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1. Preface

~ The Muswellbrook Town Centre Strategy aims
~ to continue to see the Muswellbrook Town
a5 Centre develop as the Regional Centre for
the Upper Hunter. The purpose of this work is
I to establish a landuse strategy to ensure key
urlban design principles are incorporated into
I the future development opportunities within
Muswellbrook Town Centre.

I Muswellbrook is a shire in transition. Notwithstanding a historic strong reliance on mining,
and a relationship with the industry that will continue many years into the future, a strategy

for driving an increasingly diverse economy is initiated through the recognition of the desires

[ ] [ ] [ ] [ ] I I I J I for the town centre, as envisioned by its various stakeholders.

This report is the product of a program of works which commenced with consultation with
the community to determine how the town centre is currently performing as a piece of social
infrastructure, and how it might be improved. Further investigation into the key urban design
I principles required to enable those aspirations for the town centre has been undertaken,
which includes identifying opportunities for key developments that will reinforce sustainable
growth of the “heart of the shire” and establish Muswellbrook as the “capital of the Upper

Hunter”.

, The Muswellbrook Town Centre Strategy recognises the project as a unique opportunity
within the shire, establishing a high quality mixed-use development of regional benefit. It
proposes to maintain the existing qualities of the area, including both the natural elements

/ and heritage structures, endeavouring to a create a vibrant and diverse active public
domain that is rich with the social, economic and environmental experiences. It will promote
a community that celebrates past, current and future contexts and one that contributes

/ robustly and positively to the development of Muswellbrook and its town centre.

STUDY AREA

Muswellbrook Town is identified as a ‘Strategic Centre’ in the Hunter Regional Plan 2036
(HRP). The Muswellbrook Town Centre Strategy is consistent with Action 23.1 in that it
seeks to concentrate growth in a strategic centre to support economic and population

growth and a mix of land uses.

/ The MTCS also supports the implementation of the HRP 2036 through achieving out-
comes of Action 23.2 to develop precinct plans for centres to take an integrated approach
to transport, open space, urban form and liveable neighbourhoods, and investigate the
capacity of centres to accommodate additional housing supply and diversity without com-

/ promising employment growth.

- -  aa e
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The Building Blocks of a Town Centre

Source: Draft Muswellbrook Town Centre : Urban Design Framework by JBA (2014)

2. Vision Statement

Muswellbrook Town Centre will grow

and continue to develop as a multi-use
centre with quality retail, commercial, civic,
cultural, entertainment, education and
community activity to be the heart and

soul of Muswellbrook and Upper Hunter
communities. It will have well preserved
heritage, modern new additions and delightful
public spaces and facilities; a great place to
be any day or night.

Key to ensuring Muswellbrook Town Centre is the heart and soul of the community, is the
establishment of conditions that will encourage a diverse occupancy that can actively and

passively innervate the precinct around the clock.

The town centre is the focal point of economic activity in terms of retail and commercial
operations, and through ongoing investments in tertiary education, cultural and tourism
attractions, a broader base for social interaction and growth is evolving. Town centres are
meeting places, they are where people come to interpret the history, culture and engage
in community activity. Muswellbrook’s Town Centre aspires to be the ‘postcard image’ for
tourists and embody the essence of what makes Muswellbrook great.

The town centre contains many historic and substantial sandstone buildings, worthy of
ongoing conservation and adaptive reuse. The future town centre recongises its history
and champions how heritage can continue to contribute to Muswellbrook’s special sense
of place.

Civic festivals and celebrations; from public ceremonies like Anzac Day to public
gatherings for markets and festivals, activate the town centre and encourage broad
engagement of the entire community. In combination with this social aspect, public art
and monuments can focus attention to significant historical and cultural points of interest
collected from the public’s shared experience.

Council has been investing in tertiary education opportunities in the town centre, including
the development of a Tertiary Education Centre and the relocation of the Upper Hunter
Conservatorium of Music headquarters within the Campbell’s Corner building. This shift
into a sector that offers employment opportunities also promotes healthy population mass
in the town centre and encourages the retention of a younger demographic. Increased
footfall and residency, and a considered approach to engage the complete cross section
of age groups and demographics will make the town centre representative of the whole
community.

With growth and maturity of a town centre, comes reponsibility to ensure sustainability
measures can be implemented to enable a prosperous future. Tangible demonstration
of commitment to environmental sustainability is neccessary to ingrain passive design
and management of the local ecosystems within the shire’s psyche. Preservation and
improvement of the established green infrastructure, promotion of energy efficient
measures, low carbon emissions and interaction with significant local natural assets can
become the means by which the town centre outwardly represents this committment.
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Sustainable growth is also supported by density of population and co-location of diverse
activities. In an endeavour to increase the activity within the town centre, stimulation of
development of medium density housing, ranging from student housing to small scale
apartment developments and aged care, connected to the civic and retail/lcommercial
activities through a series of high-quality public spaces is critical to the success of the
town centre.

Improvement, growth and community engagement are the legs upon which the
revitalisation of Muswellbrook Town Centre stand, and a considered holistic approach to
their development will ensure the town centre is a source of pride for the Shire and Upper

Hunter region.
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3. Context

Muswellbrook is strategically and
geographically situated in the centre of the
Upper Hunter sub-region and serves as the
principal administrative centre for government
and non-government services.

Today

Muswellbrook local government area has been experiencing steady economic growth
during the last two decades, due to significant developments in the coal, energy, equine
and wine industries. In this context, Muswellbrook has developed a unique role and delivers
services to diversified communities across the Shire. The future of the Muswellbrook Town
Centre will be significantly influenced by the proposed Muswellbrook bypass which will
considerably reduce heavy vehicle traffic through the town centre. Though no program

for the construction of the bypass has been announced save for a committment from
government that construction will commence by 2019, this strategy is a focal point in
creating a more pedestrian friendly Town Centre, allowing for vast improvement of traffic
movement through the shire’s heart, while providing potential for an improved and active
street edge.

A well-functioning Central Business District (CBD) is vital to the wellbeing and identity of the
Muswellbrook town centre. Recent retail growth has tended to shift from the town centre
to the southern growth area of Muswellbrook. This increased sprawl of shops has reduced

the vitality of the traditional main street within the Town Centre.

The Upper Hunter sub-region has made, and will continue to make, a rich and proud
contribution to Australian life through primary production, literature and the arts. It is the
principal home of the southern hemisphere’s thoroughbred rearing farms and the birthplace
of the iconic Australian Blue Heeler Cattle Dog. It contributes significantly to the broader
Hunter’s proud and long identity as a centre of viticulture, wine-making, coal mining and
energy generation. The writer Donald Horne was raised in Muswellbrook and the Upper
Hunter has a long connection with many other authors, musicians and artists. The Upper
Hunter also contributes to the broader Hunter’s heritage feel including the liberal use of
sandstone as a construction material in the early settlement period.

Muswellbrook’s Town Centre is primed for renewal and adaptive re-use and it is Council’s
desire that the urban renewal of Muswellbrook’s Town Centre and civic precinct should be
developed in a way which reinforces the broader Upper Hunter’s identity, builds a strong

and vibrant Regional Centre feel and arrests the deterioration of the precinct’s occupancy

by building on the precinct’s comparative advantages.

Muswellbrook has every reason to be optimistic about its future. Historically, it has been
economically reliant, to a very significant extent, on the thermal coal industry — an industry

facing substantial headwinds in both the shorter and longer terms.

The Shire’s predominant thermal coal mines, Mt Arthur, Mangoola and Bengalla, however,
are relatively new and efficient operations, each operating within the first quartile of cost
relative to global competitors, and will enjoy long futures even within a challenging demand
setting. Furthermore, the as yet undeveloped Mt Pleasant mine — widely regarded as the
last high quality thermal coal asset in the Hunter region — is almost certain to commence
construction in 2016. That means that Muswellbrook has a very long time in which to
transition.

Muswellbrook is centrally located within the Hunter Valley approximately half way between
Newcastle and Tamworth. The town is of relatively modest size in comparison to Singleton,

Cessnock and Maitland. The approximate catchment area for Muswellbrook is in the order
of 25,000 people.

Transition and Diversification is underway

Nonetheless, transition and diversification is already at full speed. Some years ago
the Hunter Research Foundation identified aged care, education, intensive agriculture,
innovative and complex manufacturing, tourism and eco-tourism as being areas of
focus in the diversification of the Hunter economy. Muswellbrook is well placed to take

advantage in each of these economic directions as further described below.

Council’'s investment in education — the Sam Adams residential student college, The
Upper Hunter Conservatorium of Music, the Upper Hunter Tertiary Education Centre —
together with private investment in approved and proposed preschool and child care
developments, are working towards securing Muswellbrook as a centre of educational
excellence to drive the upskilling of local residents and to drive further diversification in
the local economy. A strategic consideration is already in place with the introduction of
the new Tertiary Education Centre building near the library, increasing the Town Centre’s

population and re-invigorating the city hub.

Aged care development is supported by the commencement of a large aged care and
retirement living development, the redevelopment of Muswellbrook Hospital together with
the continued expansion of Integrated Living’s Muswellbrook headquarters and services

and expansions of facilities in both Denman and Scone.

Tourism and the visitor economy continues to enjoy rapid growth with the construction

of a new fifty four room 4.5 star hotel, the multi-million dollar refurbishment of Hollydene
Estate Cellar Door and Restaurant, the construction of a new cinema complex at the
Workers’ Club and the development of the tourism product to include a number of new
industry members including boutique liqueurs, cured meats, cheeses, and camel milk
products. Quest Apartments have an approved development in Muswellbrook’s Town
Centre and Council’s anticipates a redevelopment and expansion of the Race Club site to

incorporate an exhibition centre managed by the Upper Hunter Show Committee.

Council anticipates strong retail investment — including the expansion of Muswellbrook
Fair, the redevelopment of Muswellbrook Marketplace, the development of the
Muswellbrook Showground for bulky goods and as an auto industry hub, all of which will

potentially unlock additional spending in commercial development.

There is considerable interest in the growth and development of intensive agriculture
with an approved wholesale meat warehouse and distribution centre in Muswellbrook
expected to commence construction in 2016 together with the development of a 600+
employee agricultural processing industry.

Advantages of Muswellbrook

Industry in Muswellbrook Shire includes agriculture, viticulture, equine, and power
generation to name a few. Muswellbrook Shire is the main centre for New South Wales’
power generation capacity. The leading employment sector however, is coal mining which
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accounts for approximately 30% of employment. It has become the major centre of Upper
Hunter coal mining, with the largest concentration of open cut mining operations and major
expansion of mining approvals over the last few years while maintaining the second highest
rate of coal extraction in New South Wales. A close contender with the mining sector sees
the second largest employment rate within government jobs. The Muswellbrook working
population of over 9400 people account for close to 4% of the working people in the Hunter
Region.

Infrastructure

Muswellbrook has good road connection to the east (New England Highway), south-east
(Bylong Valley Way), southwest (Golden Highway) and northwest (New England Highway)
making it the regional focus of the Upper Hunter area. The Golden Highway is developing
as a major freight route between the central west and the Port of Newcastle. It is also the

junction of rail corridors to the northeast (passenger and freight) and southwest (freight).

