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The Beverly Hills Town Centre Planning Proposal (May 2024) and the Urban Design Study (April 2024) 
have been initially reviewed by the Urban Design Advisory (UDA) team of the Government Architect of 
DPHI. In June 2024, this review was presented to the planning team to highlight design and compliance 
issues that require further refinement or justification.

The planning team requested that the UDA provide design principles and a reference scheme for the 
town centre that comply with ADG requirements and achieve a finer-grain outcome. We understand 
that these baselines will be shared with the Local Planning Panel for further discussion and resolution 
with the proponent.

As part of this design refinement task, we drafted key design principles and developed two design 
scenarios. 

A. The first scenario refines the proponent’s schematic layout within the existing FSR and building height limits. 

B. The second scenario aims to achieve a finer-grain outcome with a reduced building footprint, maintaining the same GFA and 
yields, but with increased building height and a different built form typology.



In summary, both proposed scenarios will comply with the ADG requirements. However, Scenario A, which aims to maintain the proposed 
FSR and heights, results in a bulkier development with larger building footprints and less opportunity for open space and deep soil planting. 
On the other hand, Scenario B will reduce the building footprint and, to maintain the same GFA and yields across the entire site, increase 
the building heights, some to 10 storeys and others to 13 storeys. The reduced building footprint and increased opportunities for deep soil 
planting in Scenario B will also help address flooding issues across the site.

The site has the potential for heights greater than 9 storeys as it is a town centre within 400 meters of the Beverly Hills station, and 
neighbouring suburbs like Hurstville have similarly tall built forms close to the station.

SCENARIO A SCENARIO B PROPONENT’S SCHEME



Drainage Channel

Cinema

Hotel







Beverly Hills 

Arterial Road
Sub-arterial Road
Local Road
Laneway
Cycle way
Pedestrian Crossings 
Existing Open Space
Cluster of Post WWII housing
400m walking catchment
Existing School
Key intersections
Site Area

• King Georges Rd – 25m wide carriageway
• Stoney Creek Road – 14m wide carriageway
• Dumbleton Lane –  5.6m-6m wide 
• Edgbaston Rd – 12m wide carriageway

King George Road (looking north)





Existing Cycle way
Pedestrian Crossings 
Existing Open Space
Cluster of Post WWII housing
400m walking catchment
Existing School
Site Area
Potential Open Space
Potential Links
Potential Green Corridor
Potential Cycle way (as proposed by Council’s 
Transport Strategy)
Waterway Naturalisation (WSUD)– Proposed Plaza
Potential multi-level carpark (Council’s masterplan)
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1. Additional laneway- pedestrian and cycleway only
2. 3m Dumbleton Lane widening 
3. Proposed additional 3m activated setback across the Dumbleton Lane
4. Naturalised the water channel to create a public plaza
5. Consider additional pedestrian crossing 
6. Potential open space and carpark (Council Masterplan-supported)
7. Consider setback for future off-road Cycle route



Stoney Creek Road (looking east)

Dumbleton Lane (looking south)



• The proposed blanket FSR of 3.5:1 across 
the site does not align with the maximum 
building heights set at 11m, 24m, and 31m 
for the town centre. 

• The non-residential GFA of 12,219 m² (FSR 
of 0.75:1) is not achievable solely at the 
ground floor.

• Additionally, the proposal does not comply 
with the ADG in terms of solar access and 
building separation.

Note: A comprehensive review of the proponent's 
proposed scheme has been sent to the planning 
team on the 5th and 13th of June 2024.



SETBACKS
- Zero front setbacks to King Georges Road and Stoney Creek Road.
- 6m setback to Dumbleton Lane (including 3m road widening, which would enable Dumbleton Lane 

to be increased to a 9m wide public road).
- 3m upper-level setback.
- Buildings can be built to the side boundary if building separation complies with ADG requirements.
- Minimum 1.5m setbacks on each side of Rudduck Lane to enable Rudduck Lane to be increased to a 

9m width.

PODIUM
- 2-storey podiums for residential developments with non-residential uses such as retail, 

commercial, or food and beverage outlets to be located fronting King Georges Road, comprising a 
minimum FSR of 0.5:1 across the site.

MINIMUM STREET FRONTAGE WIDTH
- For the area to be redeveloped, there is a need to amalgamate different lots into larger sites with a 

minimum frontage of 20m. This will allow for functional basement parking layouts and efficient 
floorplates.

PUBLIC MID-BLOCK LINK
- Provide a 6m wide public mid-block link aligned with Bresford Avenue for pedestrian and cycle use.

PLAZA
- Implement water-sensitive urban design solutions to naturalize the existing water channel and 

convert it into a public plaza with a minimum area of 650 m². A minimum 3m setback to the 
northern side of the plaza is required to maintain the solar access to the plaza.

