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Purpose of this Report

This report has been prepared by Architectus for the site at 28-34 Victoria
Street and 23-27 George Street, Burwood.

To support the planning proposal for the subject site, an urban design
analysis and concept plan has been developed demonstrating the future
potential of the site, ensuring adequate building separation and assessing
solar impacts on the site and neighbouring properties.

To demonstrate that the subject site is feasible, a detailed architectural
concept has been prepared that provides for ground level street address,
non-residential uses in a podium, residential uses above, a mid-block
through site link and open space.

Report objectives
The obijectives for this report are to:

— Understand and present the site’s strategic planning context, local
character and existing planning controls.

— Demonstrate the potential of the site to consolidate the future role of
Burwood Town Centre in the sub-region as the primary urban centre.

— |dentify appropriate urban design principles for the site; and

— Prepare a master plan and indicative architectural concept for the site
that demonstrates the development potential of the site and the most
appropriate built form and public domain benefits.

—xecutive Summary

The site

The site has a rectangular shape with a dog-leg, which allows vehicular and
pedestrian access from two street frontages. The site fronts Victoria Street
to the north, and George Street to the south. It is situated adjacent to, and
across from the regional anchor of Westfield Shopping Centre in the north-
eastern part of the main commercial and retail area of the town centre.

At present the site is occupied by four (4) 3-storey walk-up apartment
buildings above at grade car parking, totalling approximately 71 dwellings.
To the south, similar building typologies surround the site. On Victoria
Street, to the west is a 20 storey apartment development with 4-storeys of
commercial tenancy, and to the east is an 8-storey government housing
development. On George Street, to the west there is a 20 storey residential
building under construction, and to the east a 3 storey residential above
ground level parking.

Currently there is a 20 storey approved DA on the 23-27 George Street site.

Strategic context

— Burwood is identified as a Strategic Centre. Other Strategic Centres
include Chatswood, St Leonards, Green Square, Rhodes and Bondi
Junction.

— Burwood is centrally located between Central Sydney and Sydney’s
second centre, Parramatta and has been identified as priority precinct. It is
only a 15 minute express train ride in each direction.

— The Metropolitan Plan for Growing Sydney provides the following action
for the Burwood Centre: “Work with Council to provide capacity for
additional mixed-use development in Burwood including offices, retail,
services and housing”.

— Burwood provides a retail, services and entertainment focus for the
western part of the Central subregion, where Strategic Centres are more
sparse than in other subregions. Sydney Olympic Park is the closest
Strategic Centre, but does not have the same attractions or catchment as
Burwood.

— Burwood has excellent rail connectivity and high rail patronage — 35.9% of
people living in the Burwood LGA travel to work by train or bus, compared
to 19.6% of people living in the Greater Sydney area (2011 Census data,
Profile.id).

Built form and the hierarchy of centres

— Central Sydney is the primary focus for infrastructure and jobs.
The planning controls in the City allow for buildings up to 235m (75
residential storeys), with this height control currently under review for
higher buildings up to 100 storeys.

— Parramatta: In Sydney’s second CBD, Council and the State Government
have provided initial support for a Planning Proposal to amend the
controls to allow for a 90 storey (280m) development in Parramatta
Square.

Highlights of the proposal

The subject site is ideally suited to more intensive uses being located in a
strategic centre and in close proximity to the Burwood train station.

Key highlights of the proposal include:

— A consolidated site offers the opportunity for a well-considered proposal
which would not be possible without consolidating sites, and which
optimises building separation and public benefit;

— A mid-block through site link with direct sight lines between Victoria and
George Streets can be delivered as part of the proposal and will offer
excellent pedestrian amenity;

— A proposed vibrant mix of retail to activate the street frontage. The
opportunity for retail at the rear of the Victoria Street sites to open onto a
landscaped open space providing a new public domain benefit for the
town centre.

— Taller more slender towers with wide separation distances maximise view
sharing and minimise bulk on the skyline

— The Proponent will allocate 10% of proposed dwellings for acquisition
by first home owners only. They will also be offer delayed settlement and
reduced deposits.

Master Plan data

Site Area 5,450m?
Overall FSR 8.5:1
Non-residential FSR 1.9:1
Residential FSR 6.6:1
Non residential GFA 10,297m?2
Residential GFA 35,908m?

