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EXECUTIVE SUMMARY:

Tony Owen Partners have been engaged by Super star Holding Group Pty Ltd to prepare a Stage 1 Concept DA for 
the site known as 164 - 170 Croatia Avenue, Edmondson Park 2174.

A site and context analysis has been prepared to provide a better understanding of the extent and scale of development 
which can be achieved on the site. This includes consideration of the current and future urban character of the area. 
We have considered the constraints and opportunities on the site and the proposed development of the surrounding 
precinct.   

It is intended to lodge a Development Application shortly afterwards.

Introduction

The site is 30,289.0sqm in area. The site is located within the Edmondson Park precinct of South West Priority 
Growth Area. It is located to the north east of the Edmondson Park Train Station within the Liverpool LGA, and is 
currently undeveloped vacant land. The proposal  consists of 7 buildings and includes some 678 residential units, 
ground floor retail tenancies, child care and basement parking. The site forms part of the Master Plan prepared by 
Landcom P/L who are the owners of the adjoining site top the west. It includes large areas of land zoned RE1, which 
will be public recreation spaces and includes a creek and a detention pond being designed by council. 
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Master Plan and Adjoining 

Development Controls

The Edmondson South Concept Plan was approved 
in 2011 with a dwelling yield of 3,200 dwellings 
and up to 45,000 sqm of retail/commercial floor 
space. Along with the Landcom Town Centre North 
Design Guidelines, this plan establishes the overall 
geometry for the precinct, road hierarchy and overall 
approach. Whilst the Concept Plan relates to the 
adjoining Landcom site, there is a close relationship 
between the 2 sites and in designing for our site we 
have adopted or incorporated many of the principles 
and planning from the adjoining site. An application 
to amend the Concept Plan has been lodged to 
increase the height to 50m with a landmark 67m 
tower. 

In addition a large precinct is being developed by 
Fraser Property. Known as Ed Square. This site was 
subject to a Planning Proposal which was approved 
for a modification to the concept plan was approved 
increasing the maximum allowable height from 
30m to 67.4m. The total floor space potential was 
unchanged. Large areas of this site have now been 
completed. 



PROJECT ADDRESS

164 - 170 Croatia Avenue,
Edmondson Park 2174

CLIENT

Super star Holding Group Pty Ltd
PROJECT

Edmondson Park Concept DA
DRAWING SCALE DATE

Sep 2020April 2021

SUBJECT SITE

EDMONDSON PARK MASTER SITE PLAN NOT TO SCALE

 EDMONDSON PARK    
 MASTERPLAN



PROJECT ADDRESS

164 - 170 Croatia Avenue,
Edmondson Park 2174

CLIENT

Super star Holding Group Pty Ltd
PROJECT

Edmondson Park Concept DA
DRAWING SCALE DATE

Sep 2020April 2021

View from Croatia Avenue Area of exposed soils at south of the site

View across centre of the site View across centre of the site

Context and Character

The site is currently undeveloped and consists of 
areas of grassland. Northern portions of the site 
are zoned RE1 and will form of a larger parkland 
including portions of the Landcom site. These 
areas contain Maxwells Creek. This creek is being 
realigned as part of the MP and water detention 
plan and it forms the basis of the crescent shaped 
geometry of the surrounding green spaces. 

The site is located within the Edmondson Park 
precinct of South West Priority Growth Area. It is 
located to the north east of the Edmondson Park Train 
Station within the Liverpool LGA, and is currently 
undeveloped vacant land. It directly adjoins the Ed 
Central development by Frasers which contains a 
large shopping centre and associated amenities. 

The site is close to Ingleburn North Public School 
to the south and under the Edmondson Park Mater 
Plan a new primary/high school will be located 
directly west of the site. The Mater Plan also makes 
provision of large areas for a future regional park 
directly east and west of the site. 

The site adjoins 2 large development sites; being 
the Frasers Ed Square project and the Landcom 
site. Both of these proposals involve similar scale 
developments including high density apartment 
buildings up to 20 storeys and large retail centres. 
These developments establish a new character for 
the area. The proposal is consistent with this context. 

CONTEXT AND CHARACTER NOT TO SCALE
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Statutory Context

The site is Regulated by State Environmental 
Planning Policy (State Significant Precincts) 2005, 
and Liverpool LEP 2008 and Edmondson Park 
South Development Control Plan 2012. The site has 
been designed according to the principles which 
have been established by the Landcom Master Plan 
Edmondson South Precinct. 