The Shire currently accommodates the Liddell and Bayswater Power Stations operated
by AGL which are capable of supplying 40% of the State’s energy requirements. AGL has
announced that these stations will both be closed by 2035.

The power stations use a very large amount of water (approx. 70,000ML/pa), supplied from
Glenbawn Dam via Hunter River releases. The water supply is very large and secure. The
ultimate closure of the power stations will potentially make available this very large water

supply for industrial, agricultural, or environmental purposes.

The large economic investments that will come from these many opportunities will be
ultimately underpinned by substantial public infrastructure including a new Recycle Sewage
Water Treatment Plant and the construction of the New England Highway Muswellbrook
Bypass earmarked for commencement of construction by 2019.

High streets are challenged but the Town Centre retains comparative advantages

Council is under no illusion that “high streets” across more economically developed countries
are challenged by competition with private malls, typically offering substantial undercover
parking, critical mass, convenience and other comparative advantages, together with growth
in internet and mobile shopping. Muswellbrook’s Town Centre is too important to face
transition un-aided by a well-planned commitment to its future. There are many comparative
advantages that the town centre retains and Council wants to build on that firm foundation.

The comparative advantages the town centre retains are its place making, heritage, identity,
openness and ambiance — including its leafy outdoor setting. It also benefits from a critical
mass of civic, cultural, entertainment and education services and infrastructure, together
with professional offices and services. These are not small comparative advantages and

it is Council’s view that further civic, cultural, entertainment and education facilities and
services, together with professional offices and services will benefit from relative proximity
to that existing critical mass. Additionally, high value-add retalil, liveability focused retalil,
tourism infrastructure and services, and other symbiotic mixed developments will ensure
Muswellbrook continues to develop as a significant Regional Centre.
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4. Community Consultation

Engaging with the community at an early
stage of the project allows for a transparent
sharing of ideas and issues that matter to all
stakeholders. It is through consultation that
the public informs and collaborates in the
strategic planning process.

Muswellbrook Shire Council undertook a preliminary community consulation session on the
12th of April 2016 with the express purpose to give local stakeholders the opportunity to

have meaningful input at the inception of the strategy planning process. The public meeting
was made up of two parts: firstly, for council to explain the background and purpose of the
plan, and; secondly to take comments from the floor in the format of a forum, and to record

the findings. Stakeholders were asked to comment on four key topics:
1. What do you like about Muswellbrook Town Centre now?

2. What do you not like about Muswellbrook Town Centre now?

3. What do you aspire Muswellbrook Town Centre to be in the future?

4. What impediments do you think exist now that would prevent those aspirations from
becoming a reality?

What became evident during the thorough and robust dialogue was that the community

agreed that the town centre has many characteristics worth strengthening and some
that would benefit from a holistic rethink. Whereas there were some concerns around

the likely construction program for the proposed bypass, it was commonly regarded that
Muswellbrook’s town centre would necessarily become a more active place for recreation,

commerce and living, offering a diversity of outlets for the myriad users in the future.

The following dot-points outline the responses to each of the posited questions.

Likes:

Heritage Preservation

— River
— Church Precincts — Leafy + Sightlines to Steeples

Trees And Landscaping

Compact + Flat

Walkability — Tourism (Link to Infrastructure)
Medical Centre / Hospital Renovation
Consolidation Of Banks / Bank Workers
Road Infrastructure / Rail = Good Access (Link to Tourism)
Cultural Buildings / Exhibitions

Educational Facilities

Recent Infrastructure / Footpath Upgrades
Capacity for Shoptop Housing

Sporting Facilities

Dislikes:

Lack of Intergration between Marketplace and Main Street

Lack of Public Open Space in Good Amenity — Town Square — Avoid Noise from Rail
corridor

Lack of Long Vehicle Parking — Caravans Etc. Adjacent to Visitor Information Centre
Parking in General

Accessible Visitor Info Centre

Dump Points for Rv’'s Required

Night Time Safety — Poorly Lit / Alleyways/ Lack of Night Time Activation
Unattractive Vacant Lots

Lack of Connection With Other Town Centres. Bike / Walkways Etc, Cycle Lane
Required In Centre

Lack of Public Art

Untidy and Unclean Facades

Pigeons and Bats

Lack of Council’s Physical Presence in Centre

Graffiti

architecture + interior design

Aspirations:

— Performing Arts Centre

— Town Hall + Conference Facilities

— Civic Hub

— Council Administration Centre

— Public Art / Murals — Local Context + Donation of Property to Paint Etc.
— Activation of Laneways / Useable/ Safe

— Green Space Park

— Encourage Younger Generations to Stay

— Café Culture + Wine Bars

— Housing / Aged Housing in Town Centre

— Improve Parking

— Walking Comfort / Shelter / Shade + Bikes

— Uniquely Muswellbrook — Cohesive Landscape Plan
— Tourism — Regional Museum

— Rail Museum + Mining History

— Capture Caravans

— Vibrant Commercial, Retail, Educational Precincts
— Diversity of Employment Opportunities

— Digital Connective + Renew Program

— Greater Public Amenities

— Public Transport

Inhibitors:

— Struggling to Transition from Coal Reliant Economy
— Lack of Community Engagement

— Access To River

— Lack of Area available for Parking

— Shift Work + Community Workforce

— Uncertainty Regarding Bypass

— Hours of Operation:Businesses

— Too Close to Newcastle

— Not Enough People Living in Town

— No Amenity
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5. Council Aspirations

Muswellbrook Shire Council’s own opinions
and aspirations for the town centre are
remarkably in-step with the community:

e Role and function

— The role and function of Muswellbrook as the regional centre for the Upper Hunter is
one that needs constant enhancement. The State Government presence could be
enhanced by development of a modern central facility to replace the many small and
less than adequate current facilities. There are opportunities for further professional
services, civic, cultural, entertainment and education services to ensure the town
continues to service local and regional needs.

— Muswellbrook’s Town Centre has a comparative advantage derived from the close
proximity of a critical mass of these facilities and services and additional such services
will advance that comparative advantage. It also helps establish a ‘capital feel’ and acts
in aid of other objectives such as introducing additional medium density residential
developments into the Town Centre.

e Urban Design and public art

— The layout of the township of Muswellbrook lends itself to a campus style grouping
of buildings for civic, cultural and entertainment or educational purposes. This better
permits the introduction, in a flexible way, of additional or replacement civic, cultural,
entertainment or educational services as the demand for those services changes over
time. It also allows the introduction of generous public squares and spaces, contributes
to the openness of the Town Centre, permits more generous curtilages around heritage
items and opens up opportunities to widen or embellish heritage view corridors. It
encourages human congregation and a sense of place and identity.

— Council has documented and actively encouraged adaptive reuse of the many heritage
buildings in the Centre. The special quality of this building fabric has been enhanced by
high quality public infrastructure. Much of the more recent development is not special,
and some improvements can be made to help provide more focus on the sandstone
heritage fabric by increasing the curtilage around these buildings; by setting new
development back on a controlled building line.

— Major redevelopment of the Muswellbrook Marketplace mall development is proposed
this year, and Council will work closely with the owners to ensure an improved
connection between this development and the rest of the Centre.

— Muswellbrook has developed an open ambiance, making good use of its connections
to the highway, railway and close proximity to Muscle Creek. More will be done in
relation to its proximity to the Hunter River.

— Council is keen to encourage increased vitality of activity and interaction between all
landuses. Council will examine opportunities with building heights, and are keen to
add vitality to the centre by encouraging “downtown” housing and additional medium
density housing around the centre. The right scale of new development will be critical to
establish.
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— Public presence will be enhanced by public monuments and art strategically placed

around the city. In this manner, the city will be connected through a series of nodes
ready for public congregation. Special consideration needs to be given to lighting to
ensure a high quality and safe urban environment for expanded activity into night time
hours.

Heritage conservation and interpretation

The town centre and its view corridors contain a number of significant pieces of high
quality European heritage, including St Albans Anglican Church (the only Australian
Church designed by noted architect Sir George Gilbert Scot), which was built under
the supervision of John Horbury Hunt and Edmund Blackett in 1864-69, Loxton House
(1847), Weidmann Cottage (circa 1940s), Campbells Corner (circa 1870s), St James
Catholic Church (1912), and the Upper Hunter Parish Trinity Uniting Church (1913). The
protection and refurbishment of the items, the re-establishment of generous curtilages
around the items’ settings, and the enhancement or re-establishment of view corridors
is a priority.

Interpretive signing and monuments appropriately explaining and recognising the
various key elements of Muswellbrook’s built, industrial and human history is also a
priority including Muswellbrook’s aboriginal history and interaction with early European
history — a focus of which should be particularly developed at the key transport entry
point to the town centre — the Railway Station and bus interchange and adjoining
Simpson Park and Regional Art Gallery.

The priorities of this theme reinforce Muswellbrook’s history and early establishment
as a centre for public and non-public administration. It enhances the comparative
advantage the town centre retains in place-making, identity, ambiance, culture and
interest.

Public Facilities and services

Muswellbrook has made significant investment into public facilities and services
based on its CBD Strategic Plan 2009. Distinctive towns have well-resourced and
comprehensive facilities including seating, signage, spaces, water fountains, toilets,
and information services.

Council has been keen to establish a Visitor Information Centre that might help
interpret local history and economic activity such as mining, power, viticulture and
agriculture, as well as providing tourist information services.

Council is keen to ensure a calibre of high quality in the character and feel of the town
centre, which is significantly influenced by public facilities and services.

Traffic, parking and connections

Council has a Traffic Study and 2 Parking Studies that have informed on-going
development of the public infrastructure in the centre. Ideas have been documented
for post by-pass detailing when significant traffic volume and size reductions will occur
in traffic in the centre.

The current CBD Masterplan documents will inform this issue in this Town Centre
Strategy.

The development of a Regional Transport Hub at the Railway Station and a bus and
taxi hub in the town centre are both priorities. These priorities are critical to improving
efficient and safe transport in Muswellbrook. Similarly, improving cycleway and
pedestrian corridors, consolidating and formalising car parking lots are also priorities.
A sense of arrival and journey should be supported by interpretive signing, well
designed public squares and spaces, appropriate well-spaced (so as not to compete
with one another for interest) monuments and public art should pepper the journey
from transport hubs and nodes to destinations within the Town Centre.

Residential development

— Medium density residential developments act in support of the civic, cultural,

entertainment and educational services proposed for concentration in the Town Centre.
Medium density residential developments also act in support of the types of mixed
development Council anticipates will benefit from the comparative advantages the

town centre retains — such as cafes and other liveability focused retail and activities.
Council also accepts that its controls insofar as building heights are concerned should
be reviewed to support a greater critical mass of residential living in the Town Centre.
Particularly, the development of medium density residential aged-care is a priority
because of the additional benefits of permitting people to ‘age in place’ by close access
to transport and other key services.

