
544 - 550 Box Road, Jannali
MIXED USE DEVELOPMENT
INFORMATION FOR PLANNING PROPOSAL

OCTOBER 2023 
REVISION G



KOGARAH STRATEGIC 
CENTRE, HEALTH AND 
EDUCATION PRECINCT

SUTHERLAND 
STRATEGIC 

CENTRE
MIRANDA 

STRATEGIC 
CENTRE CRONULLA 

STRATEGIC 
CENTRE

TO WOLLONGONG
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Jannali is located approximately 28 kilometers south-west of Sydney with 
the main land uses comprising of residential and bushland reserve.
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Local

The proposed development of 544-550 Box Street, presents 
the opportunity to provide a true mixed-use building that 
contributes to central retail and shopping village of Jannali.

The corner site offers a unique opportunity to not only enhance the mix 
of active retail and commercial street frontage but provides significant 
opportunity for additional upper story residential development.

Our client’s aspiration is to create a development that is centred 
on community. TCQ are committed to creating an engaging and 
high quality building for people to visit, work and live. 

At pedestrian level the architecture is responsive to scale and rhythm of the 
neighbouring traditional shop fronts and includes landscaping in-keeping with 
the already significant tree canopy along Box Road and takes further formal 
queues from the surrounding local bushland environment, including the natural 
ridges and gullies prevalent within the area. Above the shop front datum line, the 
building conceived as a lighter backdrop to the surrounding fine grain precinct.

The project is a contemporary response that speaks to the character of its Jannali 
context and forms a beautiful and healthy contribution to the community.
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Traffic Network Plan

The site is well connected with Jannali train station and a 
bus routes within 5 minutes walking distance.
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URBAN CONTEXT

Traffic Network Plan

The site is well connected with Jannali train station and 
a bus routes within 5 minutes walking distance.
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URBAN CONTEXT

Open Space Network & Community Uses Plan

Located in the community centre of Jannali, the site is well served 
by surrounding cafes, restaurants, small scale supermarkets and 
the community uses of Box Road.  Local schools and recreation 
areas are also located in close proximity to the site.

KEY
1 JANNALI OVAL

2 SOLDIERS ROAD OVAL

3 OYSTER GULLY RESERVE

4 BONNET BAY PARK

5 CARINA GULLY RESERVE

6 JANNALI PRE-SCHOOL

7 JANNALI PUBLIC SCHOOL

8 JANNALI HIGH SCHOOL

9 ST GEORGE + SUTHERLAND COMMUNITY CENTRE
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Planning Controls

This report has been prepared with reference to the Sutherland 
Shire Local Environmental Plan (LEP) 2015. 

STRATEGIC CONTEXT

Sutherland Shire Development Control Plan 2015 
Chapter 16: B2 Local Centre – Jannali  Page 2  

DCP CHAPTER 16
B2 Local Centre - 
Jannali 

ways and public spaces. Existing links to the council car park and community spaces 
should be improved. Small spaces in new developments may also be created in the 
form of through-site links and building forecourts that interface with the public 
domain. Although these spaces may remain in private ownership, they are visually 
part of the public domain and can enhance the pedestrian experience of the centre. 

The main strategies of the DCP for Jannali Centre are illustrated in the map below.  

Map: Jannali Strategy Plan  

Zoning

 E1 Local Centre

 SP1 Civic use and schools

 Laneway widening 1.5 meters each side

 Primary cycle route

 Local cycle route

 Pedestrian link

Jannali Centre 

 Jannali Active Frontages Plan

Floor Space Ratio

 2:1

Building Height and Setbacks

 20m Height Limit

1. The first two storeys of new development must 
have a nil setback to the street, with a wall height of 
approximately 8m to an active street frontage. 

2. Where existing buildings are setback behind the 
street boundary and the space adds to the quality of the 
streetscape, development shall maintain the streetscape.

3. For development of more than two storeys, the upper 
storeys should be setback at least 4m and solar access 
to the public domain in mid-winter is to be maintained.

Sutherland Shire Development Control Plan 2015 
Chapter 16: B2 Local Centre – Jannali  Page 9  

DCP CHAPTER 16
B2 Local Centre - 
Jannali 

Map: Jannali Active Frontages Plan  
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Maximum Building Heights

This report has been prepared with reference to the Sutherland 
Shire Local Environmental Plan (LEP) 2015. 