It comprises multiple zones: B4 - Mixed Use pursuant 
to the State Environmental Planning Policy (State 
Significant Precincts) 2005 Appendix 16 Edmondson 
Park South Site; and SP2 – Infrastructure, RE1 - 
Public Recreation and R1 - General Residential, 
pursuant to the LEP 2008. 
The southern portion of the lots are located within 
the planned Edmonson Park Town Centre and are 
zoned B4 Mixed Use under the State Environmental 
Planning Policy (State Significant Sites) 2005 (SSP 
SEPP). This includes Sites 9 and 4 shaded blue in 
Figure 1, and the adjacent proposed roads. The 
northern portion of the lots are predominantly zoned 
RE1 Pubic Recreation and SP2 Infrastructure (Local 
Road) under the Liverpool Local Environmental Plan 
2008, and is proposed to be acquired by Council.

Below are extracts from the SEPP (State Significant 
Precincts) 2005

- Maximum FSR 2.0:1;
- Maximum Building Height: 24m;

- Zoned B4 - Mixed Use;

The proposed design is informed by these 
development parameters and is intended to test 
them with a built form outcome. This has then 
informed the modifications proposed to the Concept 
Plan and the SEPP
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Below are extracted from 
The Edmondson Park Frasers 
Town Centre South Master Plan

The area to the south of the train station is designated 
Edmondson Park Frasers town Centre (EDFTC). 
The proposal to amend the Edmondson Park 
Concept Plan (Mod 4) was approved in October, 
2017.

The urban design report which informed the 
Planning Proposal highlighted the following Vision 
for the precinct:

The edmondson Park Frasers town Centre Precinct 
is set to become a regionally significant community 
and the benchmark Town Centre of Sydney, 
characterised by modern enterprise, attractive and 
vibrant lifestyle offerings as well as diverse social, 
economic and housing opportunities. 

The approved Master Plan includes two main 
precincts:
- Area A - The Town Centre Core precinct is 
characterised by a variety of commercial and retail 
choices, including supermarkets, department stores, 
gymnasium, medical centre, cinemas, and a family 
friendly food and entertainment venue. Residential 
apartments are lcoated along the edges of the 
commercial buildings providing for articulation and 
integration of the public realm.

- Area B - The residential precinct is charaterised 
by a mix of medium density housing, multi-dwellibng 
townhomes (mews housing), studio dwellings, and 
terraces. 
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Below are extracted from 
The Edmondson Park Frasers 
Town Centre South Commercial 
Core

The EDFTC Commercial core precinct is located 
within the 4 blocks immediately south of the train 
station. 

One of the elements within the approved modification 
for the Town Centre South are the proposed building 
heights.

the approved modification is consistent with the 2.5:1 
FSR, as per the SEPP 2005. However, removed 
the FSR applicable under the SEPP and instead 
included a maximum gross floor area divided across 
four quadrants. the approved modification increased 
building heights to a maximum 67.4m. The maximum 
building height is then variable according to each of 
the quadrants of development, to allow for flexibility 
in future siting, heights of buildings and GFA.
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Subject 
Site

Below are extracted from The Landcom Master 
Plan. What this MP does not include the subject 
site in order to fit within this context. We have 
adopted many of the principles and design 
envelopes of this plan.

Design Principles

Whilst a number of design options and 
devleopmentscenarios have been explored for 
the Site the following design principles have 
been consistently applied to the Master Plan:  

- Connectivity - a system of new local streets and 
pedestrian paths provide maximum permeability and 
legibility through visual and physical connections to 
key destinations. Special attention has been given 
to ‘green to green’ connection.

- Amenity - Local streets, blocks and indicative built 
form solutions optimise public and private amentiy.

- A context Sensitive Apporach - Character 
Areas have been identified early in the process 
to appropriately match density, built form and 
natural environment to deliver an authentic lifestyle 
environment and choice.

