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The site is currently occupied by three dwelling houses and a corner shop with a dwelling above, which is 
dwarfed by the opposite neighbour to the west (see Figure 3). 
 

 

 

Source:  Google Maps, 2020      

Figure 3:  Street View of Subject Site       
 
To the north of the site are more dwelling houses.  To the east on the other side of Brighton Avenue is Kingdom 
Hall of Jehovah's Witnesses at Nos. 155-157 Brighton Avenue.  To the south on the other side of Brighton 
Avenue is a public park, known as Lofts Garden.  Further to the south are the Council Administration Building 
and a mix of public and private carparks.  To the west on the other side of Beamish Street is Nos. 62-74 Beamish 
Street, a six-storey shop-top housing development (see Figure 4).  Further to the south-west are a range of 
commercial, mixed-use and residential developments. 
 

 

 

Source:  Google Maps, 2020      

Figure 4:  Street View of Western Neighbour       
 
Potential Rezoning and Future Redevelopment 
As part the Master Plan process, we respectfully request Council to consider the future rezoning of the subject 
site from R2 Low Density Residential to B2 Local Centre, and an associated review of the building height and 
floor space ratio (FSR) development standards that apply to the site.  This would maximise the site’s potential 
to closely align with the 8 Planning Principles of the Master Plan, which in view of its proximity to the B2 Zone, 
is a natural extension of the Master Plan. 
 
In fact, indicative architectural modelling is being undertaken by the noted Architectural firm, The Quinlan Group.  
This scheme would respond better to the 8 Planning Principles than the existing developments on the site and 
the limited permissible uses in the R2 Zone.   
 
A future proposal could include a shop-top housing development that would deliver substantial commercial and 
residential space and present a built form that would address this prominent corner, which could be the northern 
gateway to the Campsie Town Centre (see Figure 5 on the following page). 
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Source:  The Quinlan Group, 2020 

Figure 5:  Concept Design of Potential Shop-Top Housing Development in B2 Zone 
 
Responses to the 8 Planning Priorities 
This letter will now outline how our proposal and landholding respond to the 8 Planning Priorities. 
 
Priority 1:   Prioritise better public transport usage and increased space for pedestrians 
 
Consideration: Consider the impact of large developments on traffic conditions within the study area 

Response: The potential shop-top housing development would include basement parking (see Figure 6) 
to minimise effect on the local traffic conditions, and maximise on-street parking. 

 

 
Source:  The Quinlan Group, 2020 

Figure 6:  Indicative Basemen Plan of Potential Shop-Top Housing Development 
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Consideration: Ensure no net reduction in commercial/retail floor space on sites 

Response: Through rezoning and a future DA, the proposal would significantly increase commercial/retail 
floor space with consolidation of the current three lots. 

 
Consideration: Support a health and medical precinct around Canterbury Hospital 

Response: The site is not in the immediate vicinity of Canterbury Hospital.  Nonetheless, the site has the 
potential to support a health and medical precinct by providing amenities and services. 

 
Consideration: Protect the character and fine grain along Beamish Street and maintain retail and commercial usage along the 

street 

Response: The proposed shop-top housing development would extend the retail and commercial usage 
along Beamish Street and maintain the fine-grain character by providing a range of street-level 
retail and busines spaces. 

 
Aligns with: 

• LSPS:  Evolution 3 - Place for commerce and jobs 

• Draft Employment Lands Strategy proposed actions 

 
Priority 3:   Promote a healthy and living river system that flows through the Cooks River catchment 
 
Consideration: Contribute to achieving a water sensitive city 

Response: The redevelopment on the subject site would be required to meet current standards regarding 
water, contributing to a water-sensitive city. 

 
Consideration: Integrate waterwise practices in the design of buildings, parks and streets 

Response: Waterwise practices are able to be integrated in the building design, enabled by the rezoning. 
 
Consideration: Explore opportunities to harvest rainfall for use in landscapes and the surrounding built environment 

Response: Opportunities to harvest rainfall can be explored as part of the water management design of the 
new building. 

 
Consideration: Encourage streets and buildings to be orientated towards rivers and creeks and create opportunities for new blue 

and green corridor links 

Response: The subject site is not in the immediate vicinity of rivers or creeks.  Nonetheless, it is oriented 
to a green space (Lofts Garden). 

