospital).

5. No intensification - Maintain existing built form controls in special 
character and low density areas.

Following early community and stakeholder engagement on the draft 
Master Plan, the areas for intensification have been amended to 
reflect and respond to submissions received. 

3. Intensification strategy
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Section 2: 
Response to Questions
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Beam
ish St Canterbury 

Rd

Campsie 
Station

Cooks River

Bankstown Trainline

Canterbury 
Hospital

Intensification within walking 
distance of the Metro Station

Intensification within walking distance of 
key open spaces and improved streets 
connecting to open spaces

Intensification within key 
node of Canterbury Road and 
Beamish Street

Private Hospital

Part 1 1. Campsie Masterplan 3D modelling - General View

This part addresses questions 1, 2, and 3, supported by evidence from the 3D model to illustrate built form changes that is 
consistent with the endorsed master plan.Question 1: 

Provide clearer drawings and images to better 
illustrate the comprehensive proposed built form 
changes for the full city centre, such as three 
dimensional drawings that can demonstrate the built 
form changes throughout the town centre.

Question 2: 
Clearly demonstrates the built form modelling that will 
result from the proposal. 

Question 3: 
Demonstrate that the urban design assessment is 
consistent with the council endorsed master plan. 
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Intensification within walking 
distance of the Metro Station

 · Leverage from proximity to train station 
and position people close to public 
transport and support the public 
investment made in the upgrades to 
Sydney Metro Southwest.

 · Leverage key sites under single ownership, 
as key land holders which can have a 
positive role in achieving the vision for 
Campsie.

 · Retain the character of Beamish Street, 
by maintaining the active frontages and 
multiple shops along the street. Beamish 
Street is rejuvenated, benefiting from the 
increased patronage and movement.

 · Retain solar access to key parks 
-particularly ANZAC Park, Carrington 
Square and Lofts Gardens.

01

Suited for intensification

Intensification sensible to character and 
heritage along Beamish Street

Retain solar access to key parks

Existing Open Spaces

21 Campsie Town Centre Master Plan

2.3 Intensification Strategy 

What is an Intensification Strategy? 

The Intensification Strategy identifies the 
areas of Campsie that are seen to have 
the potential to respond to the increased 
demand for dwellings and employment. The 
areas identified will require updated planning 
controls and will help establish Campsie as a 
Strategic Centre. The Intensification Strategy 
is based on the analysis of opportunities and 
constraints included in the earlier phases 
of this Master Plan, the analysis performed 
as part of the Tall Buildings Study, and finally 
the Spatial Actions, identified in the previous 
section of this report. 

Why has it been prepared? 

The Intensification Strategy guides the 
planning and urban design decisions that 
informed the Urban Design Framework Plan, 
the and support Directions explored in 
subsequent pages of this report. 

How is it structured? 

The Intensification Strategy sets out five 
specific principles for urban renewal in 
Campsie:  

 · Intensification within walking distance of 
the Metro Station (400m).

 · Intensification within walking distance 
of key open spaces and improved 
connections to open spaces.

 · Intensification within key node of 
Canterbury Road and Beamish Street.

 ·  Low intensification of areas between the 
key nodes (town centre, river, Canterbury 
Hospital).

 · No intensification - Maintain existing built 
form controls in special character and low 
density areas. 

What are the key outcomes of this Strategy? 

 The key aim of this strategy is to distribute 
development intensification across a wide 
area of Campsie, so as to accommodate the 
employment and housing growth envisaged 
for Campsie in Connective City 2036 and 
Council’s Housing Strategy and Employment 
Lands Strategy. Intensification will need to: 

 · Respond to the existing urban context and 
character of Campsie. 

 · Align with Campsie’s role as a smaller 
Strategic Centre with a localised job 
function (density should be of a smaller 
scale than larger Strategic Centres such as 
Burwood and Bankstown). 

 · Tall buildings should be slender and in 
proportion to surrounding built form. 