Total GFA 46,205m?2
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Burwood is a strategic centre located between Strathfield and Ashfield within 20mins away from Central Sydney by train.
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1 Context worex

1.1.1 Regional Context

The site is located on Victoria Street and George The site is located north of Burwood railway station,

Street in Burwood, an inner-west suburb of Sydney which provides regular services to the CBD (within 15

approximately 12km west of Sydney CBD. minutes). Further to the west Strathfield Train Station,
which is one of the most interconnected railway stations

At a metropolitan scale the site is located within close in Sydney, providing connections to the Bankstown,

proximity to the major centre of Burwood and adjoins the  Inner-West, Southern, Northern, Western and Olympic
WestConnex Corridor, an important corridor connecting  Park suburban lines; and the Southern Highlands,

Parramatta and Global Sydney. The Plan for Growing Blue Mountains, Newcastle & Central Coast inter-city
Sydney has identified Burwood as a Strategic Centre lines. Countrylink, a national train service connecting to
with the focus on providing capacity for additional Melbourne, Brisbane, Canberra and many other regional
mixed-use development including offices, retail, services locations on the east coast of Australia, also services
and housing. Strathfield station.

A range of important regionally and nationally significant  The entrance to the M4 is located to the west of the

institutions and precincts are situated within close site, intersecting with Parramatta Road, which is the
proximity from the site, including Sydney Olympic Park, primary East- West movement corridor of Sydney.
Australian Catholic University, Strathfield Campus, The delivery of M4 east, expected to open in 2019, will
Sydney Markets and Tafe Western Sydney Institute. extend the existing M4 Motorway from Homebush to

Haberfield, bypassing Parramatta Road and connecting
to City West Links. The new extension will connect at
the Concord Road intersection, and is predicted to
accommodate an over 67,000 vehicles per day over
three lanes of traffic.
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Context

11.2 Urban Context

Burwood has a mixture of residential, commmercial, and
light industrial developments. The main shopping strip
runs along Burwood Road, beside Burwood railway
station. Westfield Burwood is a large regional shopping
centre, north of the railway line, on Burwood Road
opposite Burwood Park. Burwood Plaza is a smaller
shopping centre on Railway Parade, south of the railway
line.

High rise residential and commercial buildings are
also found in surrounding streets and along the railway
line. Commercial and light industrial developments are
located along Parramatta Road.

The Burwood Development Control Plan (BDCP) has
divided the Burwood Town Centre (BTC) into 4 zoning
areas;

— Commercial Core;
— Middle Ring Areg;

— Perimeter Area; and
— Transition Area.

The Commercial Core and Middle Ring Areas are the
inner parts of the BTC. It is envisaged that much of the
commercial and retail development will be concentrated
in these Areas. The objectives for these areas are

to develop human-scale street environments and to
facilitate higher density development while maintaining
the existing character of street development fronting
Burwood Road.

The Perimeter and Transition Areas are located around
the boundary of the BTC. Residential development is
expected to predominate in these Areas as it is not
restricted.

Key

= ==  Town Centre

B Commercial Centre
Middle Ring Area

B Perimeter Area

B Transiton Area Burwood Town Centre - site is part of the Middle Ring area of the Centre.
Site boundary
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Context

11.3 Site Context

34 Victoria Street Burwood

Site location is between Wesfield and Burwood rail station.

Looking east along Victoria Street Burwood
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Indicative visualisation of the proposed publicly accessible
courtyard within the development surrounded by retail.




1.2

Planning Review

1.21 Literature Review

The Municipality of Burwood (LGA) has humerous
planning documents to enable a strategic plan for future
growth of the Regional area and Burwood Town Centre.
Outlined below are prominent documents affecting
state, regional and local planning policy and decision-
making. Like other LGAs, a Local Environmental Plan
(LEP) and Development Controls Plan (DCP) provides
the foundation and framework in guiding future
development.

A suite of strategic planning and research studies have
been undertaken in recent years to inform and support
the development of the regional area and the key
strategic centres in particular. The implications of each
of these documents has been drawn out in the following
sections.

A Plan for Growing Sydney
— Department of Planning & Environment

Planning Review

Parramatta Road Corridor Urban Transformation Strategy

UrbanGrowth

Burwood Local Environmental Plan 2012
— New South Wales Government

28-34 Victoria Street & 23-27 George Street, BurwoodUrban Design Report| Architectus

Burwood Development Control Plan 2013

Burwood Council
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Planning Review

1.2.3 Parramatta Road Urban Transformation
Western Sydney is currently going through major

urban transformation. In 2012, the NSW Government
released a State Infrastructure project to provide better
and quicker connectivity between Western Sydney and
Botany Bay, in order to support Sydney’s urban freight
task. The WestConnex project will encourage urban
revitalisation throughout the corridor, including Burwood
Town Centre Precinct.