 
Consideration: Enhance connections between Campsie’s Centre, the Cooks River and Tasker Park 

Response: Through rezoning, the site would form part of the northern edge of Campsie’s Centre, potentially 
facilitating connections to the Cooks River further to the north. 

 
Consideration: Deliver deep soil to achieve the Blue Web Actions outlined in Council’s Local Strategic Planning Statement 

Response: The LSPS’s Evolution 4 – Blue Web identifies the site to be in a sub-catchment to Cooks River 
catchment.  An appropriate level of deep soil could be accommodated through the 
redevelopment, consistent with the following Actions: 

 
• Establish a pilot at Campsie to become a water-sensitive city that integrates best practice sustainable 

urban water management into place planning 

• Adopt a water sensitive city approach to precinct planning and urban design that sets sustainable urban 
water management as a core element 

 
Aligns with: 

• LSPS:  Evolution 4 Blue web 
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Priority 4:   Create an integrated network of ecological and green spaces 
 
Consideration: Contribute to the network of parks, open spaces, vegetated spaces of appropriate scale, and the links between 

them 

Response: The site does not appear to be identified as part of a conservation corridor or Greater Sydney 
Green Grid under the LSPS’s Evolution 5 – Green Web.  Nonetheless, the indicative proposal 
has a curvilinear form with balconies and planters that form an open corner.  The recessed top 
floors are sensitive to the streetscape scale and nearby park, with the corner element 
contributing to the linkage, benefiting the location. 

 
Consideration: Contribute to a range of informal passive and active recreational opportunities or renew existing spaces 

Response: The proposal intends to renew the existing space, contributing to the centre’s desired balance 
of diverse land uses. 

 
Consideration: Connect pockets of habitat across urban areas through tree and vegetation corridors 

Response: As indicated, the site does not appear to be part of a conservation corridor in terms of the Green 
Web.  Nonetheless, vegetation can be accommodated on the site. 

 
Consideration: Plan for comfortable and leafy active transport connections to enable people to move from homes to Campsie 

Station 

Response: Revitalising the Campsie Town Centre to deliver a vibrant village with access to a range of 
shops in an essential part of encouraging active transport.  The proposal would also provide 
landscaping opportunities in the new development to contribute to the streetscapes. 

 
Consideration: Contribute to the tree canopy target of 15% to 25% in centres to reduce the heat island effect 

Response: Existing trees, including street trees, would form part of the redevelopment’s considerations.   
 
Consideration: Deliver deep soil to achieve the Green Web Actions outlined in Council’s Local Strategic Planning Statement 

Response: Appropriate deep soil species can be accommodated on the site to achieve below Actions in 
the LSPS’s Evolution 5: 

 
• Plan for safe, comfortable and leafy active transport connections to ensure people to move from homes 

to planned Metro stations 

• Identify and promote local wildlife species 

 
Alignment with LSPS:  Evolution 5 – Green web 

 
Priority 5:   Provide diverse, accessible, and affordable housing 
 
Consideration: Deliver up to 15% affordable housing on sites 

Response: Amalgamation and a future rezoning would allow the site to have the capacity for higher-density, 
more affordable housing. 

 
Consideration: Contribute to providing 5,600 additional dwellings in Campsie by 2036 

Response: The site is identified to accommodate ‘Town centre housing’ as per the Housing in the City Plan 
2036 under the LSPS’s Evolution 6 – Urban and Suburban Places, Housing the City.  The 
proposal would make a significant contribution to additional dwelling numbers and provide 
housing that meets the community’s needs. 

 
Consideration: Provide housing choice to suit each life stage through a range of housing typologies, sizes and tenures 

Response: The proposal would offer opportunities for new quality housing options suitable for down-sizers 
and younger buyers.  As discussed, future development on the site would also feature adaptable 
apartments and lift access, ensuring it would be a safe and inclusive place for people of all ages 
and abilities. 
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Consideration: Provide dwelling mix within developments to reflect household need 

Response: A review of the current zoning, maximum FSR and building height, would permit a future 
development with a greater dwelling mix that would reflect the local community’s needs better 
than the site’s current developments, zoning and controls. 

 
Consideration: Accommodate additional housing while maintaining the existing Beamish Street fine grained main street character 

Response: The proposal would accommodate substantial additional housing while maintaining the desired 
existing character of Beamish Street as a desirable and convenient area through street-level 
active shopfronts. 