Following early community and stakeholder 
engagement on the draft Master Plan, the 
areas for intensification have been amended 
to reflect and respond to submissions 
received. In some areas, areas, such as west 
of Beamish Street around Ninth, Eighth, Fifth 
and Sixth Avenue, Amy Street and Evaline 
Street, areas of intensification have been 
expanded, whilst in other areas, such as 
around Tasker Park, areas of intensification 
have been reduced.

Not to scale

Intensification within walking distance of key open spaces 
and improved streets connecting to open spaces

Intensification within key node of 
Canterbury Road and Beamish Street

 · Allow for density near the amenity – 
Promote the establishment of increased 
density along the Cooks River leveraging 
proximity and access to amenity of open 
spaces, promoting health and well-being.

 · By positioning taller buildings adjacent 
to large areas of open space the sense 
of bulk and scale established by the new 
buildings is reduced, as the built form is 
viewed and perceived within its wider 
context.  

 · Align areas for intensification with public 
benefit - leverage from the establishment 
of the Cooks River Trail, and connections 
to amenities and open spaces.  

 · Celebrate the intersection of Beamish 
Street and Canterbury Road- place a 
taller building at the node, establishing 
a landmark at this key intersection and 
defining the entrance to Campsie Town 
Centre from the south.  

 · Encourage the establishment of 
employment-generating land uses – 
leverage from the location of Canterbury 
Hospital to attract and promote the 
location of health and lifestyle uses in 
areas of Canterbury Road between the 
Hospital and the Beamish Street node.

02 03

Suited for intensification (within 200m)

Existing Open Spaces

Suited for intensification (within key public 
transport corridor)

Suited for intensification (incentivising 
Commercial uses)

Existing Open Spaces
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Not to scale

Intensification within walking distance of key open spaces 
and improved streets connecting to open spaces

Intensification within key node of 
Canterbury Road and Beamish Street

 · Allow for density near the amenity – 
Promote the establishment of increased 
density along the Cooks River leveraging 
proximity and access to amenity of open 
spaces, promoting health and well-being.

 · By positioning taller buildings adjacent 
to large areas of open space the sense 
of bulk and scale established by the new 
buildings is reduced, as the built form is 
viewed and perceived within its wider 
context.  

 · Align areas for intensification with public 
benefit - leverage from the establishment 
of the Cooks River Trail, and connections 
to amenities and open spaces.  

 · Celebrate the intersection of Beamish 
Street and Canterbury Road- place a 
taller building at the node, establishing 
a landmark at this key intersection and 
defining the entrance to Campsie Town 
Centre from the south.  

 · Encourage the establishment of 
employment-generating land uses – 
leverage from the location of Canterbury 
Hospital to attract and promote the 
location of health and lifestyle uses in 
areas of Canterbury Road between the 
Hospital and the Beamish Street node.

02 03

Suited for intensification (within 200m)

Existing Open Spaces

Suited for intensification (within key public 
transport corridor)

Suited for intensification (incentivising 
Commercial uses)

Existing Open Spaces
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Not to scale

Part 1 2. Campsie Masterplan 3D modelling - Intensification Strategy

Intensification area 1-

Intensification area 2 - 

Intensification area 3 - 

Bea
mish

 St

Campsie 
Station

Bankstown TrainlineAnzac Park

cooks RIver

co
ok

s R
Ive

r

Canterbury Rd

Beamish St

New access laneway running 
parallel to Canterbury Rd to 
alleviate traffic and provide rear 
access.

Private hospital - Adopted PP

within walking distance of the Metro 
Station

within walking distance of key open 
spaces and improved streets connecting 
to open spaces

within key node of Canterbury Road 
and Beamish Street

Question 1: 
Provide clearer drawings and images to better 
illustrate the comprehensive proposed built form 
changes for the full city centre, such as three 
dimensional drawings that can demonstrate the built 
form changes throughout the town centre.

Question 2: 
Clearly demonstrates the built form modelling that will 
result from the proposal. 

Question 3: 
Demonstrate that the urban design assessment is 
consistent with the council endorsed master plan. 
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The Campsie Masterplan provides additional density compared to the base controls, ensures development is 
sympathetic to character and heritage, creates interesting skyline, and provides additional public benefit by 
increasing green space provision for example.