STRATEGIC CONTEXT
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Site Conditions

The site is located on the corner of Box Road and Roberts Street and connected to Leopold Lane to the rear. 
The lot has a significant fall in the east-west direction, as shown above. To the east of the site traditional shop 
fronts line both sides of Box Road with a mix of residential and community buildings to the south and east.

SITE AND CONTEXT 

Planning Envelope

The current planning controls call for an 8m high (2 levels) active frontage to Box Road with a datum that 
is in-keeping with existing shopfronts, including requirement for street canopies to match adjacent.

Upper levels are to be set back from the street frontage by 4m with a 20m height limit (approximately, an additional 4.5 levels).

8m high shop 
front datum

1.5m lane way 
widening

Site Analysis
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control
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DEVELOPMENT OPPORTUNITY

Available Envelope Under Current Controls

Floor Space Ratio to comply with planning controls = 2:1

Site Area       =  1,184m2                     

Allowable Gross Floor Area    = 2,368m2 

Design Criteria SEP 65

Communal open space to 25% of the site   =   296 m2

SITE AREA
1184M2

ALL AREAS SHOWN ARE PRELIMINARY AND SUBJECT TO FURTHER DETAILED DESIGN AND RELEVANT TOWN PLANNING AND BUILDING APPROVALS.

4m Setback Above Podium

1.5m Laneway Extension
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Massing View from the North East - 20m High Envelope
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SITE AND CONTEXT 
Existing Conditions

Massing View from the South-East - 20m High Envelope
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L E O P O L D  L A N E
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20m
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SITE AND CONTEXT 
Height Plane Analysis - Box Road

Box Road Section
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SITE AND CONTEXT 
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SITE AND CONTEXT 
South View
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SITE AND CONTEXT 
North View
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DEVELOPMENT STUDY

Lower Ground Floor

ALL AREAS SHOWN ARE PRELIMINARY AND SUBJECT TO FURTHER DETAILED DESIGN AND RELEVANT TOWN PLANNING AND BUILDING APPROVALS.

 30    

544 - 550 Box Road, Jannali
220110_OCTOBER 2023



SERVICES
MAIN ENTRY

NEIGHBOURING 
RETAIL SHOPS

R 
O 

B 
E 

R 
T 

S 
    

S 
T 

R 
E 

E 
T

B O X    R O A D

L E O P O L D   L A N E

LOADING BELOW OUTDOOR 
SEATING

RL +80100

RL +80100

RL +80100

RETAIL/COMMERCIAL

RETAIL

ENTRY LOBBY

COM. AMENITIES

RETAIL

RETAILRETAIL

Created by Andrew Doane
from the Noun Project

Created by Andrew Doane
from the Noun Project

Created by Andrew Doane
from the Noun Project

Created by Andrew Doane
from the Noun Project

Created by Andrew Doane
from the Noun Project

Created by Andrew Doane
from the Noun Project

DEVELOPMENT STUDY

Ground Floor

ALL AREAS SHOWN ARE PRELIMINARY AND SUBJECT TO FURTHER DETAILED DESIGN AND RELEVANT TOWN PLANNING AND BUILDING APPROVALS.
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ALL AREAS SHOWN ARE PRELIMINARY AND SUBJECT TO FURTHER DETAILED DESIGN AND RELEVANT TOWN PLANNING AND BUILDING APPROVALS.
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Level 02 - 06

Typical Apartment Floor

ALL AREAS SHOWN ARE PRELIMINARY AND SUBJECT TO FURTHER DETAILED DESIGN AND RELEVANT TOWN PLANNING AND BUILDING APPROVALS.
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CORRIDOR

DEVELOPMENT STUDY

Level 07 Apartments & 
Communal Roof Terrace

ALL AREAS SHOWN ARE PRELIMINARY AND SUBJECT TO FURTHER DETAILED DESIGN AND RELEVANT TOWN PLANNING AND BUILDING APPROVALS.