Community events and activities

— The town centre needs to continue to provide opportunities for community events

and activities, and in this regard consideration has been given to creation of a major
town square and/or an additional public park that might include a play space for small
children. The public square will provide a focal point for the Muswellbrook community
to gather especially during sporting and cultural events. Of importance to its success is
the scale and location of the square in relation to good public amenity, creating a safe
environment, for all to enjoy. This is further examined and expanded on within Precinct
1 studies.

Retail Aspiration

— The unintended retail sprawl throughout the city has weakened the vibrancy within the

city centre. Council aims to consolidate retail outlets within the city centre, increasing
pedestrian traffic and vibrancy within the heart.

Waterfront connections

Historically, towns and villages have developed in Australia around waterways, as a
logical place to support human populations. The Hunter River and its tributary Muscle
Creek (after which the town is named) are the principal waterways of Muswellbrook.
Many towns in the Hunter region are appropriately re-establishing or attempting to
re-establish links with their principal waterways. Council has a priority on this activity
because of the place-making, identity, liveability and environmental outcomes those
priorities unlock. It also acts in aid of priorities to introduce medium density residential
developments into the Town Centre.

Of particular importance, is the environmental restoration of Muscle Creek and the
Karoola Wetlands at the Hunter River confluence and projects which enhance the
accessibility of the waterways from the town centre for the purposes of passive
recreation.

Accessibility
Council is keen to ensure good accessibility for all people both to and around the
centre. Particular attention needs to be given to bicycle and pedestrian facilities.
Safety
Design outcomes need to consider the public safety of all users of the centre during all
hours of use, especially during early evening hours in winter.

Sustainability

Special consideration needs to be given to promote environmental sustainability
outcomes such as energy efficiency in natural public areas such as Muscle Creek.
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Constraints

In undertaking a review of the existing policies, this diagram outlines the study area’s
constraints in achieving the community and council aspirations. Noise sources, and
disjointed building programs as highlighted in the adjacent diagram are among some of the
constraints which require addressing in order to achieve a more cohesive town centre.
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Image Source: Muswellbrook Town Centre; Urban Design Framework, JBA, 24th September, 2014
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6. Existing Policy Overview

Muswellbrook Shire Council has developed
a number of policies intended to provide

a framework for the development of the
town centre. These policies inform the
development of a strategy that will enable
the plan for broader revitalisation to come to
fruition.

The policy context

Discrete studies and policies read in isolation are limited in their ability to convey the
complete strategic aspirations of a town, or provide a holistic vision that can deliver on
particular outcomes. The variety of policies and studies that Muswellbrook Shire Council
has prepared or commissioned since 1995 exhaustively outline a vision for the town
centre and are in part currently being realised, particularly in reference to the public
domain manual. However, it is pertinent to note that the current Development Control
Plan (DCP 2009) and Local Environment Plan (LEP 2009) do not draw on these policies to
recommend planning outcomes for the town centre specifically.

The Draft Urban Design Framework as prepared by JBA in 2014 provides a concise design
approach for the study area as nominated within this commission, and is predominately
consistent with the key principles as outlined above. The current planning instruments
against which all future developments in the town centre will be assessed are, however,
reasonably generic and do not indicate permitted outcomes’ that would see the broader
strategic vision of the town centre realised.

The following pages graphically represent the current planning controls that dictate
permitted outcomes within the subject area.

The existing planning instruments were reviewed in order to inform the Muswellbrook
Town Centre Strategy. The Strategy investigates amending the existing controls in order

to realise the desirable vision of the Muswellbrook Shire Council and the aspirations of the
community. The recomended amendments are tabled at the end of this report.

Key findings from the analysis of the existing studies and policies are presented as both
opportunities and constraints diagrams.

Muswellbrook Town Centre

Urban Design Framework

architecture + interior design

Muswellbrook CBD
May 2012
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March 1995

MUSWELLBROOK SHIRE COUNCIL

HUNTER RIVER FLOOD STUDY
(MUSWELLBROOK TO DENMAN)
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Zone

I B2 - Local Centre

[ R1 - General Residential

I RE1 - Public Recreation
RE2 - Private Recreation
SP2 - Infrastructure

7 Heritage

= = = Heritage Conservation Zone
BN Heritage Listed Items
Landscape ltem

6.1 Land Use Zones

The Muswellbrook LEP, 2009 Land Use Table specifies for each zone:

The objectives for development, and

Development that may be carried out without development consent, and

Development that may be carried out only with development consent, and development
that is prohibited.

The consent authority must have regard to the objectives for development in a zone
when determining a development application in respect of land within the zone.

Analysis:

The Study area is primarily zoned B2 - Local Centre suggests a one size fits all
outcome for the town centre

R1 Residential frame surrounding the town centre core

Muswellbrook LEP for B2 zones does not allow for pure residential or aged care uses
and presumes all developments wishing to pursue a residential component must
incorporate retail or commercial at the ground floor throughout the entire study area.

0.2 Heritage

The objectives of this clause are:

to conserve the environmental heritage of Muswellbrook,

to conserve the heritage significance of heritage items and heritage conservation areas,
including associated fabric, settings and views,

to conserve archaeological sites,

to conserve Aboriginal objects and Aboriginal places of heritage significance.

Analysis:

Study area is primarily a conservation area with a number of significant items
Current DCP does not graphically depict appropriate development approaches or
adaptive reuse capability of heritage items

Maintaining view corridors/sightlines are not captured in a planning instrument
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6.3 Building Heights

Height of Buildings controls aim to:

— limit the height of buildings,

— promote development that is compatible with the height of surrounding development
and conforms to and reflects natural landforms by stepping development on sloping
land to follow the natural gradient,

— promote the retention and, if appropriate, sharing of existing views,

— maintain solar access to new and existing dwellings and public recreation areas and to
promote solar access to new buildings,

— maintain privacy for residents of existing dwellings and promote privacy for residents of
new buildings.

The height of a building on any land is not to exceed the maximum height shown for the

land on the Height of Buildings Map.

D Analysis - Existing Policy
— Generally a 13m height limit within the town centre
Maximum Height of Buildings — Some community and town centre residential uses with a 8.5m height limit.
— Height restriction does not reflect the variety of functional outcomes dictated by
s s85m program. Typical floor to floor heights vary dependent on occupancy and current height
12m restrictions may restrict feasible development opportunities.
13m

Testing found that the maximum height of building limit does not allow the achievement of
the current Floor Space Ratio (FSR) throughout the town centre.

6.4 Floor Space Ratio

FSR controls aim to:

— Ensure development aligns with the desired density of the local area and optimum
capacity of the site.
— Allow opportunities within the building envelope for creativity and building articulation.

Analysis - Existing Policy

— Typically 2:1 within the town centre

— This is not necessarily feasibly achievable when assessed against height restrictions
and potential open space programs within the town centre. The recommendations
below have tested a few examples.

N — — Example site: The present FSR on the St James Catholic Church block is set at 0.5 : 1.
r This limits the density that can be achieved on this site.
Analysis

Floor space ratio is the relationship of the site area a building is built on relative to the

J— 7 Maximum Floor Space Ratio total gross floor arga (GFA) of ? bulilding. The FSR controls depsity anql is a widely used
\) method for assessing and estimating the development potential of a site. It does not set
L the building form and it may not be possible to achieve the maximum FSR on all sites.
Other site specific development controls or constraints such as lot size or shape, height,
setbacks, landscaping, neighbouring properties or heritage considerations give shape to
the achievable FSR. These additional controls are typically included in a Local Government
Area’s Development Control Plan.

Floor Space Ratio
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6.5 DCP Controls

The purpose of the Development Control Plan (DCP) is to support the requirements
of the Muswellbrook Local Environmental Plan (LEP) 2009 by providing
explanation, objectives, controls and detail.

The following section aims to improve environmental performance, design

and amenity of developments within the town centre of Muswellbrook by
recommending the implementation of a Town Centre DCP.

Analysis of existing town centre and DCP controls

Current development within the town centre falls under Section 9 — Local Centre
Development and Section 15 Heritage Conservation of the Muwellbrook Shire DCP. The
current Local Centre Development section provides controls and performance criteria on
the ‘Built Form’ and ‘Urban Landscape’.

Section 9 - Local Centre Development of the DCP in its current state does not reflect a
set of performance criteria and controls in alignment with the recommended changes to
LEP zoning, height and FSR within the town centre.

Section 15 - Heritage Conservation of the DCP is a comprehensive set of controls that
aim to ensure that the qualities that give heritage items their significance are maintained.
Muswellbrook Shire has a number of buildings of heritage value, dating as far back as

the early 19th century. These buildings display a range of architectural features which are
representative of building styles from many periods. Section 15 of the DCP recognises that
such buildings and features are worth preserving because they help to define the special
character of both the Shire and its heritage conservation areas.

Most changes to built heritage items will involve alterations and additions. Muswellbrook’s
vitality and enduring success relies on many factors including the growth of its residential
population and retail / commercial sector. Council recognises that the best way to protect
and enjoy our heritage structures into the future, is to give them new uses. This requires
early analysis, innovative planning and well considered design.

To facilitate this growth within the town centre some planning constraints have been
reviewed and in later sections, additional heritage controls / performance criteria
recommended, in particular setbacks and permissible alterations and additions. This is
intended to encourage new development and align with the recommended changes to the
LEP.

In summary, the existing controls are a set of blanket controls and are not place specific to
the Muswellbrook town centre. To align with the proposed changes to the LEP, the desire
for growth and to ensure environmental performance, design and amenity are maintained
a number of recommendations are made for inclusion in the Town Centre DCP. [t should
also be noted that the Muswellbrook DCP is a text based document, consideration should
be given to the inclusion of diagrams that illustrate performance criteria and controls.
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Recommended Principles

Muswellbrook ‘town centre specific’ controls within Muswellbrook’s DCP are analysed in
the following section. Town centre specific controls are of particular importance to ensure
environmental performance, design and amenity of developments are maintained as
density increases.

6.5.1 Built Form Controls

which include:
— Street wall height
— Building setbacks
— Building separation
— Building depth and bulk
— Building exteriors
— New streets and laneways

6.5.2 Public Domain Controls

which include:
— Access network
— Views and vistas
— Active street frontages
— Addressing the Street
— Public artwork
— Solar access to public places

6.5.3 Town centre heritage Controls

to ensure:
— developments on heritage sites are aligned to its heritage values
— developments adjacent to heritage sites are sympathetic to the heritage values of
sites / buildings
— heritage values do not limit the growth and development opportunities within the
town centre

6.5.1 DCP Built Form Controls

e Street Wall Heights

The height of a building that addresses the street from the ground floor up to the first
building setback is referred to as street wall height. Street wall height is used to ensure
a consistent building scale in streets that have heritage items, infill development and a
number of building uses.

Analysis

The current Muswellbrook Shire DCP does not nominate street wall heights.

In its existing condition Bridge Street comprises of predominantly two storey buildings a
number of which are heritage items.

e Building Setbacks

A building setback is the distance between the building and the street boundary, a
neighbouring site or any other place needing separation. Privacy, wind mitigation, access
to sunlight, outlook, view sharing and ventilation can all be enhanced by building setback
provisions.