- Diversity - A variety of housing typologies are 
proposed which respond to the site features and 
also provide a sensitive transition to existing land 
uses and future housing; typically transitioning at the 
back of the block to ‘complete the streets’.
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  STREET GRID
- CREATE CENTRAL GREEN SPACE

Design Principles

The Master plan has been generated based on 
a set of principles. Many of these principles are 
continued from the adjoining Landcom site. The 
street grid maintains the street layout as set out in 
the diagrams in the SEPP and DCP as well as the 
geometry and envelopes established in the master 
plan. In addition a Pre-DA meeting occurred in 
August 2020. At that time the MP was presented to 
a generally favorable response. The final MP has 
been amended according to the feedback from that 
meeting and reflects the direction and consensus 
from this meeting. 

Building Envelopes and Massing

The design of the built form and building envelopes 
takes its lead from the adjoining site as follows:

•  The urban design approach consists of envelopes 
designed to reinforce the street grid.

•  We have proposed envelopes which have the 
same general length depth as the the Landcom site. 
This will create a continuity on Urban Design and 
character. 

•  We have proposed a 4 storey podium through out 
with a 2m-3m setback above L4. 

•  We have proposed 4m – 5m setbacks similar to 
the adjoiing site. It is notes that some setbacks on 
Soldiers Avenue and Buchan Avenue are 3m as 
directed by council in the pre-DA meeting. 

DESIGN PRINCIPLES NOT TO SCALE
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Orientation

Like the adjoining MP, the building envelopes are 
oriented North/South. This ensures that units will 
receive the maximum solar amenity. In addition, it 
creates a series of North/South communal green 
spaces between the buildings and maximises the 
amount of sun to these spaces.

DESIGN PRINCIPLES:
- NORTH/SOUTH ORIENTATION
MAXIMISE SUN TO OPEN SPACE + UNITS

DESIGN PRINCIPLES NOT TO SCALE
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DESIGN PRINCIPLES:
- EXPOSURE TO GREEN SPACE

Exposure to green space

The layout has been conceived to maximise the 
amount of green spaces and also maximise the 
outlook of all units towards greenspace. This 
includes:
• Creation of North/South greenspaces with 
maximum exposure to the North/South buildings 
(Bldg A,B,C,D).
•  Orienting the eastern buildings (E,F) to maximise 
outlook to the green reserve to the north and east. 
•  Provision of green space between buildings B,D 
and E,F.
•  Creation of greenspace between buildings G,H 
and the adjoining potential buildings south of the 
site. 

DESIGN PRINCIPLES NOT TO SCALE
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DESIGN PRINCIPLES:
- PERMEABILITY
- MID - BLOCK LINKAGE

Permeability

The site is located close to the station and surrounded 
by other developments. Accordingly, the plan has 
been designed to maximise permeability within the 
site and maximise connectivity to adjoining sites. 
This has been achieved as follows:

• Creation of an East/West crescent shaped 
pedestrian link which would continue the paths 
established on the Landcom site which links together 
various communal green spaces. 

•  Provision of a North/South link between Bldgs 
A,B,C,D and G,H. This link would connect the areas 
north of the site with the station to the south. 

DESIGN PRINCIPLES NOT TO SCALE
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DESIGN PRINCIPLES:
- REDUCED HEIGHT TO AREAS TO 
MINIMISE OVERSHADOWING

Bulk and Scale and ‘Height 
Sculpting’

•  The scheme proposes mixed use residential 
buildings ranging from 4 to 8 storeys. 

•  The controls allow for a 24m height limit.

•  Both large adjoining sites were the subject to 
planning proposals which increased the heights 
from 7 to 16-20 storeys. One of theses PP’s was 
approved, the other is in the final stages of approval. 

•  The scheme does not rely on a PP as it is 
generally consistent with the current controls. An 8 
storey tower is only slightly higher than the controls, 
and much lower than the context of 16-20 storey 
adjoining towers. It is noted that this variance was 
supported  by council staff at the pre-DA meeting. 

Whilst the maximum height of the design is 8 storeys, 
the building heights are varied to provide variety 
of streetscape. We have used ‘solar sculpting’ to 
determine the changes in massing. This involves 
creating an active 3-D model and determining 
the building heights based on minimizing the 
overshadowing of neighbouring buildings both within 
the development and on other sites. This results in 
variation in height and a maximizing of solar access. 
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TOTAL DEVELOPMENT (STAGE 2)
205 CAR PARKING SPACES

(including 21 disable spaces; 32 visitor spaces;
28 retail spaces)

11 motorbike spaces; 6 bicycle spaces; 160 storage cages
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TOTAL DEVELOPMENT (STAGE 4)
243 CAR PARKING SPACES