 34    

544 - 550 Box Road, Jannali
220110_OCTOBER 2023



GROUND LEVEL
RL 80100

LEVEL 1
RL 84300

LEVEL 2
RL 87400

LOWER GROUND FLOOR
RL 76800

LEVEL 3

LEVEL 4

LEVEL 5

LEVEL 6

LEVEL 7

BASEMENT 1

BASEMENT 2

BASEMENT 3

ROOF

LEOPOLD LANE

BOX ROAD

LIFT 1

LIFT 1

LIFT 1LIFT 2

LIFT 2LIFT 1

LIFT 1 FIRE STAIR

LIFT 1

LIFT 1

LIFT 1

LIFT 1

LIFT 1

LIFT 1LIFT 2

LIFT 2

30
00

31
00

31
00

31
00

31
00

31
00

31
00

42
00

33
00

30
00

30
00

30
00

38
10

0

LIFT PIT

RETAIL / COMMERCIAL

CAFE

RETAIL

BASEMENT 1 PARKING

BASEMENT 2 PARKING

BASEMENT 3 PARKING

BASEMENT 2 PARKING

BASEMENT 1 PARKING

BASEMENT 3 PARKING

LIFT 
OVERUN

RL +107350

RE
SI

DE
NT

IA
L

RE
TA

IL 
/ C

OM
ME

RC
IA

L
PA

RK
IN

G

COMMUNAL AREA

20 M. LEP BUILDING HEIGHT

30 M. PROPOSED BUILDING HEIGHT

PE
DES

TR
IA

N V
IE

W
LI

NE

PE
DES

TR
IA

N V
IE

W
LI

NE

PED
ESTRIAN

 VIEW
LIN

E
COMMUNAL 

AREA

DEVELOPMENT STUDY

Section Diagram

 35    

544 - 550 Box Road, Jannali
220110_OCTOBER 2023



                                                PLANNING CONTROLS     

FSR: 2:1
SITE AREA: 1,184 m2

ALLOWABLE GFA 2,368 m2

BHL: 20m

COMMUNAL OPEN SPACE 296m2

544-550 Box Road, Jannali

Development Summary - Proposed

Level - Use GFA (m2) No. Apts No. Car FFL to FFL 
(m)

Basement 03 - - 26 3

Basement 02 - - 22 3

Basement 01 - - 16 3
237 - 11 3.3

Ground Floor 697 - - 4.2
Level 01 - Apartments 545 7 - 3.1
Level 02 - Apartments 545 7 - 3.1
Level 03 - Apartments 545 7 - 3.1
Level 04 - Apartments 545 7 - 3.1
Level 05 - Apartments 545 7 - 3.1
Level 06 - Apartments 545 7 - 3.1

Rooftop Level 292 2 - 3.0 

Subtotals 4496 44 75 38.1

Floor Space Ratio Calculations
Site Area 1184

Total GFA (Measured to NSW Planning Scheme)
4496

Max GFA Available at ratio 2:1 2368

Difference (Actual GFA minus available) 2128

Actual FSR 3.8:1

Apartment Mix and Care

Level - Use 1 Bed 2 Bed 3 Bed Total

Basement 03 - - - -
Basement 02 - - - -
Basement 01 - - - -

- - - -
- - - -

Level 01 - Apartments 3 3 1 7

Level 02 - Apartments 3 3 1 7

Level 03 - Apartments 3 3 1 7

Level 04 - Apartments 3 3 1 7

Level 05 - Apartments 3 3 1 7

Level 06 - Apartments 3 3 1 7

Rooftop Level 0 0 2 2

Subtotals 18 18 8 44

Percentage 41% 41% 18% 100%

Lower Ground Floor

Lower Ground Floor
Ground Floor

Commercial and Retail (Tenancy area only, excluding amenities, corridor and back of house areas)
GFA (m2)

Lower Ground Floor 83 

Ground Floor 487

Total GFA 570

Car Spaces per Dwelling 
(Calculation to DCP) RESIDENTIAL COMMERCIAL/RETAIL TOTAL

Cars 44 19 63

Adaptable Cars Spaces (1:10 
adaptable parking) 5 2 7

Required Parking (DCP) : 

CAR PARKING SHOP TOP HOUSING =  1 SPACE PER UNIT ( NO VISITOR) 
RETAIL/COMMERCIAL = 1 SPACE PER 30SQM GFA

DWG #
REV
DATE

C
09.06.2023

DEVELOPMENT SUMMARY544-550 BOX ROAD, JANNALI

RSN://xxx-rvt-01/x2xxx/ 544-550 BOX ROAD, JANNALI _C20

SK000

DEVELOPMENT STUDY

Area Schedule
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                                                PLANNING CONTROLS     