In a town centre it is desirable to locate the frontages of lower levels on the street boundary
to give a strong edge definition and active frontage to the street.

Analysis

The current Muswellbrook Shire DCP nominates building setbacks within Section 9 - Local
Centre Development. It sets the following controls:

The existing DCP controls allow new buildings to be set back from the street edge if the
neighboring building does so, this does not allow for a strong continuous active frontage.
As Muswellbrook is an area undergoing change it is not appropriate to use an average
setback to align with adjoining buildings. There is great variety of street setbacks within
the study area. Applying an average setback will result in an undulating street edge and
undesirable large setbacks. In general larger buildings and building to Bridge Street
(between William and Brook) are sited closer to the street and individual residential houses
have a much more generous setback. Therefore a new pattern needs to be established as
a planning policy as the area develops and changes.

Existing buildings along Bridge Street predominantly have a Om setback. Planning

policy should retain the Om setback of existing buildings to Bridge Street and require
new buildings to build to the boundary. Open space curtilage to the majority of heritage
buildings along Bridge Street is required to be assessed on a case by case basis in order
to strike a balance between curtilage, while still maintaining an active street frontage.
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e Building Separation

The separation of two or more buildings on the one site is called building separation.
Building separation ensures privacy, access to sunlight, outlook, view sharing and
ventilation between neighbouring buildings.

Analysis

Section 9 — Local Centre Development of the Muswellbrook Shire DCP does not
nominate building separation for commercial buildings. Building separation for residential
development is covered via controls within Section 6 — Residential Development.

The recommended changes to the LEP building height limits will allow building’s up to

4 storeys along Bridge Street and the surrounding blocks within the study area. Larger
sites within the study area are prime for medium density residential and commercial
development where building separation will be required to allow amenity and ventilation to
floor plates.

e Building Depth and Bulk

The size of a building floor plate controls building bulk, depth and urban form. Controlling
floor plate size is important for ensuring privacy, access to sunlight, outlook, view sharing
and ventilation between neighbouring buildings.

Analysis

Section 9 — Local Centre Development of the Muswellbrook Shire DCP does not nominate
controls on building depth and bulk. At present there are only a few buildings within

the Muswellbrook Town Centre with large floor plates (RSL, Marketplace). However,

the recommended LEP changes to zoning, building height and floor space ratio will
permit buildings of greater bulk and depth in order to promote increased residential and
commercial activity in a compact, lively town core.

Setting a maximum size of floor plates will be important to ensure new buildings achieve
good internal amenity and the building bulk and depth relate to the desired urban form
and existing streetscape of the Muswellbrook Town Centre as this desired growth and
increased density occurs.

e Building Exteriors

The design of building exteriors can aid in creating visually interesting and unified
streetscapes and can help unify developments of different sizes, uses and styles.
Architectural detailing, colours, materials and finishes have the potential to reference the
history and culture of a precinct and shape the urban domain and future character of an
area.

Analysis

Section 9 — Local Centre Development within 9.1.1 Building Design stipulate the following
controls that relate to building exteriors:

(i) The design of new buildings should reflect and enhance the existing character of local
centres. (refer to section 15 of this DCP for further guidance on development in the Bridge
Street area)

(i) Building materials should be of high quality and harmonise with surrounding
development. The use of reflective materials is discouraged. Materials and colours should
not dominate the streetscape.

(iii) Building facades should relate to the context of buildings in the area to achieve
continuity and harmony. The continuity of commercial frontages should not be broken by
parking areas, service and delivery areas etc.

However, Section 9 — Local Centre Development of the Muswellbrook Shire DCP does not
provide specific performance criteria and controls for building exteriors. As Muswellbrook
is an area undergoing change it is not appropriate to simply relate to and reference
adjoining buildings. Catalyst projects and anticipated new developments form part of the
strategy to promote increased residential and commercial activity in a compact, lively town
core.

Controls pertaining to the future desired character of the precinct are required to be
developed to allow and encourage new buildings to be high quality and diverse in nature,
creating visual richness within the town centre whilst respecting heritage and the existing
streetscape.

e The Design of Parking Structures, New Streets and Laneways

On site parking includes on grade (surface), underground (basement) and above ground
(including multi-storey) facilities. Underground / semi-underground and multi-storey
parking can minimise the visual impact of car parks and can be a more efficient use

of space within a town centre. A well designed parking structure is an opportunity to
introduce innovative design within the town centre.

Analysis

The traffic and parking access controls for the town centre are covered by Section 16 —
Car Parking and Access of the Muswellbrook Shire DCP. The section contains provisions
that ensure adequate street parking is provided within the Muswellbrook Shire to meet the
demand created by development, providing parking rates required for specific land uses.

The 2010 Parking Study of the Muswellbrook Town Centre revealed:

— There is an appropriate level of parking supply within the study area

— The Council’s DCP parking rates seems appropriate for different land uses within the
area

— Certain precincts within the study area experience a higher parking demand (per
survey findings) which could be alleviated by introduction of:
— Time restrictions and parking management
— Parking enforcement
— Establishment of better public access

— Off street parking areas could be better utilised if better lighting and walking access
are introduced

— Review of parking management within the Market Place Shopping Centre could
improve parking situation within the area considering the use of the site by staff, public
and time management for shoppers.

— Opportunities to introduce angle parking e.g. Brook Street, William Street

architecture + interior design

Although the study found there is an appropriate level of parking within the town centre the
community consultation undertaken by council on the 12th of April 2016 revealed a general
dislike / shortage of the existing parking within the town centre.

The existing disjointed parking lots around the central town centre (as shown in the adjacent
diagram) limits demand where it is most required, as well as inhibits public enjoyment of the
centre. The parking study conducted in 2010 reveals some 350 council owned off street
parking spaces which at the time, largely serviced the needs of the centre.

As the town centre increases in residential and commercial density, consolidated parking
structures should be considered as on grade and multistorey facilities to encourage centre
visitors and workers to stay through long term parking options. This could be positioned
adjacent to the rail corridor to provide a noise buffer and short, accessible, safe pedestrian
connections to Bridge Street as highlighted in the Traffic Parking and Connections diagram.

Further to this, city blocks adjacent to the rail line between William St and Turanaville Ave
should be considered for future car parking demand as required.
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6.5.2 DCP Public Domain Controls

e Access network

Streets and laneways can be used to provide safe pedestrian, cycle and vehicular access
throughout the town centre. The structure of this network determines how successful
movement is throughout Muswellbrook. Pedestrian activity can be encouraged by
developing connected, legible and fine-grained street and lane networks. Safe, attractive
and connected networks promote active transport and more activity within the town centre
is linked to higher retail spending.

Analysis

Council commissioned consultants to prepare the Walk & Cycle Plan for Muswellbrook

& Denman in 2009 off the back of population growth and change, new residential
subdivisions, and a growing awareness of active and healthy living. Given their size and
existing pathway coverage, Muswellbrook is generally well suited to walking and cycling.
The study intended to provide council with a ‘strategic framework’ from which more
detailed investigations could occur including the preparation of design standards. The
strategy aims to build on the existing facilities to significantly enhance pedestrian and cycle
movement, through:

— Upgrading and extending off-road pathways.

— Targeted development of formal on-road bikeways along key corridors to facilitate
continuous, convenient and safer travel for experienced commuter cyclists.

— Minimising barriers to pedestrian and cycle movement.

— Improving the legibility of pathways and trails located in parkland.

— Strategic integration of pathways and bikeways with future residential subdivision, rather
than retrofitting facilities at a later stage for higher cost.

— Provision of recreation and fitness trails to support more healthy and active lifestyles.

The Walk and Cycle Plan provides a number of strategies and recommendations including
proposed Walk and Cycle Network Maps. Section 9 — Local Centre Development of

the Muswellbrook Shire DCP does not incorporate these recommendations and design
standards. Additional controls pertaining to the future desired character of the precinct are
required to ensure the vision and recommendations of the Walk and Cycle Plan can be
achieved within the Muswellbrook Town Centre.

A Public Domain Manual has also been commissioned by council in response to the
Muswellbrook CBD Strategic Plan. The purpose of the manual is to provide urban design
guidelines and information to assist designers, developers and council in the construction
of public domain works. Additional controls within the town centre DCP can ensure the
continued ‘roll out’ of these public domain upgrades that have demonstrated to be a
positive addition to the Muswellbrook Town Centre.

e Addressing the Street

Addressing the street relates to all developments that are not captured by the ‘Active Street
Frontages’ plan or where a continuous active frontage cannot be achieved. A building that
addresses the street positively contributes to the safety and quality of the public domain.

A buildings street address defines the street edge and can regulate how accessible and
functional a building is.

Analysis

As stated above Section 9 — Local Centre Development within 9.1.1 Building Design
stipulates controls that relate to the desire to attain safe, lively and active frontages. Also
within Section 9, section 9.1.4 Accessibility ensures that equitable access is provided to all
new developments.

Despite the above controls Muswellbrook has a relatively weak edge condition as
highlighted in the Level of Activity diagram. The existing Muswellbrook Town Centre is also
relatively low density with majority of the housing within the study area being standalone,
low density residential.

As the town centre increases in residential and commercial density there will be a shift
away from single storey low density to medium density residential. To ensure the increased
density within the town centre makes a positive contribution to the public domain, controls
pertaining to the future desired character of the precinct are required to ensure all new
developments address the street in a positive manner. This in turn will increase the
liveliness and walkability of the town centre.

architecture + interior design
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Civic and Heﬂtage Source: Draft Muswellorook Town Centre : Urban Design Framework by JBA (2014)
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e Views and vistas

Preserving significant views is crucial for retaining the unique character of the
Muswellbrook Town Centre and place-making. Significant views include views from public
places towards specific landmarks, areas of natural beauty or heritage items.

Analysis

Four historically significant churches are located within the Muswellbrook Town Centre with
the church spires visible from several locations in town. In addition to this a large number
of heritage items along Bridge Street contribute to the historical character of the main
street. Views to these significant buildings can set up a framework for locating nodal points
and place-making within the town centre as highlighted in the adjacent Civic and Heritage
diagram.

Section 9 — Local Centre Development of the Muswellbrook Shire DCP does not provide
controls and performance criteria to protect and enhance significant views within the town
centre. The recommended LEP changes to zoning, building height and floor space ratio
will permit buildings of greater bulk and depth in order to promote increased residential
and commercial activity in a compact, lively town core. As Muswellbrook undergoes this
change of greater density and height it is not appropriate to simply rely on developers of
individual sites to respect important views and vistas.
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e Active Street Frontages

Interesting and safe pedestrian environments are attained in part by active street
frontages. Shops, offices, studios, cafes and community facilities provide the most active
street fronts.

Analysis

Section 9 — Local Centre Development within 9.1.1 Building Design stipulates the following
controls that relate to the desire to attain active frontages:

(v) Building facades should relate to the context of buildings in the area to achieve
continuity and harmony. The continuity of commercial frontages should not be broken by
parking areas, service and delivery areas etc.