The vision for Burwood Road is to create a new urban
precinct that is supported by high density residential,
commercial and retail activity. With the future influx of
population growth expected in the area, it is anticipated
that by 2031, the Burwood Precinct (located north of
Burwood Town Centre) could accommodate 11% of
the overall population in the Parramatta Road Urban
Corridor.

As outlined in the Draft Parramatta Road Urban Renewal
Strategy, Burwood Precinct’s potential long term
evolution (2050+) is calculated to be 4,300-6,400 new
dwellings, with the precinct ear-marked to have up to

25 storeys. Although this precinct does not extend to
the subject site, the strategy does mention that renewal
in this precinct can support the growth of the existing
Burwood Town Centre.
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Planning Review

1.2.4

Burwood LEP 2012
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Floor Space Ratio

The BLEP 2012 applies a FSR control of 4.5:1 to the
subject site.

2
25
3
4.5
6

The properties to the south (6:1) which is located within
the Commercial Core offer higher FSR control and
properties to the east (3:1) which area located within the
Transition Zone offer a lower FSR control.

02_Building Height
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Building Height
The site has been allocated a maximum building
height of 60m, which is approximately 19-20 storeys.

The areas to the south of the site have a maximum
building height control of 70m, while the north and east
of the site have a reduced building height of 30m.
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03_Land Use Zoning

Neighbourhood Centre

Low Density Residential

- Medium Density Residential
- Public Recreation
Private Recreation
[RUZ] special Activities

Infrastructure

Local Centre

Commercial Centre

- Mixed Use

- Business Development
[ON2] tight industrial
Land Use Zoning

The BLEP 2012 applies a Mixed Use (B4) classification
to the site, and throughout the entire town centre
boundary. The majority of the surrounding areas are
deemed as medium density residential along the outer
boundaries of Burwood Town Centre.

According to the BLEP 2012, the objective for Mixed Use
is to integrate suitable business, office, residential, retall
and other development in accessible locations so as to
maximise public transport patronage and encourage
walking and cycling.

04 Building Height Plane (BHP) Map

BHP Line Height BHP Projected BHP General Orientation
Angle
1.0m 540 East of BHP line
1.8m 540 East of BHP line
1.0m 36° West of BHP line
E 1.0m 33° North of BHP line
E 1.8m 33° North of BHP line

Building Height Plane

The objectives of the Burwood BHP 2012 are; to limit
building heights to facilitate adequate solar access to
land adjoining the Burwood Town Centre, to provide

a transition in heights to establish a height hierarchy
which reduces heights and land use intensity towards
the Burwood Town Centre boundary, and to mitigate
any adverse effects on the amenity of existing and future
residents living adjacent to the Burwood Town Centre.

There is no justification for the mismatched projection
angles. For example, Shaftesbury Rd (36° projection)
compared with Park Rd (54° projection).
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The diagram above shows the heritage listed items and
conservation areas within the town centre boundary as
per Burwood LEP.
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Street Front Setbacks

Subject Site

A street front setback of 3m is required along both
Victoria Street East and George Street.

The DCP states;

— Setback areas are to be free of any projection or
encroachments, except for approved awnings and
at-grade landscape.

— All ground level setbacks are to be finished
at-grade with Council’s footpath and finished with
materials to match Councils current public domain
requirements.
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Street Secondary Setbacks

Subject Site

Any development in the Commercial Core and Middle
Ring Areas that exceeds 15 metres in height, the part of
the development above 15 metres must be set back a
minimum of 6 metres from the street front boundary.

Planning Review

1.2.5 Burwood DCP 2012 Summary
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Pedestrian Links

Subiject Site

As outlined in Council’s DCP, the required pedestrian link
is located on the adjacent developments west of the site.

This master plan proposes a new location of the
pedestrian link and moves the north-south link eastward
to define a better mid-way connection to the block. This
location provides for a more generous link width which
is open to the sky and has a better interface with the
adjacent buildings, currently the DCP pedestrian link will
have facing blank walls.

This master plan provides an active edge to this lane
and a pedestrian entry to the ground floor retail from this
lane.



Planning Review

1.2.6 SEPP65 Summary

Any new residential flat buildings proposed on the
site will be subject to the requirements of State
Environmental Planning Policy No. 65 (SEPP 65),
which sets out ten urban design criteria for new build
residential flat buildings.