Part 1 3. Campsie Masterplan 3D modelling - Base Controls VS Masterplan Control

Example 1

Key plan

Example  2

Base Controls Master Plan Controls

����1+1-1./�/0��1���/���	
1�����	 ��	�
�1����1�����	����1�����1������ ���!�"1�#$%&��'�(���)1)�1*��&)�,�1
����1+1-1./�/0��1���/���	
1�����	 ��	�
�1����1�����	����1�����1������ ���!�"1�#$%&��'�(���)1)�1*��&)�,�1

More green space

Example 1

Example 2

���8+8485�67�����8�8����	�8
67�	�7��6����8�������� ������8����8��������
��8���� �!"�#$8%!!�&$'#($)8*,- .�&&(/�&80&122(38,� (�28The Campsie Masterplan provides additionnal capacity for employment compared to the base controls, and 

provides additionnal public benefit such as corridor traffic releif and service laneway at the back of the busy 
canterbury Rd corridor.

Base Controls Master Plan Controls

Question 1: 
Provide clearer drawings and images to better 
illustrate the comprehensive proposed built form 
changes for the full city centre, such as three 
dimensional drawings that can demonstrate the built 
form changes throughout the town centre.

Question 2: 
Clearly demonstrates the built form modelling that will 
result from the proposal. 

Question 3: 
Demonstrate that the urban design assessment is 
consistent with the council endorsed master plan. 
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Part 2 
Site 1 - Cooks River Edge

Key plan

Question 4: 
Provide further information regarding the built 
form testing undertaken to clearly demonstrate 
the appropriateness of the proposed controls with 
particular focus on SEPP 65 and ADG analysis. 

Question 5: 
Provide further information to demonstrate that the 
proposed FSR and heights can be realised. 

Concern is raised that some sites do not take into 
account future retail and commercial podiums so 
a particular focus is to be made to the proposed 
amendments seeking to deliver tower built-form 
outcomes.

Site 1

Maximum Height FSR

Lindsay St

Lindsay St

Adam St

Cooks 

River

Cooks River

Cowper St

C
ow

per St

8m

10.5m

6m

6m

6m

6m

24m

22m

36.6m

6m
8m

3m

8m
6m

3m

3m
6m

6m

6m

3m

Street wall height and 
building height stepping 
down towards the Cook 
River

6m street setback for increased 
amenity and privacy as well as 
preservation of existing streetscape 
character 

Consolidated 
deep soil strip 
across property 
boundaries 

Increased rear boundary 
setback to open views to 
the river to neighboring 

33.6m

20m

807 
sqm

741 
sqm

1032 
sqm

Residential Ground floor: 4.4m F.t.F.

Residential first floor and above: 3.1m 
F.t.F.

Site 1:

Site area: 1,670
Total GFA: 4,030
FSR: 2.4
Street setback: 6m
Upper level setback: 
3m
St wall height:5
Height in storeys: 8

Site 2:

Site area: 1,670
Total GFA: 3,380
FSR: 2.0
Street setback: 6m
Upper level setback: 3m
St wall height:4
Height in storeys: 6
(note: site across two 
different FSR controls: 
2.4 and 1.8. )

Site 3:

Site area: 2,230
Total GFA: 3,960
FSR: 1.8
Street setback: 6m
Upper level setback: 
3m
St wall height:4
Height in storeys: 6

6m
6m 24m

8 Storey

6 Storey

6 Storey 4 Storey

4. Campsie Masterplan 3D modelling - Built Form Testing

3m Upper level setback
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Part 2 4. Campsie Masterplan 3D modelling - Built Form Testing

Site 2 - North Station

Key plan

Question 4: 
Provide further information regarding the built 
form testing undertaken to clearly demonstrate 
the appropriateness of the proposed controls with 
particular focus on SEPP 65 and ADG analysis. 

Question 5: 
Provide further information to demonstrate that the 
proposed FSR and heights can be realised. 