 
Consideration: Provide a mix of densities and heights within walking distance of Campsie station with a transition to low density 

housing on the edges of the centre 

Response: The building height and density increase is consistent with both the existing and desired future 
character of the area.  It would provide an appropriate transition in scale between the adjoining 
developments and R2, R4 and B2 zones, from higher-rise developments within walking distance 
of Campsie station to low-density housing to the north. 

 
Consideration: Protect environmental and built heritage 

Response: The site is neither identified as a heritage item nor in a heritage conservation area.  However, it 
is in the vicinity of ‘Inter war street trees’ along Eighth Avenue (between First Avenue and 
Beamish Street), a local heritage item to the west.  Due to the subject site’s orientation, future 
built forms would have minimum effect on these trees. 
 
Aligns with 

• LSPS: Evolution 6 - Urban and Suburban Place, Housing the City 

• Housing Strategy 

• Affordable Housing Strategy actions 
 
Priority 6:   Create cultural places and spaces will service and celebrate many cultures, languages, 

activities, and age groups 
 
Consideration: Explore opportunities to deliver a new cultural facility in Campsie 

Response: Along with housing, the proposal seeks to provide a mix of retail and business uses on the site, 
facilitating opportunities to service the diverse local community and visitors alike in Campsie. 

 
Consideration: Plan for high quality public domain and public spaces, including the provision of public art 

Response: The mixed-use development would align with the following Priorities under the LSPS’s Evolution 
7 – Cultural Places and Public Spaces: 

 
• Deliver metropolitan, cultural spaces and places to support a future population of 500,000 

• Achieve a range of adaptable, multifunctional places and spaces 

 
Consideration: Deliver flexible and adaptable community supporting infrastructure to support growth 

Response: The proposal seeks to include the subject site as an additional site in the Campsie Town Centre 
to increase the Centre’s capacity to provide employment-generating land uses.  The proposal 
would provide retail and business spaces, offering economic benefit and employment for the 
centre 

 
Consideration: Encourage a network approach to the provision of community infrastructure and services 

Response: The site is serviced by buses and is approximately 500m from Campsie station, with walking 
linkages to the adjoining and nearby residential areas.  The existing services and infrastructure 
including schools, medical facilities and public transport links would service future development 
on the site.  
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Consideration: Recognise Aboriginal and Torres Strait Islander heritage through physical features of the city 

Response: Physical features that recognise Aboriginal and Torres Strait Islander heritage can be discussed 
in relation to future development. 

 
Aligns with LSPS: Evolution 7 - Cultural Place and Spaces 

 

Priority 7:   Deliver quality design in public and private areas 
 
Consideration: Champion and deliver high quality design within the public and private realm 

Response: The proposal would be consistent with the following Priorities of the LSPS’s Evolution 8 – Design 
Quality: 
 

• Elevate the role of design quality across the City 

• Encourage the private sector to champion, design and create great places across Canterbury-Bankstown 

• Integrate quality design throughout the planning and design development process 
 

The proposal would ensure a collaborative approach is taken throughout each phase of the 
planning, design, development and management process.  This is discussed further below. 
 

Consideration: Engages competent, skilled and highly regarded design professionals to design and deliver great places for people  

Response: Increased height and FSR would provide the scope for a well-designed contemporary building 
to enhance the amenity of both residential occupiers and retail/business owners and customers.  
The highly regarded architects and professionals engaged for the site would ensure the building 
form and façade is sympathetic to the surrounding built forms and contributes positively to the 
streetscapes. 

 
Consideration: Create buildings that are sustainable, use materials that are built-to-last and are resilient to extreme weather events 

Response: The new development would meet the current environmental performance standards. 
 
Consideration: Design buildings that are aesthetically pleasing as well as practical, and well maintained and cared for 

Response: The design would highlight the corner location with a curvilinear form and recesses to provide 
both aesthetic benefits and weather protection, improving pedestrian and resident amenity. 

 
Consideration: Deliver design solutions that draw on an understanding of place and respond to the unique historical, cultural, 

environmental, and social characteristics of Campsie 

Response: Balancing business, retail, community and residential uses is an important factor in improving 
the Campsie Town Centre’s desirable level of liveability.  Inclusion of high-quality residential 
and retail/business floor space in the centre maintains the future viability of Campsie as a 
diverse community and cultural, social and economic centre. 