(vi) Buildings should provide for ‘activated street frontages’ by incorporating active uses at
street level including cafes and other retail activities.

(vii) Blank building facades to streets or public places are to be avoided.
(ix) Building designs should allow for passive surveillance of public places and streets.

Despite the above controls Muswellbrook has a relatively weak edge condition

as highlighted in the adjacent Level of Activity diagram. Controls pertaining to the
future desired character of the precinct are required to be developed to ensure new
developments within the town centre add to the vitality and liveliness of the street.
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e Public artwork

Public Art is a defining quality of stimulating and successful town centres. Public artwork
can be integrated into the town centre fabric in a number of ways, such as carpark
screening, stormwater treatment and water collection.

Analysis

Muswellbrook Shire Council has a Public Art Policy and Procedure (2011). Despite this the
Muswellbrook Shire DCP does not make mention of public art. Community consultation
undertaken by council on the 12th of April 2016 revealed a desire for more monuments and
public art within the town centre.

As the town centre increases in residential and commercial density there is an opportunity
to capitalise on new developments by introducing controls and performance criteria on new
developments to contribute to and or provide public artwork.

e Sun access to public places

Public spaces are made much more successful if they have good sun access, particularly
in winter. Sun access in public spaces will become even more important as more and
more people move into medium density housing within the town centre. Good sun access
ensures public squares are attractive and well utilized.

Analysis

Section 9 — Local Centre Development of the Muswellbrook Shire DCP does not provide
specific controls on sun access to public squares. As the town centre increases in
residential and commercial density there will be more demand placed on shared public
spaces within the town centre. The community consultation undertaken by council on the
12th of April 2016 revealed a desire for a green space / park in the town centre. To ensure
reasonable sunlight is provided to all new town squares and public spaces within the town
centre controls pertaining to sunlight access could be introduced.
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6.5.3 Town Centre Heritage Controls

Controls on heritage sites should ensure buildings are sympathetic to heritage values,

and or sympathetic to heritage building on adjacent sites., taking into consideration use,
curtilage, and sightlines. Muswellbrook is rich in high calibre heritage buildings that should
be well preserved and celebrated.

e Setbacks — Building exteriors respond to adjoining buildings

Upper level additions can be effective ways of maintaining heritage items whilst
encouraging new uses and increasing desired density. Proposals for dominant or
inappropriate upper level additions might be considered unacceptable, regardless of
whether adjacent buildings are originally two storeys or more.

Existing infill developments adjacent to heritage buildings currently have varying setbacks.
Consistent setbacks providing curtilage to heritage items should be considered on a case
by case basis, however, street activation should not be overlooked.

e Encourage new uses for heritage items

In the Muswellbrook town centre, there are surviving areas of strip shopping, as well as
some isolated and individual stores.

The success of modern retail business is subject to notions of convenience, trends and
fashion. The “shopping experience”, that is, facilitating the potential for a mix of activities so
that shopping is destination with a distinct character, is considered important. Shopping
becomes more than just the purchase, should be enjoyable and memorable. Protecting the
heritage significance and character of Bridge Street and the surrounding town centre can
contribute to that potential.

Retailers / commercial tenants typically require larger floor plates than what the heritage
character of Bridge Street can offer which leads to bland and sometime windowless forms
not in keeping with the existing fine grained nature and can lead to conflicting interests
between retailers, developers and conservators.

e |nfill development enhances and conserves cultural significance of
heritage items and their settings

Infill development within the Muswellbrook Town Centre must respond to the design and
built form of existing adjacent heritage items to achieve a unified relationship between new
and old in the streetscape.

e Alterations and additions to respond to appropriate heritage fabric

Alterations and additions to enable a building to continue in use or for a new more viable
use must respond to and consider scale, materials, location and streetscape within the
heritage conservation area of the Muswellbrook town centre.

Existing setbacks from the street or side boundaries along Bridge Street are often much
less than current DCP requirements for new developments. Concessions to those controls
should be negotiated for each proposal, with respect to the existing site, existing building
and the impact on the neighbours and street, for consistency in the precinct.
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Key Plan

To best illustrate the analysis of the town centre both the plan and 3D views of the study
area have been rotated so that north is to the left of the page.

Each block within the town centre has been named based on its key use or major building
within that block for ease of reference.

<

.

Y

)
©)

1 Civic Block 7 RSL Block

2 Mall Block 8 Eaton’s Block

3 Art Gallery Block 9 Northern Gateway Block
4 Campbell’s Block 10 Lower Turanville Block

5 Market Block 11 Upper Turanville Block

6 PCYC Block

Key Plan
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7. Key Strategic Directions

The consolidated aspirations of the community

and council indicate a number of commonly
agreed objectives forming the basis of a
successful strategy that is subsequently
prepared for Muswellbrook Town Centre.
Taking cues from the community consultation,
as well as Council’s aspirations and the
previous studies of the Muswellbook Town
Centre, we establish a series of Key Strategic
Directions that capture the essence of the
ideals that the town centre aspires to embody
but is flexible enough to enable a variety of
outcomes.

The following Key Principles are critical in terms of preserving the unique character of the
town centre whilst affording the potential for growth and improvement within a framework
that offers greater certainty for development:

e Key Land Use Principles

Establishment of clearly defined permitted uses in precincts that give distinct outcomes
can offer the ability to target development opportunities, with restrictions on height that
align with the realities of building serviceability.

e |mproved Urban Design

Creation of driving principles that ensure the town centre offers amenity through

public and shared private spaces, enabling passive and active enjoyment of the built
environment.

e |mproved Heritage Conservation

Permitting a targeted approach to heritage conservation and interpretation that
compliments a maturing town centre through a series of sensible and flexible outcomes.
e Enhanced Public Facilities and Services

Ensuring the Town Centre provides for public services and places that give a richness to
the local experience

e |mproved Traffic Infrastructure and Parking

Creation of a town centre wide approach to the provision of parking and the management
of traffic flows, permitting the unlocking of growth potential and a sympathetic approach to
high quality urban design and the car.

architecture + interior design

e Enhanced Waterfront Connection

Establishing clear linkages between the town centre and its immediately adjacent water
frontages, enabling natural recreational spaces to be connected to the main street.

e Enhanced Accessibility and Improved Public Safety

Improving the legibility of laneways and subsidiary connections through the town centre,
and the establishment of safe, clean, and universally accessible pathways town centre
wide. Providing equitable access for all.

e |Improved Environmental Sustainability & Amenity

Establishment of a series of guiding principles that can enable Muswellbrook Town Centre
to meet the environmental challenges of today and the future through the application of
design principles and considered installations.

e Enhanced Public Art

Establishment of a series of guiding principles that enable the creation and installation of
Public Art throughout the Muswellbrook Town Centre.

e Enhanced Economic Environment

Creation of a vibrant town centre that offers certainty of outcome to investors and occupiers
alike, allowing for the unlocking of growth potential.
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Key Land Use Outcomes

Increase Residential Density

Muswellbrook has a low level of density and mixed use density in the town centre
at present. Establishing a strategy for residential density and growth within the
study area is more advantageous for the Muswellbrook Town Centre’s economic,
retail and social performance than locating similar growth on the fringes of an
urban area.

Increase Aged Housing in Town

Most personal and professional services available to the wider Muswellbrook
residents, are accessible within the Town Centre. On that foundation the city
blocks within the study area would appear suited to supporting an aging
population.

Town Centre with a Strong Civic Heart

Provide a multifunctional Civic Square to encourage community congregation
able to accomodate cultural events, performance spaces , and screening events -
providing a sense of place and identitfy to the township of Muswellbrook.

Student Housing in the Town Centre

Muswellbrook needs to become more varied and lively and invite more students
to live in the Town Centre. This in turn is a generator for more activity in the town
centre day and night. There exists the potential to draw students into town and
connect to the presence of the University and Tafe.

Increased Employment Opportunities

In principle improvement in the urban environment, public realm and promotion
of activities that add more pedestrian traffic to the town is anticipated to stimulate
employment in the private sector through increased demand for commercial
tenancies. Increased density and diversity are key to increasing pedestrian traffic.

Shop-top Housing

Residential activity could occur within the existing fine-grained, compact nature
of Bridge Street. This density could occur in the form of infill sites and shop-top
housing to yield capacity whilst recognising any constraints imposed by heritage.

Make Strong Connections to the Natural Environment

This should be a priority due to the place-making, identity, livability and
environmental out-comes which connection to the Waterfront unlocks.

Restrict Bulky goods

Large industrial buildings currently occupy land within the Town Centre.
Establishing a strategy for residential density and growth on this land is
advantageous for the Town Centre’s economic, retail and social performance.
Bulky goods sites that greatly limit increased density and reduce amenity could
be restricted in order to achieve this.

Retain and Attract Government Agencies and New Businesses

Locate Council Offices in town. Restrict residential development from Civic block.
Provide all government services in the one area (Council buildings adjacent to
State Government buildings used to block noise from the railway line).

architecture + interior design
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Improved Urban Design

Civic Square / Town Centre with a Strong Civic Heart

The most suitable civic open space typology for Muswellbrook is the town
square. Other typologies such as corner squares at intersections can feel spatially
weak as they are difficult to activate without built edges. Night-time safety and
activation, prospect, sun access, shade and shelter, a combination of soft and
hard landscape and play spaces are all desirable outcomes at which the success
of a town square could be measured.

A Civic Square can provide a sense of place and identity to the township of
Muswellbrook; lively all year round with seasonal events and activities such as
Christmas celebrations, market days, and an outdoor giant screen for moonlight
cinema/ sporting events, celebrations and concerts / performances.

Public Murals + Art

Council to continue to introduce proactive policies such as “5 new sculptures in 5
years”. Monuments and public art should pepper the journey from transport hubs
and nodes to destinations within the Town Centre.

Connection of Marketplace to Bridge Street

The Marketplace Mall does not have a functional or visual relationship with the
town centre. The internalised retail-only shopping centre is the primary place of
pedestrian flows within the study area. The consequence of this is a loss of retail
purpose for the street based retail of Bridge Street and an overall underperforming
retail sector. The success of retail is essential to ensuring a vibrant and active
public realm. A vibrant, active and lively public realm is an instigator of diversity
and intensity of retail use. The performance of retail therefore has an important
place in the town centres economic future for both the Marketplace and Bridge
Street.

Therefore, a strong focus should be placed on exploiting the retail strength of
the Marketplace by improving its connection to Bridge Street. The mall entry is a
major pedestrian destination and should contribute to the activity and liveliness
of the main street. Improved connection should ensure all ability access, active
commercial frontages, high quality design and weather protection as minimum
outcomes against which connection to the Marketplace might be measured.
Major redevelopment of the Muswellbrook Marketplace mall development is
proposed this year, and Council will work closely with the owners to ensure an
improved connection between this development and the rest of the Town Centre.

Continue Public Domain Upgrade

A Public Domain Manual has been commissioned by council in response to the
Muswellbrook CBD Strategic Plan. The first 5 stages of this plan have already
been actioned with the 6th stage in progress.