Concern is raised that some sites do not take into 
account future retail and commercial podiums so 
a particular focus is to be made to the proposed 
amendments seeking to deliver tower built-form 
outcomes.

Site 2

Maximum Height FSR

N Parade

D
ispensary Ln

Campsie St

Ca
m

ps
ie 

St

Campsie Station

Campsie 

Station

London St Baemish St

Baem
ish St

6m

18m

29.5m

6m

21m

41m

18m

18m

30 m

39 m

17 m

28m

18m
8m

4m
2m

6m

12m

6m

6m

8m

2 Storey commercial 
podium and increased 
upper storey setback 
to integrate heritage 
building and retain 
existing street scale and 
character.

20 storey slender tower 
delivers increased density 
next to public transport 
node with reduced 
overshadowing impact.

Commercial ground floors and 
first floor deliver employment and 
services in the center of Campsie 
anchoring it function as a major 
center for the area.

Public open 

space

2 storey street wall with 
generous setback delivers 
increased amenity and 
extend the human scale of 
Beamish St along Campsie 
St.

494 
sqm

Site 1:

Site area: 2,685 sqm
GFA: 6,450 sqm
FSR: 2.4:1
Street setback: 1m to 
Dispensary Ln
Upper level setback: 
7.5m
St wall height:2
Height in storeys: 8

Site 2:

Site area: 2,140 sqm
GFA: 4,550 sqm
FSR: 2:1
Street setback: 1m to 
Dispensary Ln
Upper level setback: 
8m
St wall height:2
Height in storeys: 5

Site 3:

Site area: 2,110 sqm
GFA: 4,440 sqm
FSR: 2:1
Street setback: 1m 
to Dispensary Ln
Upper level setback: 
8m
St wall height: 2 St
Height in storeys: 
5 St

Site 4:

Site area: 1,690 sqm
GFA: 10,150 sqm
FSR: 6:1
Street setback: 1m to 
Dispensary Ln
Upper level setback: 6m
St wall height: 6 St
Height in storeys: 20 St

6m

4.5m

8m5m

5m

27m

29m

19m

20 Storey

8 Storey

6 Storey

5 Storey

5 Storey

23m

30m
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FSR Maximum Building Height 

Anglo Rd

2 
storey

2 
storey

6storey

11 storey

4 
storey

4 
storey

4 
storey

8 
storey

Anzac 
Park

Communal 
Open Space

Urban 
Plaza & 

Pedestrian 
Connection

6m

22m

20m

20m

28.5m

21m

20m

36.5m

28.5m

9m

16m

6m

9m

Site area: 8,020 sqm
Total GFA: 25,661 sqm
FSR: 3.2 above ground
         1:1 underground (not represented on the model)
Height in storeys: 2 - 11 storeys
Infrastructiure: Urban Plaza and Pedestrian connection

12m

Anglo Rd

6 
storey

11 storey

4 
storey

4 
storey

4 
storey

8 
storey

Anzac 
Park

Urban Plaza 
& Pedestrian 
Connection

Commercial podium with 
active uses

Commercial 
podium Commercial 

podium with active 
uses

Reduced tower floorplate above 8 storey to comply 
with tall Building study recommendations

Building separation compliant with 
ADG requirements

6m

6m

Part 3

Key plan

Question 6: 
Provide further information to clearly demonstrate the 
appropriateness of proposed densities and heights 
to ensure an appropriate level of solar access is 
provided to:

i. public open space in mid-winter; and
ii. neighbouring sites and compliance with SEPP 65 
and ADG  requirements.

Site 3

4. Campsie Masterplan 3D modelling - Built Form Testing

Site 3 - Campsie RSL
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21st june 9am to 3pm:

94% of total landscape receives at 
least two hours of sun 

Anzac ParkCarrington Square

Part 3

Key plan

Question 6: 
Provide further information to clearly demonstrate the 
appropriateness of proposed densities and heights 
to ensure an appropriate level of solar access is 
provided to:

i. public open space in mid-winter; and
ii.neighbouring sites and compliance with SEPP 65 
and ADG  requirements.