ADG COMPLIANCE
- The built form must comply with ADG requirements. 

1.5m setback from Rudduck Lane
3m setback both sides to deliver a 6m wide mid-block link
6m setback from Dumbleton Lane 
3m setback to the proposed plaza
3m setback above podium
Proposed Plaza
Laneways
Potential for deep soil planting area



Little Hay St- Sydney CBD Sydney CBD Eastwood

Note: the Flex zone can be located on either side of Dumbleton Lane, allowing 
for greater flexibility in site planning and design.



Scenario A: Further refinement of the proponent's proposed built form. Scenario B: Reduce the building footprint and increase the height.
Ave. FSR: 2.92:1 
Dwellings: 527 dw
Non-residential GFA (0.65:1):  11,458 m2

Ave. FSR: 2.7:1 
Dwellings: 406 dw
Non-residential GFA (0.75:1):  13,055 m2 (inc. 1,055 m2 community use)
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Scenario A Scenario B Remarks
20m 20m 20m in Council MP

Front                           (King 
Georges Rd)

2m (Ground)                                          
0m (levels 1)                                          
3m (Levels 2-5)                                     
4m (levels 6 & above)

0m (Ground & Level 1)                           
3m (Levels 3 & above)

2m (Ground)                                                 0m 
(Level 1)                                                     1m 
(Level 2 & above)

Rear                   
(Dumbleton Ln)

6m  [3m (road reserve) + 3m 
(setback)]

6m  [3m (road reserve) + 3m (setback)] 3m in Council MP

Side 0m (Ground), 3m (Upper) 0m (Nil)

2 Storeys 2 Storeys 2 Storeys in Council MP

Residential 3.2m 3.2m 3.2m
Commercial 3.8m 3.8m
Retail (Ground) 5.0m 5.0m 5.0m

Plaza over the canal, part of 
Rudduck Ln & the Mid-block link

Stratigically allocated at the rear of the 
lots, Plaza over the canal, along 
Dumbleton Ln, part of Rudduck Ln & the 
Mid-block link

Plaza over the canal

On Structure at the rear of the 
blocks

On Structure at the rear of the blocks On Structure between buildings

Approx. 7% at the rear of the Blocks Over 10% at the rear of the Blocks Nil in the Proposal

King Georges Rd, Plaza over canal, 
Rudduck Ln & Mid-Block link

King Georges Rd, Dumbleton Ln, 
Rudduck Ln & Mid-Block link

King Georges Rd & Dumbleton Ln     in 
Council MP

Flex Zone along Dumbleton Ln Flex Zone along Dumbleton Ln
Flex Zone along Dumbleton Ln             in 
Council MP

King George Rd 6 lane State Road 6 lane State Road 6 lane State Road (currently)

Dumbleton Ln
One-way Vehicle access                          
Access to Basement parking and 
Loading Docks

One-way Vehicle access                          
Access to Basement parking and 
Loading Docks

Dumbleton Ln is currently one-way

Rudduck Ln Shared Zone Shared Zone Service Lane (currently)

Lot Amalgamation  consideration for the scenario testing divides the Subject Site into 8 Super Lots A, B, C, D, E, F & G; Lot C being the proposed Hotel site.
Wider floorplate (buiding envelope) are considered to accommodate façade articulations for improved solar access to dwellings, particularly to the ones facing Dumbleton lan

406 527 560
85 85 80

34,706 43,616 44800

(Retail/ Commercial)                 12,000  
(Comunal)                                            1,055   

11,485

Target: 12000

Efficiency (GBA : GFA)
Residential: 75%
Commecial: 85%
Retail (Ground): 50%

Range
1.25:1   (Hotel)                                

3:1 to 5.9:1 (Subject Lots)

Deep soil

Floor-Floor Height

Criteria
Min. Street Frontage

Street Wall

Active Street Frontage

Lot A to Lot G: 

Floor Space Ratio    
(FSR)

Setbacks

In the Proposal                                              
3.5:1 (Lot A, B, C, F1 & F2 )                          
3.0:1 (Lot D)

Height of Building 
(HOB)

6-8 Storeys (21-28m) in Council MP        
7-9 storeys in the Proposal

10 Storeys (34m)                                                         
13 Storeys (44m)  

7 Storeys (25m)                                                 
9 Storeys (32m) 

1.25:1   (Hotel)                          
2.70 to 3.45:1 (Subject Lots)

Dwelling Yield
Average size (m2)
Residential GFA (m2)

Non- Residential GFA (m2)

Public Open Space

Vehicle Access

Communal Open Space

On-street Parking