Increase Street Tree Planting

Consider increasing the scope and upgrading the ‘Muswellbrook Main St
Masterplan’ to include side streets.

Build on the Strong Built Edge to Bridge Street

Muswellbrook has a limited quantity of ‘active edge’ (ground level shop fronts)
north of Brook Street engaging with the public. Introduction of ground level retail
and hospitality edges will increase pedestrian traffic and vibrancy.

Create a Sense of Arrival and Journey

Use gateway elements to create a sense of arrival. Journey and movement should
be reinforced by interpretive signing, a well designed town square, and smaller
more intimate urban interventions in addition to connecting these spaces via
pedestrian and cycle links. Gateway elements and urban squares should be
suitably well-spaced (so as not to compete with one another for interest).

g Source: Virtue, R. (March 2016)

architecture + interior design
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Improved Heritage Conservation

Rail Museum + Mining History

The introduction of a Rail Museum which also captures Muswellbrook’s Mining
History will provide a point of interest for visiting tourists to the region and place
emphasis on Muswellbrook’s vital role within the region.

Provide Curtilage to Heritage Buildings

Within the town centre there are a number of heritage items of state and local
significance that reflect the town’s history and culture. Retaining and restoring
heritage is key to revitalising Muswellbrook.

Curtilage to commercial buildings in the town centre is unsuitable and should not
be enforced unless warranted by a historical precedent. The future town centre
DCP should ensure density and future growth can occur in the town centre in
conjunction with the retention of heritage listed items.

Encourage Adaptive Re-Use

Promote the adaptive re-use of buildings within the Town Centre. Infill
development should be used to enhance the cultural significance of buildings.
Maintain View Corridors

View corridors to Steeples, buildings of civic significance, and heritage buildings
should be maintained across the centre.

Monuments, Artwork and Signage

Monuments, Artwork and Signage to be incorporated into the urban fabric to
explain and recognise the various elements of Muswellbrook’s built, industrial and
social history.

architecture + interior design
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Enhanced Public Facilities and Services

The Town Centre Masterplan will be developed incrementally over the next 10-
15 years, depending upon market forces and local demand for the proposed
development parcels. A schedule of priority zones have been determined to
ensure that the Masterplan delivers maximum public benefit at the early stages of
implementation. The adjacent diagram highlights these priority zones.

Zone 1

Whilst the public domain areas will be incrementally developed over time, the
strategy has identified the main priority public domain Zone 1 as being the key
to stimulating the necessary momentum to sustain development over the coming
years. The first priority (Zone 1) contains the development of :

Performing Arts Centre

Continued engagement and revitalisation of the Campbell’s Corner block to link
into a performing arts centre / conference centre in the proposed civic block.

Town Hall + Conference Facilities Catalyst council project on Library
block

The existing Library forecourt is a pleasant place, however it needs stronger
‘edges’ (eg new development on Holden site) with active daytime uses (eg
Weidmann Cottage as cafe) to give people a reason to use it.

A Vibrant Commercial, Retail, Educational Precinct

Proposed Anchor to draw foot traffic North along Bridge Street which shall

be prioritised and budgeted for implementation over the next 5 years. These
elements of the Masterplan which are essential to the success of the project must
be developed first to stimulate and support other development.

Zone 2

Zone 2 could see the private development of the Commercial and Transport
Interchange, Museum and Visitor Accommodation. Through the development of
this zone the necessary commercial interest will be provided to drive the project as
a tourist attraction and shall offer a range of community benefits.

Zone 3

Zone 3 could see the development of the residential components. High, medium
and low density residential areas shall be developed by private investors,

in addition to possible public development in the form of student housing /
affordable housing in the Town Centre. This Zone will encompass:

Student Housing 0 Aged care e Seniors housing

This strategy should allow and promote the integration of aged care facilities,
student housing and affordable housing in recommended blocks to enable

and promote a wider range of residential development. Consider endorsing a
residential catalyst / demonstration project to unlock the market. Partnership
could occur to offset the risk (affordable housing, student accommodation, ageing
in place) and unlock the market.

The expansion of Health and medical facilities

architecture + interior design

The public ownership of key sites is an
important mechanism for encouraging

the desired environmental, built form,
community and economic outcomes for the
Muswellbrook Town Centre.
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Improved Traffic Infrastructure and Parking

Gateway Element

Improve sense of arrival and journey through the town. Parking should be linked
to public spaces and squares in ways that draw people to the high street so as to
not compete with each other.

° Rationalised Parking

The existing disjointed parking lots around the central business district
limits demand where it is most required, as well as inhibits public
enjoyment of the centre. The parking study conducted in 2010 reveals
some 350 council owned off street parking spaces which at the time,
largely serviced the needs of the centre.

As the town centre increases in residential and commercial density,

consolidated parking structures should be considered encouraging centre a , a
visitors and workers to stay through long term parking options. This S Ul B (e Zos

could be positioned adjacent to the rail corridor to provide a noise buffer

and short, accessible, safe pedestrian connections to Bridge Street as

highlighted in the Traffic Parking and Connections diagram.

Further to this, city blocks adjacent to the rail line between Hill and St
Heliers Streets should be considered for future car parking demand as
required.

New Streets and Laneways will be required to improve service and
parking access to the proposed consolidated car parking, including
pedestrian links.

e Intersection Upgrades & Calming Devices

Intersection upgrades, and an increased allowance for pedestrianisation from

The Marketplace across Bridge Street to Precinct 1 should be of priority. Traffic

calming devices including speed humps, signage and varied surface treatment

are to be provided as part of the road infrastructure once the by-pass is in place. C C
The slowing down of traffic through this portion of the city block will encourage a

stronger visual connection to a new civic heart.

° Tourist Parking Station

Currently, visitors driving to and through Muswellbrook are not offered a dedicated
area to park. This may discourage tourists to stay and enjoy all that Muswellbrook
has to offer. Creating a dedicated parking station and facilities for caravans,
mobile homes, motor bikes, and bicycles as well as for toursist generally, has
been suggested by the parking study conducted in 2010 as a great catalyst in
inviting tourists to stop and consume locally. Choosing an appropriate site of close
proximity to the town centre and civic square will further enliven Precinct 1.

d

Source: Virtue, R. (March 2016)
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Enhanced Waterfront Connection

Improve Connection to Muscle Creek

Explore town centre landscape concepts that extend beyond the current scope to
show connections to Muscle Creek connecting to the town network

Provide Connection to Hunter River

Investigate the use of the river for recreational activities, such as rowing,
swimming, canoeing, fishing and boat activity. Consultation with relevant
authorities and the community will be essential in determining these strategies.

Upgrades to Karoola Wetlands

Invest in the upgrade of Karoola Wetlands to allow the town centre to connect to
the Hunter River.

Pedestrian Links over Railway Line

Council to consider funding Pedestrian overpasses as catalyst projects for
improving and promoting pedestrian connection to the Town Centre.

Connection of the fragmented Green Network

Consider prioritising connections of the fragmented green networks to provide
more meaningful places of congretaion

a Source: Virtue, R. (March 2016)

architecture + interior design

Council has identified a priority on this activity
because of the place-making, identity,
livability and environmental outcomes
connection to the waterfront unlocks. It also
compliments councils priority to introduce
medium density residential developments into
the Town Centre.
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Enhanced Accessibility

Provide Better Pedestrian Access to Major Retail in Muswellbrook
Marketplace

Focus pedestrian activity to and from Marketplace mall onto Bridge Street with a
clear pedestrian link to mall ‘front door’

Improved Bicycle Connections and Facilities

Upgrade connections and bicycle facilities within the town centre as per the ‘Walk
and Cycle Plan for Muswellbrook and Denman’. Provide accessible and safe
bicycle parking facilities, and consider a ‘Bike Share’ system and promote cycling
for visitors; with clear signage to civic heart and distances to places of significance

Improved Walk-ability - connected pedestrian network

The future vision for Bridge Street is a place of high amenity with a quieter and
safer pedestrian experience. The success of retail is essential to ensuring safe,
vibrant and active public realms. A vibrant, active and lively public realm is an
instigator of diversity and intensity of retail use. The performance of retail therefore
has an important place in the Town Centres economic future as well as in creating
safe connected pedestrian networks.

Within the proposed Town Centre DCP inclusions of performance criteria could
ensure the public domain of the town centre is connected. Controls may include:

— the formation of an access network plan / map

— the nomination of Active Street Edges

Continue to add amenity for pedestrians by the ongoing roll out of public domain
upgrades as per the ‘Public Domain Manual 2012’

Draw Foot Traffic North along Bridge Street

Review and amend the LEP to restrict bulky goods (ie Holden Centre) from
occupying land better suited to civic and retail uses and retaining fine grained
nature of the town centre. This in turn will prevent inappropriate retail expansion
from occurring outside the city centre.

Retain the Compact Flat Nature of the Forum

The Town Centre DCP is to allow existing and new buildings to meet a higher
density whilst maintaining the fine grained scale of the town centre in order to
maintain and propel the pedestrian and accessible nature of the city.

Provision of Equitable Access

The Town Centre DCP is to enforce the establishment of equitable access as
required by the Building Code of Australia and the Disibility Discrimination Act
1992.

architecture + interior design
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Improved Environmental Sustainability & Amenity

Preparing a Town Centre Housing Strategy should not be undertaken in isolation.

This strategy should be developed in conjunction with long term sustainable
efforts in order to preserve a high quality outcome enjoyed by the public, and
enduring for longer.

Such efforts should include:

Retention of Native Vegetation

Energy Efficient Standards to be Applied to Buildings
Renewable Energy Sources

Stormwater Treatment and Filtration within the town centre
On-site separation of recyclables

Transport Hub + Retention of rail line for passenger rail
Harvest Rainwater

On-site composting to Council Developments linked to Community
Gardens

Provision for Farmers Markets in Town Square

architecture + interior design

The achievement of sustainable development
requires substantial change from the
conventional approach to both development
and occupation. It will require commitment
from Muswellbrook Shire Council and other
authorities and stakeholders in order to
ensure its success.
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8. Recommendations

Hunter Regional Plan 2036 and Local Planning Directions

Finalization and implementation of the MTCS to guide future development in Muswellbrook
CBD was identified in the HRP 2036 as a key priority for Muswellbrook Town. Therefore,
consideration should be given to support the future directions/actions identified in the HRP
2036.

Further consideration should be given to the objectives of relevant Local Planning
Directions under the Section 117(2) of the Environmental Planning and Assessment Act
1979, and particularly objectives of the S117 Direction 1.1 Business and Industrial Zones as
follows:

e encourage employment growth in suitable locations
e protect employment land in business and industrial zones, and
e support the viability of identified strategic centres

The recommendations for amendments to both the LEP and DCP outlined below are in
support of the desirable town centre that has been outlined above. Planning provisions are
put in place to support development and urban regeneration by:

‘strengthening retail hierarchies and employment opportunities, promoting appropriate
tourism development, guiding affordable urban form and providing for the protection of
heritage items and precincts’ (Muswellbrook LEP 2009)

The recommendations are based on detailed analysis of existing planning policy and
testing to certify that the planning provisions described below deliver realistic building
envelopes, which enable good design outcomes and facilitates the vision and aspirations
of both council and the local community. Testing the recommended provisions ensures
that the future development expectations are understood by all and safeguards the
achievement of the vision for the Muswellbrook Town Centre outlined in this report.