Site 3

5. Campsie Masterplan 3D modelling - Solar Analysis

Site 3 - Campsie RSL
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FSR Maximum Height 

3 storey
3 storey

8 storey

15 storey

11 storey

8 storey

Existing 
strata 
building

Village

Site 4:
Site area: 6,469 m2
Total GFA: 24,530 m2
FSR: 3.8 above ground
         1:1 underground (not represented on the model)
Height in storeys: 2 - 15 storeys
Infrastructiure: Public open space & Pedestrian laneway

Change from Panel 
recommendation to a 
Regular shaped building to 
enhance solar aspect to the 
existing building and public 
open space.

Reduced tower height to 
increase afternoon sun 
exposure to public open 
space and existing building 
facade.

Public open space shifted 
south away from the tall towers 
to the north to increase solar 
performance in winter.

Tall tower required west of the site to 
achieve site FSR while preserving solar 
performance of pubic open space and 
existing residential building.

Part 3

Evaline St

Claremont St

15 storey

8 storey

11 storey

8 storey

Public Open 
Space

Existing strata 
building 

Urban 
Plaza

Pe
de

str
ian

 la
ne

wa
y

Village

10.5m 22m

22m

35m

36m

9m

18m

9m

6m

6m

6m
6m

6m

21m

8m

4.5m

3m

9m

Existing strata building, grd 
floor commercial, unlikely to 
be developed.

Tower separation distance in 
excess of ADG requirement 
to transition ot lower scale 
neighbourhood west.

Commercial 
podiums

Key plan

Question 6: 
Provide further information to clearly demonstrate the 
appropriateness of proposed densities and heights 
to ensure an appropriate level of solar access is 
provided to:

i. public open space in mid-winter; and
ii. neighbouring sites and compliance with SEPP 65 
and ADG  requirements.

Site 4

4. Campsie Masterplan 3D modelling - Built Form Testing

SIte 4 - Evaline place updated model
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21st june 9am to 3pm:

73% of total landscape receives at least 
two hours of sun 

Part 3

Key plan

Question 6: 
Provide further information to clearly demonstrate the 
appropriateness of proposed densities and heights 
to ensure an appropriate level of solar access is 
provided to:

i. public open space in mid-winter; and
ii.neighbouring sites and compliance with SEPP 65 
and ADG  requirements.

Site 4

5. Campsie Masterplan 3D modelling - Solar Analysis

Site 4 - Evaline place updated model

Evaline St

Claremont St

Existing strata 
building

Built form maximise solar access to existing strata building

(Ground floor commercial and 4 levels of residential)
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The masterplan capacity calculation have focused on the intensification area of the masterplan where the proposed controls differ from 
the current controls. The area with no change have been left out of the calculation for the purpose of this exercise.

Strathfield LGA Burwood LGA

Inner West LGA

Inner West LGA

Redman St

B
eam

ish St

B
eam

ish St

B
eam

ish St

Canterbury Rd

Canterbury Rd

Canterbury Rd

Claremont St

Evaline St

Amy St

Anglo Rd

B
eam

ish St

Evaline St

Phillips Ave

W
onga St

G
ould St

O
sw

ald St

Park StD
uke St

M
ar

lo
w

e 
St

McKern St

Beaumont St

Fletcher St

O
rissa StThorncraft Parade

McKenzie St

Perry St

St
an

le
y 

St

Unara St

Hill S
t

Campsie St

Wilfred Ave

Lilian St

S Parade

S Parade
N Parade

Ninth Ave

Eighth AveSecond
 Ave

Third
 Ave

Fourth Ave

Fifth Ave

Sixth Ave

First Ave

Seventh Ave

Second
 Ave

Third
 Ave

Fifth Ave Seventh Ave

Omaha St

Bruce Ave Baltim
ore St

Bruce Ave

M
ichael Ave

Lincoln St

Lincoln St

Albert St

Loch St

Loch St

D
uke St

Park St

G
ould St

W
onga St

W
airo

a S
t

Bellombi St

Frederick St

Clissold Parade

M
oore St

M
oore St

Burns StD
ryden St

Brow
ning St

Shakespeare St

Brig
hto

n Ave

Byron St

C
ow

per St

B
rig

ht
o

n 
A
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Loftus St

Tudor St

C
ooks River

Cooks River

Cooks River
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J
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M
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N