The Apartment Design Guideline (ADG) is the
supporting document to this policy which provides
clear guidelines for best practice urban design in the
development of new apartment buildings. The ADG is
divided into three sections:

1. Local Context;
2. Site Design; and
3. Building Design.

The key guidelines of each section, which inform the
early stages of a residential development are described
in the following pages.

Part 01: Local Context

Building Depth

As a rule of thumb residential flat buildings should be
between 10-18 metres internally from glazing line to
glazing line. This ensures that satisfactory day lighting
and natural ventilation can be achieved.

Building depths beyond 18m may be able to be
achieved where appropriate access to light and
ventilation can be demonstrated: for example in a corner
location.

Building Separation

Building separation is an important factor in achieving
high quality amenity. These controls vary depending

on the overall height of the buildings in question. The
separation dimensions are measured from the outer
most edge of the building, i.e. from the balcony edge or
the building wall.

Buildings to 12 metres in height (4 storeys)

— 12 metres between habitable rooms/balconies

— 9 metres between habitable rooms/ balconies and
non-habitable rooms

— 6 metres between non-habitable rooms

Buildings to 25 metres in height (5 - 8 storeys)

— 18 metres between habitable rooms/balconies

— 12 metres between habitable rooms/ balconies and
non-habitable rooms

— 9 metres between non-habitable rooms

Buildings over 25 metres in height (9 storeys and over)

— 24 metres between habitable rooms/balconies

— 18 metres between habitable rooms/ balconies and
non-habitable rooms

— 12 metres between non-habitable rooms

28-34 Victoria Street & 23-27 George Street, Burwood | Urban Design Report | Architectus

Front Setbacks

Front setbacks are determined by the predominant
building line established by the street. In denser local
centres with non-residential uses at ground level, the
setback is generally zero and built to the street edge.

Side and Rear Setbacks

These setbacks are determined by taking into account
surrounding context and building relationships so as to
respond to street-scape, sunlight, ventilation and privacy
issues. These setbacks also help in achieving deep soil
zones/ site coverage rations which are usually required
under councils landscaping controls.

Part 02: Site Design

Deep Soil Zones

These allow for the natural penetration of storm water
into the ground and the provision of substantial
landscaping. A minimum of 25% of the open space area
should be a deep soil zone.

Open Space

The inclusion of appropriate communal open space in
residential developments. The area of common open
space should generally be at least between 25 and 30%
of the site area.

The minimum area of private open space for each
apartment at ground level is 25 m?, with the minimum
dimension in one direction being 4 metres.

Landscape Design

To contribute to the overall amenity of residential
developments particularly in regards to privacy, outlook
and views. Landscape also greatly contributes to the
ecological sustainability of our cities flora, fauna, air and
water quality.

Fences and Walls

To allow for the appropriate definition between public
and private spaces which encourage a comfortable and
humane pedestrian environment. This is particularly
important from a safety and security perspective.

Orientation
The optimisation of solar access to residential
apartments and open space

Visual Privacy

Visual privacy within a new development protects
residents ability to carry out private functions within all
rooms and private spaces without compromising views,
outlook, ventilation and solar outlook.

Visual privacy relates not only to the dwellings within
the new development, but also those existing dwellings
surrounding the site.
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Building Entry

The building entry should provide a clear identifiable
entry point for the development. It should facilitate easy
orientation for the visitor and contribute positively to the
streetscape and building design overall.

Parking

The parking strategy for the development should take
into account the site’s proximity to public transport and
minimise car dependency where possible.

The development should provide adequate car parking

for the buildings users and visitors, and should integrate
the location and design of parking into the design of the
site and the building.

The impact of on-grade car parking should be
minimised and preference to underground parking
where possible. Design considerations should ensure
that this does not impact the potential for deep soil
zones and allows for safe and clear access to building
entries.

Vehicle Access

The width of driveways should be limited to a maximum
of 6 metres. Vehicle entries should be located away from
main pedestrian entries and on secondary frontages.

Part 03: Building Design

Apartment Sizes

Apartment sizes are generally determined via a variety
of factors including geographic location and market
demands.

The Apartment Design Guideline has a number of ‘rule
of thumb’ dimensions and internal areas, including;

— Single aspect apartments should be not greater
than 8 metres in depth (from a window).

— The back of a kitchen should be no more than 8
metres from a window.

— The width of through apartments over 15 metres
from glazing line to glazing line should be greater
than 4 metres in width.