 
Consideration: Positively contributes to the urban context and site conditions in terms of natural features, built form, streetscape, 

street wall height, building separation, setbacks, amenity, building bulk and modulation 

Response: The proposal’s indicative envelope could revitalise the streetscape through an articulated built 
form which addresses a significant intersection.  This is achieved by creating the opportunity for 
unique shopping and retail experiences within a well-designed contemporary development.  
Adding contemporary retail and business space and new residential accommodation would 
positively contribute to the urban context of Campsie. 

 
Consideration: Positively contributes to the quality and amenity of the public domain in terms of landscaping, passive surveillance, 

visual interest and the interface of public and private domain 

Response: The proposal would activate Brighton Avenue and Beamish Street by providing retail and 
business shopfronts along both streets, visually enhancing and drawing interest in the 
streetscape.  Landscaping could be included to further improve the public/private interface.  The 
vision for a centre which meets the residents’ needs and provides a place that people want to 
visit would be achievable through the proposed redevelopment. 
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Aligns with 

• LSPS: Evolution 8 – Design Quality 

• Planning proposal – Canterbury Bankstown Consolidated LEP Clause 6.14 Design quality 

 
Priority 8:   Deliver sustainable buildings and spaces 
 
Consideration: Improve resilience to climate change through optimised building design by: 

o  Using external materials that are good quality, durable and low-maintenance 
o  Achieving the principles of ecologically sustainable development 
o  Addressing environmental impacts such as solar access, visual and acoustic privacy, wind, 

reflectivity, urban heat and water sensitive urban design 
o  Integrating waste management infrastructure in the site layout and building design 

Response: The well-articulated design would incorporate appropriate orientation, setbacks, materials and 
details to optimise the building’s environmental performance and meet the current building 
standards, in line with below Priorities under the LSPS’s Evolution 9 – Sustainable and Resilient 
Places: 
 

• Manage energy, water and waste efficiently to support more resilient and liveable communities 

• Ensure waste works with building and streetscape design 

• Concentrate housing close to public transport 
 

Consideration: Deliver increased building sustainability standards through exceeding BASIX and NABERs benchmarks to achieve 
net-zero emissions by 2050 

Response: The redevelopment would be required to achieve BASIX and NABERs benchmarks. 
 
Consideration: Explore innovative and cost-effective mitigation and management strategies to reduce water and energy usage 

Response: Water and energy use reduction strategies can be explored as part of the redevelopment. 
 
Consideration: Deliver infrastructure for electric vehicle chargers. 

Response: The site has the capacity to incorporate suitable vehicle access and servicing arrangements as 
required. 

 
Aligns with LSPS: 

• Evolution 9 - Sustainable and Resilient Places 

• Planning proposal – Canterbury Bankstown Consolidated LEP Clause 6.14 Design quality 
 

Other:    What other public benefits would your proposal deliver in the centre? 
 
The existing site’s zoning could be considered an aberration when viewed in the context of the Beamish Street 
building to the west, the importance and visibility of the intersection of Brighton Avenue and Beamish Street, 
and the proximity to the Campsie Town Centre.  It would therefore seem both logical and appropriate to consider 
a business zoning and opportunities for greater height and FSR on the site. It is a prominent corner, which would 
otherwise appear to be part of the centre.    
 
The future shop-top housing development’s accessibility to public transport and local retail facilities and services 
reduces car dependency.  The increased building envelope would offer potential to increase the variety of 
housing choices in the local area, including dwellings that are accessible; close to public transport, shops and 
services, not only on the subject site but also in other parts of the town centre.   
 
A redevelopment would contributing to the economic vitality of Campsie through jobs during construction; 
additional workers in the enlarged retail/business premises spaces; and an increased customer base of new 
residents, for local business and services.   As the site is to the south of nearby residential development, a future 
shop top housing development would have fewer effects in terms of solar access, for example.   
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On behalf of the landowners and The Quinlan Group, we would be pleased to arrange a meeting to discuss the 
site’s potential new building height and FSR for the site, to complement and be compatible with nearby 
development as rezoned land from R2 Low Density Residential to B2 Local Centre.  
 
We trust this letter responds to every key consideration under the 8 Planning Priorities.  Please do not hesitate 
to call our office on 9362 3364 if we can assist with further information. 
 
Yours sincerely, 
 

 
 
Yvette Middleton 
ASSOCIATE DIRECTOR 