FSR: 2:1
SITE AREA: 1,184 m2

ALLOWABLE GFA 2,368 m2

BHL: 20m

COMMUNAL OPEN SPACE 296m2

544-550 Box Road, Jannali

Development Summary - Proposed

Level - Use GFA (m2) No. Apts No. Car FFL to FFL 
(m)

Basement 03 - - 26 3

Basement 02 - - 22 3

Basement 01 - - 16 3
237 - 11 3.3

Ground Floor 697 - - 4.2
Level 01 - Apartments 545 7 - 3.1
Level 02 - Apartments 545 7 - 3.1
Level 03 - Apartments 545 7 - 3.1
Level 04 - Apartments 545 7 - 3.1
Level 05 - Apartments 545 7 - 3.1
Level 06 - Apartments 545 7 - 3.1

Rooftop Level 292 2 - 3.0 

Subtotals 4496 44 75 38.1

Floor Space Ratio Calculations
Site Area 1184

Total GFA (Measured to NSW Planning Scheme)
4496

Max GFA Available at ratio 2:1 2368

Difference (Actual GFA minus available) 2128

Actual FSR 3.8:1

Apartment Mix and Care

Level - Use 1 Bed 2 Bed 3 Bed Total

Basement 03 - - - -
Basement 02 - - - -
Basement 01 - - - -

- - - -
- - - -

Level 01 - Apartments 3 3 1 7

Level 02 - Apartments 3 3 1 7

Level 03 - Apartments 3 3 1 7

Level 04 - Apartments 3 3 1 7

Level 05 - Apartments 3 3 1 7

Level 06 - Apartments 3 3 1 7

Rooftop Level 0 0 2 2

Subtotals 18 18 8 44

Percentage 41% 41% 18% 100%

Lower Ground Floor

Lower Ground Floor
Ground Floor

Commercial and Retail (Tenancy area only, excluding amenities, corridor and back of house areas)
GFA (m2)

Lower Ground Floor 83 

Ground Floor 487

Total GFA 570

Car Spaces per Dwelling 
(Calculation to DCP) RESIDENTIAL COMMERCIAL/RETAIL TOTAL

Cars 44 19 63

Adaptable Cars Spaces (1:10 
adaptable parking) 5 2 7

Required Parking (DCP) : 

CAR PARKING SHOP TOP HOUSING =  1 SPACE PER UNIT ( NO VISITOR) 
RETAIL/COMMERCIAL = 1 SPACE PER 30SQM GFA

DWG #
REV
DATE

C
09.06.2023

DEVELOPMENT SUMMARY544-550 BOX ROAD, JANNALI
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Apartment Mix & Cars
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SHADOW DIAGRAMS EXISTING CONDITION , AT 20M. LEP HEIGHT AND AT 30 M. HEIGHT PROPOSED DEVELOPMENT

SHADOW DIAGRAMS ARE PRELIMINARY ONLY AND SUBJECT TO FURTHER DETAILED DESIGN AND SURVEY INFORMATION

June 21 - 9am Existing
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DEVELOPMENT STUDY

View from corner of Box Rd and Roberts St - Existing Contexts
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20 M. LEP BUILDING HEIGHT  

30 M. BUILDING HEIGHT  

DEVELOPMENT STUDY

View from corner of Box Rd and Roberts St  - Future Jannali Contexts
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DEVELOPMENT STUDY

Box Road Street Commercial Frontage  - Existing Contexts
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20 M. LEP BUILDING HEIGHT  

30 M. BUILDING HEIGHT  

DEVELOPMENT STUDY

Box Road Street Commercial Frontage  - Future Jannali Contexts
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DEVELOPMENT STUDY

Box Road North Elevation - Existing Contexts
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30 M. BUILDING HEIGHT  

20 M. LEP BUILDING HEIGHT  

DEVELOPMENT STUDY

Box Road North Elevation - Future Jannali Contexts
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DEVELOPMENT STUDY

View on Box Road from North-West - Existing Contexts
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20 M. LEP BUILDING HEIGHT  

30 M. BUILDING HEIGHT  

DEVELOPMENT STUDY

View on Box Road from North-West - Future Jannali Contexts
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DEVELOPMENT STUDY

View from Corner of Box Road and Railway Crescent - Existing Contexts
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30 M. BUILDING HEIGHT  

20 M. LEP BUILDING HEIGHT  

DEVELOPMENT STUDY

View from Corner of Box Road and Railway Crescent - Future Jannali Contexts
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DEVELOPMENT STUDY

Roberts Street Elevation
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