(including 25 disable spaces; 43 visitor spaces;)

21 motorbike spaces; 14 bicycle spaces; 222 storage cages
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TOTAL DEVELOPMENT (STAGE 1)
154 CAR PARKING SPACES

(including 13 disable spaces; 22 visitor spaces;
33 retail spaces)

8 motorbike spaces; 26 bicycle spaces; 113 storage cages
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Area Schedule

AD-00 - Schedule of Areas
Area Summary Compliant Scheme Date 24/05/2021

Project: Project No. 1008
Project Address: 

Developable Site Area: 30289.00 m2

Site Area: 42919.40 m2

Consent Authority: Liverpool City Council

Building A Building B Building C

GFA UNITS GFA UNITS GFA UNITS
Ground (Retail) 0.0 m2 Ground (Retail) 0.0 m2 Ground & Level 1(Retail) 802.4 m2

Ground (Residential) 1111.0 m2 12 Ground (Residential) 1055.5 m2 11 Ground(Residential) 89.2 m2

Level 1 1143.9 m2 14 Level 1 1030.5 m2 12 Level 1 1060.1 m2 12
Level 2 1145.5 m2 14 Level 2 1023.6 m2 12 Level 2 1136.5 m2 13
Level 3 1143.9 m2 14 Level 3 1030.5 m2 12 Level 3 1136.6 m2 13
Level 4 1003.6 m2 14 Level 4 882.4 m2 12 Level 4 1013.4 m2 12
Level 5 997.4 m2 14 Level 5 848.5 m2 12 Level 5 1008.4 m2 12
Level 6 1000.8 m2 14 Level 6 856.8 m2 12 Level 6 819.2 m2 10
Level 7 627.4 m2 8 Level 7 483.2 m2 6 Level 7 382.3 m2 4

Building D Building E Building F

GFA UNITS GFA UNITS GFA UNITS
Ground(Retail) 255.1 m2 Ground & L 1(Commericial) 282.9 m2 Ground (Retail) 0.0 m2

Ground(Residential) 641.3 m2 6 Ground (Residential) 1360.2 m2 14 Ground (Residential) 1119.7 m2 13
Level 1 1145.2 m2 13 Level 1 1504.7 m2 16 Level 1 1206.6 m2 14
Level 2 1145.2 m2 13 Level 2 1560.6 m2 17 Level 2 1205.0 m2 14
Level 3 1145.2 m2 13 Level 3 1567.1 m2 17 Level 3 1206.6 m2 14
Level 4 962.3 m2 12 Level 4 1384.3 m2 17 Level 4 990.8 m2 12
Level 5 953.8 m2 12 Level 5 1352.8 m2 17 Level 5 966.5 m2 12
Level 6 839.1 m2 10 Level 6 991.9 m2 12 Level 6 782.9 m2 9
Level 7 326.9 m2 4 Level 7 521.1 m2 7 Level 7 611.4 m2 8

Building G Building H TOTAL

GFA UNITS GFA UNITS TOT. UNITS
Ground (Retail) 621.2 m2 Ground (Retail) 569.6 m2 Retail&CC 2531.2 m2

Ground (Residential) 27.8 m2 Ground (Residential) 25.4 m2 BLDG_A 8173.5 m2 104
Level 1 857.6 m2 9 Level 1 754.6 m2 10 BLDG_B 7211.0 m2 89
Level 2 857.6 m2 9 Level 2 754.6 m2 10 BLDG_C 7448.1 m2 76
Level 3 857.6 m2 9 Level 3 754.6 m2 10 BLDG_D 7414.1 m2 83
Level 4 778.4 m2 9 Level 4 549.6 m2 8 BLDG_E 10525.6 m2 117
Level 5 775.6 m2 9 Level 5 527.2 m2 8 BLDG_F 8089.5 m2 96
Level 6 774.8 m2 9 BLDG_G 6325.4 m2 63
Level 7 774.8 m2 9 BLDG_H 3935.6 m2 46