Minimum apartment sizes are approximately:

— 1 bed apartment: 50m?
— 2 bed apartment: 70m?
— 3 bed apartment: 95m?

Apartment mix

Developments should incorporate a variety of apartment
types so as to encourage cultural and social diversity.
Councils often have desired mix targets.

28-34 Victoria Street & 23-27 George Street, Burwood | Urban Design Report | Architectus

Balconies

Balconies and private open space should be designed
as ‘outdoor rooms’ so as to contribute usable spaces
which contribute to the overall amenity of the living
environment. The primary balcony is a natural extension
of the primary living space.

Balconies should aim to be a minimum of 2.4 metres in
depth to allow for outdoor dining, with an minimum of 2
metres in depth.

Minimum balcony sizes based on apartment area are
given as follows: -

— 1 bed apartment: 6-10m?
— 2 bed apartment: 11-33m?
— 3 bed apartment: 24m?

Ceiling Heights

Minimum ceiling heights measured from Finished
Floor Level (FFL) to Finished Ceiling Level (FCL) are as
follows:

— Mixed use buildings
— Ground floor retail/commercial and for first floor
residential/ retail/commercial so as to provide
future flexibility 3.3 metres FFL to FCL.

— Residential Flat Buildings
— 3.3 metres FFL to FCL for ground level in a mixed
use area

— 2.7 metres FFL to FCL for all habitable rooms

— 2.4 metres FFL to FCL for all non-habitable rooms
(2.25 is permitted)

As a rule of thumb this would require at a minimum:
— 4 metre floor to floor for ground level (4.2m desirable)

— 3 metre floor to floor for upper levels at a minimum.
(8.2m desirable)

Planning Review

1.2.7 SEPP 65 Summary

Storage

Some Councils have their own minimum requirements
for separate private storage areas, the ADG suggests
the following rules of thumb:

— Studio apartments: 6m3
— One-bed apartments: 6m3
— Two bed apartments: 8m3
— Three + bed apartments: 10 m3

Daylight Access
— A maximum of 10% of the apartments are to be single
aspect and south-facing.

— 70% of apartments in a development should receive a
minimum of three hours direct sunlight between 9am
and 3pm in mid-winter (may be varied to 2 hours in
dense urban areas).

Natural Ventilation
— Building depths should be between 10 — 18 metres

— 60% of residential units should be naturally cross
ventilated

— 25% of kitchens in a development should have
access to natural ventilation.
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2.

Urban Analysis

wemm Subject Site
=== Secondary Roads

Local Roads
==== Train Line U

211 Movement and Access

The local centre is divided by the east-west railway
corridor. The primary vehicular access for the site is
located to the east of the property from Shaftesbury
Road, which is a heavily traffic arterial road, due to the
roads significant function in directing traffic flows into,
through, and out of the Burwood Town Centre.

The subject site has two street frontages, Victoria Street
and George Street. Vehicular access to site is gained via
Shaftesbury Road and Burwood Road to the east and
west of site boundary.

@ Train Station
Bus Stops

.0,

5.& Pedestrian Priority
Crossings

‘ Signalised Intersections
e ¢« Through-site Links

O) Driveway access and egress —1-2 min. walking distance

Burwood is well serviced by public transport. Rail
services are accessible via Burwood Train station
located to the south of the site and offers frequent
services to the City. The local bus network connects
with the rail services and surrounding suburbs within the
Inner West LGA.

Pedestrian and cycle links through the suburb and
local centre are moderate. A number of other factors
affect the walkability of the suburb, including a lack of
landscaping and separation from heavy traffic volumes
along Shaftesbury Road.

28-34 Victoria Street & 23-27 George Street, Burwood | Urban Design Report | Architectus

>
1 N
7 "‘ N

b | ~N
- I

~~_ i @
ROONI N ﬁ/ﬁ

K

=

ey

........ Subject Site o Private Open Space
B pyplic Open Space ® Tree Canopies
21.2 Open Space & Vegetation

Burwood Park is a substantial passive recreational
open space for the area. Besides the park, there are
a limited number of local open spaces and recreation
areas within close proximity to the site that provide
opportunities for passive and active recreation.

The town centre consists mainly of fine grain commercial
and retail development with few available spaces
suitable for passive recreation and landscaping. The
provisions for landscaped open space is limited to;

— Areas of existing vegetation concentrated within the
public domain, open spaces and along street verges.

— Other areas of vegetation are isolated within private
lands, typically with the rear gardens of the single-
detached residential properties.
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