Muswellbrook LEP

The Muswellbrook Local Environmental Plan (LEP) contains statutory requirements that
govern the development allowable on a site. The LEP specifically addresses:

e Zoning (Land Use) — which establishes activity permitted/prohibited for each zone

e Height of Buildings - which restricts the height of buildings

e Floor space ratio (FSR) - which restricts the amount of floor space that is allowable on
a site in relation to the site area

The Muswellbrook LEP is established from the NSW State Government Standard
Instrument LEP.

Muswellbrook DCP

The Muswellbrook Development Control Plan 2009 (DCP) applies to all land within the
Muswellbrook Shire local government area. The DCP is applied in conjunction with the
provisions of the Muswellbrook Local Environment Plan 2009 (LEP). In particular the DCP
establishes provisions that should respond to:

e |ocal character and context
® amenity
e environmental performance

Site Specific Testing

To recommend revisions to the current Planning Policy, a methodology was established
for testing specific sites. Three typical lot types were identified for testing as there are a
variety of lot shapes, sizes, orientations and topographies within the study area. Building
envelopes based on the proposed land use zoning of a site were used to test the capacity
of a site to achieve the desired development outcome under the current and proposed
Land Use Zoning, Height of Buildings and Floor Space Ratio controls. Communities desire
developments of an appropriate bulk and scale sympathetic to existing heritage buildings.
Developers however asses feasibility based on the permissible Gross Floor Area (GFA) of
a site. It is therefore important that the Height of Building and Floor Space Ratio controls
are coordinated to ensure the development outcome is pleasing to all stakeholders. For
the purpose of this analysis the GFA tested is calculated at an efficiency of 80% to allow for
circulation and ancillary spaces not counted in area calculations.

The site specific testing looked at:

e |and use zoning and proposed building uses

Building height — including consideration of amenity, existing character of the town
centre, the spatial arrangement of streets and the number of storeys desirable for
certain development typologies

Floor Space ratio — coordinated with preferred building heights and number of storeys

e Minimum lot sizes

Setbacks - including street setbacks, side and rear setbacks and required building
separation (SEPP 65)

The Muswellbrook LEP Land Use Zoning does not allow for pure residential or aged care
uses within the town centre and presumes all developments wishing to pursue a residential
component must incorporate retail or commercial at the ground floor throughout the entire
study area. The testing also found a disparity between the Height of Buildings and Floor
Space Ratio. The current typical FSR of 2:1 throughout the town centre is too high for

the permissible height. This mismatch discourages development as it means the FSR is
often not achievable or leads to poor building outcomes as design strategies employed

to achieve the FSR include deep floor plates and maxing out of the site to achieve the
permissible FSR. This disparity leads to buildings that have undesirable impacts on the
street and its neighbours and compromised daylighting and natural ventilation.

Based on the testing, recommendations for amendments to LEP Zoning, FSR and HOB are
proposed in order to improve building design and building envelopes taking into account
the existing character of the Muswellbrook Town Centre and the desired future character
outlined in the vision statement of both council and the broader community presented at
the beginning of this report.

The recommended heights and FSR were tested using building types that respond to the
proposed changes in Land Use Zoning of the town centre. The testing aimed to achieve
height and FSR controls that give room for a building to respond to site specific demands
including articulation, separation, orientation, site specific setbacks and amenity.

architecture + interior design
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8.1 Planning Policy - Land Use Zones

Existing Policy

— Study area primarily zoned B2 - Local Centre suggest a one size fits all outcome for the

town centre

— R1 Residential frame surrounding the town centre core
— Muswellbrook LEP for B2 zones does not allow for pure residential or aged care uses

and presumes all developments wishing to pursue a residential component must
incorporate retail or commercial at the ground floor throughout the entire study area.

Recommended Principles

Adjust LEP Land Zoning Uses within the current study area to allow residential and civic
uses in the designated blocks as shown in the Proposed Zoning Diagram.

1.

Adjust LEP Land Zoning Uses to the Civic and Mall blocks to B3 Commercial Core.

Rezoning these blocks to this use are aligned with the desire to create a town centre

with a strong civic heart. The recommended objectives of this zone are:

— To provide a wide range of retail, business, office, entertainment, community and
other suitable land uses that serve the needs of the local and wider community.

— To encourage appropriate employment opportunities in accessible locations.

— To maximise public transport patronage and encourage walking and cycling.

— To provide for commercial floor space within a mixed use development.

— To strengthen the role of town centre as the regional business, retail and cultural
centre of Muswellbrook and the Upper Hunter Region.

Adjust LEP Land Zoning Uses of the existing B2 local centre to B4 mixed use to

better reflect its potential for commercial, retail and residential uses . This would

prevent vehicle repair stations, bulky goods and other industrial typologies that are

underdeveloped on this land.

Outside the town centre study area it is recommended that no further amendments to

LEP are allowed for any additional B2 Local Centre (or similar) zonings. Consideration

should be made to excluding B2 from the showground and other areas outside the town

centre. This will ensure B2 within the town centre will be intensified as Muswellbrook
grows.

Adjust LEP Land Zoning Uses where residential is desired in the town centre to R3

Medium Density Residential. New permitted uses within the proposed RS to include

medium density residential, student housing and aged care facilities. Objective of this

revised zone are:

— To provide a variety of housing types within a medium density residential
environment and enable other land uses that provide facilities or services to meet
the day to day needs of residents.

— To encourage increased population levels in locations that will support the
commercial viability of the town centre.

Adjust LEP Land Zoning Uses in the selected blocks to R2 Low Density Residential.

This would ensure the scale and height of proposed development is compatible with the

detached, low scaled heritage nature of the nominated blocks.

Outside the town centre study area (west of railway line it is suggested to investigate

potential opportunities to permit medium density residential development in close

proximity to the Town Centre.

The current R1 General Residential zoning permits the development of multi-dwelling

housing and residential flat buildings outisde the town centre. Therefore, it is suggested

that there be future review of permissibility of uses in the R1 General Residential zone to
ensure the town centre will be intensified as the population of Muswellbrook grows by
restricting multi-dwelling housing and residential flat buildings outside the town centre.
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8.2 Planning Policy Height of Buildings

Existing Policy

— Generally a 13m height limit within the town centre

— Some community and town centre residential uses with a 8.5m height limit.

— Height restriction does not reflect the variety of functional outcomes dictated by building
typology. Typical floor to floor heights vary dependent on occupancy and current height
restrictions may restrict feasible development opportunities.

Recommended Principles

The recommended maximum building height has taken into account:

— The desired future character of the town centre and the retention of existing heritage
buildings. It should be noted height of buildings and building envelopes should be
further refined and controlled with DCP controls such as street wall setbacks and
setbacks.

— The desire to achieve building envelopes that provide attractive and feasible
development opportunities

— Maintaining amenity to both private land and the public domain. This involved the
consideration and analysis of views, daylight and solar access and ensuring privacy.

— The desire to allow and encourage increased residential uses within the proposed R3
Medium Density Residential and B4 Mixed Use Zones

Testing found that the maximum height of building limit does not allow the achievement of
the current FSR throughout the town centre. The proposed increase in building heights was
analysed to ensure neighbourhood character and amenity can be maintained whilst lifting
height controls.

The height recommendations in this report are expressed as both the number of storeys
and height in metres. The LEP defines building height in overall metres. In order to also
convey this in a manner that is easy to understand, visualise and convey it has also been
expressed as storeys. In establishing the recommended height of building in metres the
following was considered:

— Floor to floor heights — this takes into account minimum ceiling heights and the floor
to floor height required for certain building typologies

— Roof articulation, Plant and Lift overrun — taking into account the space required for
architectural form and articulation, plant space and a lift overrun.

— Ground floor use - this allows for commercial uses to have a higher floor to floor,
for the building to start 0.5m out of the ground as per the Muswellbrook Shire DCP
Section 13 Flood Prone land, SEPP 65 requirements, the fall of topography and
partial basements.

Based on above considerations the following typical floor to floor heights were used:

— Residential — 3.1m
— Commercial / Ground Floor Retail — 3.6m
— Lift overrun / Roof articulation — 1.4m

The HOB in metres as per the existing Muswellbrook LEP are shown below in both storeys
and metres:

— 8.5m = 2 storeys
— 12m = 3 storeys (cannot accommodate lifted building 1 m out of ground).
— 18m = 3 storeys
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Study Area

Recommended Height Increase
Exiting Height of Building Limit
Height Increase T.B.C

Long Distance Views

Heritage Iltems

Proposed Consolidated Parking
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Colour Detail Key
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Height of Building Measurement. Source: SEPP 65
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8.2 Planning Policy Height of Buildings

— ground floors that can accommodate flood constraints, allow for raised buildings

a6 St and/or partial basements and support commercial / retail uses to the ground floor of
el Street reet T
3.6m
building
— residential apartment design with good amenity

Height of building increase relates to density in proximity to the town centre with first-rate
access to shops and services.

15m
13m R 1 Recommended Principles
- __ . 1.4m ‘
e | 3.1m [ The recommended height of building changes are to promote:
|
|
S.im | i | — the achievement of the existing FSR
3.1m | ! — view sharing
|
: 3.1m [
|
‘ |

Existing HOB Proposed HOB
The increased height of building will add to the spatial definition of the town centre and
help in defining gateway elements into the town centre. This could be further refined by site
‘ specific DCP controls on identified gateway sites.
| N The following changes are proposed:
: | :\ S : 1. The proposed Height of Buildings is to be lifted to 4 storeys / 15m within the study on
: : : AN : the basis of ensuring feasible and attractive private development opportunities and
— ! _Z“ ‘ ] . ‘ to make the existing FSR achievable. The current 13m height limit restricts residential
! B shop-top developments within the town centre to 3 stories as per the adjacent
diagrams. Increasing the HOB limit to 15m will allow 4 storeys, a more economical and
Section D-D Section E-E

attractive shop top development or residential development. Limiting developments
to 4 storeys ensures the existing character of the town centre is maintained and
not compromised and as per the SEPP65 means that building separation can be
maintained at a minimum 9m without the need for further separation.

2. Consider restricting the HOB outside the town centre where zoned R2 low density
residential to 8.5m / 2 storeys to align with the proposed change in zoning. This will
‘ ensure the town centre will be intensified as the population of Muswellbrook grows by
- N restricting Medium Density Residential outside the town centre.

The recommended Height of Building increase assumes the development of a site specific
Town Centre DCP as outlined in this report. The Town Centre DCP will ensure the character
S of Bridge Street and heritage items are preserved via site specific controls.