Floor Space Ratio 2.036 :1

674

96

Total m2 63

117 Total m2

3935.6 61654.0 m2m2 46 TOTAL

8089.5Total 10525.6

6325.4

Total m2

Total m2

7211.0

7414.1 m2 83

Total

768173.5 7448.189 m2Total

Edmondson Park
164-170 Croatia Avenue, Edmondson Park

Total 104m2

Page 1



Unit Mix

AD-01 - Unit Mix Schedule
Unit Mix Compliant Scheme Date

1008
Project:
Project Address: 

Developable Site Area 30289.00 m2

Site Area: 42919.40 m2

Consent Authority: Liverpool City Council

BUILDING A BUILDING B BUILDING C

Retail TOTAL Retail TOTAL Retail TOTAL
Ground 1 10 1 0 12 Ground 1 8 2 0 11 Ground 9 0
Level 1 2 11 1 14 Level 1 0 10 2 12 Level 1 3 7 2 1 12
Level 2 2 11 1 14 Level 2 0 10 2 12 Level 2 3 7 3 13
Level 3 2 11 1 14 Level 3 0 10 2 12 Level 3 3 7 3 13
Level 4 5 9 0 14 Level 4 4 8 0 12 Level 4 2 9 1 12
Level 5 5 9 0 14 Level 5 4 8 0 12 Level 5 2 9 1 12
Level 6 5 9 0 14 Level 6 4 8 0 12 Level 6 3 5 2 10
Level 7 2 5 1 8 Level 7 1 4 1 6 Level 7 0 3 1 4

24 75 5 0 14 66 9 0 16 47 13 10
100% 100% 100% 100% 100% 100% 100% 100% 100%

BUILDING D BUILDING E BUILDING F
Retail TOTAL Comm. TOTAL Retail TOTAL

Ground 6 4 6 Ground 2 8 4 1 14 Ground 5 6 2 0 13
Level 1 3 7 3 13 Level 1 2 9 5 1 16 Level 1 3 9 2 14
Level 2 3 7 3 13 Level 2 3 10 4 17 Level 2 3 9 2 14
Level 3 3 7 3 13 Level 3 3 10 4 17 Level 3 3 9 2 14
Level 4 4 7 1 12 Level 4 5 12 0 17 Level 4 3 8 1 12
Level 5 4 7 1 12 Level 5 6 11 0 17 Level 5 3 8 1 12
Level 6 3 6 1 10 Level 6 3 8 1 12 Level 6 3 4 2 9
Level 7 1 3 0 4 Level 7 3 4 0 7 Level 7 3 5 0 8

21 50 12 4 27 72 18 2 26 58 12 0
100% 100% 100% 100% 100% 100% 100% 100% 100%

BUILDING G BUILDING H TOTAL
Retail TOTAL Retail TOTAL Retail TOT.

Ground 0 0 0 5 0 Ground 0 0 0 5 0 BLDG_A 24 75 5 104
Level 1 1 6 2 9 Level 1 4 6 0 10 BLDG_B 14 66 9 89
Level 2 1 6 2 9 Level 2 4 6 0 10 BLDG_C 16 47 13 76
Level 3 1 6 2 9 Level 3 4 6 0 10 BLDG_D 21 50 12 83
Level 4 1 7 1 9 Level 4 5 3 0 8 BLDG_E 27 72 18 117
Level 5 1 7 1 9 Level 5 5 3 0 8 BLDG_F 26 58 12 96
Level 6 1 7 1 9 BLDG_G 7 46 10 63
Level 7 1 7 1 9 BLDG_H 22 24 0 46

157 438 79 26
7 46 10 5 22 24 0 5 100.0% 100.0% 100.0%

100% 100% 100% 100% 157 438 79

117

16%

1 bed 2 bed

73%

3 bed

25%
21 12

14%
50

60%

1 bed 2 bed

3 bed

7
11%

Total 75 5 104

5%72%

15%
27 72 18 26 12

27%

Total

Total

Total

23%
24

83

65.0%

60% 13%

23.3%

1 bed 

Total 58Total

63

1 bed 2 bed

23% 62%

10

3 bed

3 bed2 bed

9
10%

66
74%

14
16%

1 bed 2 bed

2 bed 3 bed

674TOTAL
Total 4624 0

48% 52% 0%
22 11.7%

1 bed 2 bed 3 bed

3 bed2 bed1 bed

46

96

1 bed
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Project No.
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Total 7616 47 13
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PROJECT ADDRESS

164 - 170 Croatia Avenue,
Edmondson Park 2174

CLIENT

Super star Holding Group Pty Ltd
PROJECT

Edmondson Park Concept DA
DRAWING SCALE DATE

Sep 2020April 2021
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209 CAR PARKING SPACES
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