P
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O

I
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Proposed Floor Space Ratio

A - 0.5:1

B - 1.15:1

C - 1.3:1

D - 1.4:1

Da - 1.5:1

E - 1.6:1

F - 1.7:1

G - 1.8:1

H - 2:1

I - 2.3:1

J - 2.4:1

K - 2.5:1

L - 2.9:1

M - 3:1

N - 3.2:1

O - 3.8:1

P - 4:1

Q - 4.9:1

R - 5:1

S - 6:1

Subject to further testing through a separate Planning 
Proposal

Heritage

Existing Heritage Items (CLEP 2012) and properties under 
investigation for Heritage Significance

Open Spaces and Connectivity

Existing Open Spaces

Proposed Open Spaces

Cooks River Foreshore Landscape Management Area

Potential New Pedestrian/Cycle Links/Service Laneways

1:10,000 (A3) 0 100m 200m

127 Campsie Town Centre Master Plan

Intensification 
Area

Calculation approach:
The calculation is using the masterplan’s proposed FSR, multiplied 
by lot size for each property receiving uplift, including the 
underground FSR bonus in B4 zone.

Exclusion: 
• Strata with more than 5 owners
• Heritage listed items
• Potential heritage item
• Special character areas
• Campsie Private hospital site
• Campsie Civic Precinct

The same method has been used to assess the GFA capacity under 
the current controls.

Allocation to residential or commercial GFA:
Based on the proposed Building typology map of the masterplan 
and land use, GFA is allocated to either residential, commercial 
(non-residential) or mixed-uses

Mixed-use buildings have been separated into two categories, the 
“mixed-use podium with tower” on one hand, and the “shop top 
housing” on the other.

Shop top housing typologies generally have a commercial ground 
floor the rest of the building being residential, while mixed-use 
podium with tower are not easily predictable and the distribution of 
commercial floorspace can vary. It’s been assumed for this exercise 
that this category would have a commercial ground floor and a 
commercial first floor while the rest is residential.

For both typologies, the residential component is calculated by 
substracting the commercial FSR to the overall FSR proposed in the 
masterplan.

Part 4
Question 7: 
Include an estimate of additional gross floor area 
expected to be achieved under the proposal, 
including a likely split of commercial and residential 
development, explaining the logic for these expected 
amounts.

7. GFA Capacity



Campsie Masterplan PP / Responses to Department / City of Canterbury-Bankstown / May 2024 18

The results are showing that the masterplan proposed control will increase the area capacity 
by 695,700 m², almost doubling it, with the majority of the additional GFA being dedicated to 
residential use (+531,500 m²). 

The masterplan uplift is the difference between the current capacity and the masterplan capacity

Part 4
Question 7: 
Include an estimate of additional gross floor area 
expected to be achieved under the proposal, 
including a likely split of commercial and residential 
development, explaining the logic for these expected 
amounts.

7. GFA Capacity

Area with no change, 
not included in the 
calculation

Intensification 
Area

Current capacity: 
• Residential: 514,300 m²
• Commercial*: 193,700 m²

Masterplan capacity:
• Residential: 1,045,800m²
• Commercial* above ground: 241,300 m²
• Commercial* underground: 116,600 m²

Masterplan Uplift: 
• Residential: +531,500 m²
• Commercial* above ground: +47,600 m²
• Commercial* underground: +116,600 m²

695,700m²

708,000 m²

1,403,700m²

Residential GFA

Commercial* GFA 
underground

Commercial* GFA 

*Note: commercial is used in the 
sense of “non residential”

Total GFA all uses 
combined

Masterplan Uplift

Masterplan Capacity

Current capacity

Key plan
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Section 3: 
Appendices

Supplementary materials for further detail and 
demonstration