~
I<
|
|
|
1

Section F-F Section G-G The recommended increase to building heights was also analysed to ensure the change
ection F- ection G- does not result in loss of amenity to the public domain. Typical street widths were studied
to ensure that over shadowing of footpaths did not occur (refer to adjacent diagrams). The
following rules were applied:

mmmmm Angle of the sun at 12 noon in mid-winter
------ Shadow Angle
PN Heritage ltems

— The angle of the sun at 12 noon in mid-winter, which is 32 degrees, was taken as the
determining angle for testing of overshadowing

— The worst case scenario (mid winter) was used to ensure that there would be solar
access to the opposite footpath / public domain all year round

The overshadowing analysis highlights that the proposed increase in building height will not
have detrimental effects on the amenity of the street and public domain.

ELE [D
GG FF L

Site Location Key
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Proposed

Legend - Maximum FSR

. 2

Study Site 1 - PCYC Block

8.

3 Planning Policy - Floor Space Ratio

Existing Policy

Typically 2:1 within the town centre

This is not necessarily feasibly achievable when assessed against height restrictions
and potential open space programs within the town centre. The recommendations
below have tested a few examples.

The present FSR on the St James Catholic Church block is set at 0.5 : 1. This limits the
density that can be achieved on this site.

Recommended Principles

Recommendations for FSR provisions were determined through a site capacity testing
process undertaken on three typical sites shown in adjacent diagrams. As the study area
has such diversity in ot orientation, size and shape, common lot types were identified

for testing. The three sites were selected to cover analysis of large lots, medium lots and
narrow lots, heritage buildings varied building typologies.

Key findings from the testing found:

The existing FSR of 2:1 is not always achievable

A blanket floor space ratio with a consistent height control can lead to under
development due to varied lot sizes

Small sites with a single building have a greater chance of achieving the FSR of 2:1

To get close to achieving the FSR of 2:1 parking will have to be partial or full basement
(if parking cannot be accommodated on grade outside the building envelope)

Large lots with multiple buildings require greater building separation and have less floor
space capacity

Commercial buildings will have a greater chance of achieving the FSR as their floor
plates can typically be deeper than residential buildings where greater amenity is
required

Small narrow lots to Bridge Street

The existing FSR of 0.5:1 to the St James Church block is too low for the proposed
15m height limit and the desired increased residential density
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4.5m

| 18m |

PCYC Block - Plan . 1 Shell Block - Plan m 2

, 12m ,

Billiards Building - Plan |} 3
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8.3 Planning Policy - Floor Space Ratio

The recommended FSR changes are to promote:

— increased density in proximity to the town centre

— higher density housing forms

— the anticipated future character of the town centre by ensuring floor space ratios are
well-matched with the desired building heights

— feasible development opportunities

Revise the LEP floor space ration map as per image #.

1. Increase the LEP Floor Space Ratio to 2 : 1 to the St James Church Block and Art
Gallery blocks. Increasing the FSR to these blocks is in line with recommended rezoning
of the town centre and the increased building height limit.

2. Council could consider reducing FSR to 1:8 :1 to better reflect the 4 storey height limit
recommended for the town centre. The mismatch between FSR and height discourages
development as the FSR is often not achievable or leads to poor building outcomes as
design strategies employed to achieve the FSR include deep floor plates and maxing
out of the site to achieve the permissible FSR. Alternatively the town centre DCP could
include controls that prevent the over development of a site through setbacks, bulk ,
form and scale.

1. PCYC Block _Medium Density Housing - Row Apartment

— Site Area: 6, 900sgm

— HOB Limit: 15m (4 storeys)

— Permissible GFA: 13, 800sgm
— Achievable GFA: 11, 450

— Achievable FSR: 1.6:1

2. Shell Block_Medium Density Housing - Row Apartment or Student Housing

|

|

| Site Area: 1, 600sgm

: — HOB Limit: 15m (4 storeys)
|

|

|

Permissible GFA: 3, 200sgm
Achievable GFA: 3, 000sgm

! el i [ E ! Retail

Shell Block - Section
[ Heritage Items

[ Parking

PCYC Block - Section
[ Heritage Items

[ Parking

Billiards Building - Section
[ Heritage Items

[ Parking

'—I.

Site Location Key

Achievable FSR: 1.8:1

3. Shell Block_Shop Top Housing

Site Area: 850sgm

— HOB Limit: 15m (4 storeys)
Permissible GFA: 1, 700sgm
Achievable GFA: 1, 720sgm
Achievable FSR: 1.2:1
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8.4 Planning Policy DCP Controls

Analysis of Existing Town Centre and DCP Controls

Current development within the town centre falls under Section 9 — Local Centre
Development and Section 15 — Heritage Conservation of the Muwellbrook Shire
DCP. The current Local Centre Development section provides controls and
performance criteria on the ‘Built Form’ and ‘Urban Landscape’.

Section 9 - Local Centre Development of the DCP in its current state does

not reflect a set of performance criteria and controls in alignment with the
recommended changes to LEP zoning, height and FSR within the town centre.

Section 15 - Heritage Conservation of the DCP is a comprehensive set of controls
that aim to ensure that the qualities that give heritage items their significance

are maintained. Muswellbrook Shire has a number of buildings of heritage value,
dating as far back as the early 19th century. These buildings display a range of
architectural features which is representative of building styles from many periods.
Section 15 of the DCP recognises that such buildings and features are worth

keeping because they help to define the special character of both the Shire and its

heritage conservation areas.

Most changes to built heritage items will involve alterations and additions.
Muswellbrook’s vitality and enduring success relies on many factors including

the growth of its residential population and retail / commercial sector. Council
recognises that the best way to protect and enjoy our heritage structures into the
future, is to give them new uses. This requires early analysis, innovative planning
and well considered design.

To facilitate this growth within the town centre some planning constraints

have been reviewed and additional heritage controls / performance criteria
recommended, in particular setbacks and permissible alterations and additions.
This is intended to encourage new development and align with the recommended
changes to the LEP.

In summary, the existing controls are a set of blanket controls and are not place
specific to the Muswellbrook town centre. To align with the proposed changes to
the LEP, the desire for growth and to ensure environmental performance, design
and amenity are maintained a number of recommendations are made for inclusion
in the Town Centre DCP. It should also be noted that the Muswellbrook DCP is a
text based document, consideration should be given to the inclusion of diagrams
that aid in illustrating performance criteria and controls.
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Recommended Principles

Muswellbrook ‘town centre specific’ controls within Muswellbrook’s DCP are
recommended to guide future building form in alignment with the recommended
changes to the LEP. Town centre specific controls are of particular importance to ensure
environmental performance, design and amenity of developments are maintained as
density increases. Controls recommended for inclusion include:

8.4.1 Built Form Controls

which include:

Street wall height

— Building setbacks

— Building separation
Building depth and bulk
— Building exteriors

— New streets and laneways

8.4.2 Public Domain Controls

which include:
— Access network
— Views and vistas
— Active street frontages
— Addressing the Street
— Public artwork
— Solar access to public places

8.4.3 Town Centre Heritage Controls

to ensure:
— developments on heritage sites are aligned to its heritage values
— developments adjacent to heritage sites are sympathetic to the heritage values of
sites / buildings
— heritage values do not limit the growth and development opportunities within the
town centre

[t should be noted the controls and development provisions recommended are not

the full scope of performance criteria and controls that might ideally be included in the
Muswellbrook Town Centre specific provisions. This report will be used to inform decisions
and inclusions for the future town centre specific provisions.

8.4.1 DCP Built Form Controls

e Street Wall Heights

Analysis

The current Muswellbrook Shire DCP does not nominate street wall heights.

In its existing condition Bridge Street comprises of predominantly two storey buildings a
number of which are heritage items.

The recommended changes to the LEP building height limits will allow building’s up to 4
storyeys along Bridge Street.

Recommendations

Include the following development provisions within the Town Centre DCP to ensure the
existing character and scale of Bridge Street is maintained as density and building heights
increase:

— New buildings are to have a street wall height of 8m unless indicated otherwise on a
street wall height plan. Alternate solutions to the street wall height may vary to align with
the existing street wall height of neighboring heritage buildings.

— Any development above the street wall height must be setback a minimum of 6m.
Alternate solutions may require deeper setbacks for heritage items.

— Corner sites may be emphasised by design elements that incorporate some additional
height above the nominated street height

In establishing a rich building hierarchy within Precinct 1 to align with the recommended
rezoning of the Library Block from B2 local centre to B4 mixed use the street wall height to
the Library Block may be higher than the recommended 8m along Bridge Street. The street
height to the Library Block will be refined and established within the Precinct 1 masterplan
which is being carried out as a separate body of work to this report. Increasing the street
wall height to the Library Block can contribute to the establishment of Civic hierarchy to the
built form of this block to better reflect the desired potential for this block as the civic and
commercial centre of Muswellbrook.
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e Building Setbacks

Analysis

The current Muswellbrook Shire DCP nominates building setbacks within Section 9 — Local
Centre Development. It sets the following controls:

— The front of buildings should be aligned to provide a continuous street frontage.

— In some cases, front setbacks should allow for street landscaping and footpath
widening where necessary.

— New development should respect the setbacks of other buildings along the
streetscape.

Recommendations

Consider the following development provisions within the Town Centre specific provisions
to ensure that privacy, wind mitigation, access to sunlight, outlook, view sharing and
ventilation can all be enhanced and or maintained as density and building heights increase:

— Develop a town centre building setback map

— Front setbacks are nil (zero) unless noted otherwise on the building setback map

— Where it is not possible to meet the prescribed setback, new buildings should align with
adjoining setbacks

— Sun shading devices, awnings and julliet balconies may project beyond the setback

— Buildings may be built to the side and rear boundary below the street wall height

e Building Separation
Analysis

Section 9 — Local Centre Development of the Muswellbrook Shire DCP does not
nominate building separation for commercial buildings. Building separation for residential
development is covered via controls within Section 6 — Residential Development.

The recommended changes to the LEP building height limits will allow buildings up to

4 storeys along Bridge Street and the surrounding blocks within the study area. Larger
sites within the study area are prime for medium density residential and commercial
development where building separation will be required to allow amenity and ventilation to
floor plates.

Recommendations

Consider the following development provisions within the Town Centre DCP to achieve
adequate ventilation, outlook, daylight, view sharing and privacy between buildings as the
town centre grows:

— Minimum building separation up to a 16m height for a site ‘through link’ nil to 6m

Greater density within Precinct 1 in line with the recommended rezoning of the Library
Block from B2 local centre to B4 mixed use may require more controls around building
separation if buildings within this block exceed 16m. Maximum building height and
therefore building separation to the Library Block will be refined and established within the
Precinct 1 masterplan which is being carried out as a separate body of work to this report.

New residential developments will fall under SEPP 65: Residential Flat Design Code.

e Building Depth and Bulk

Analysis

Section 9 — Local Centre Development of the Muswellbrook Shire DCP does not nominate
controls on building depth and bulk. At present there are only a few buildings within

the Muswellbrook Town Centre with large floor plates (RSL, Marketplace). However,

the recommended LEP changes to zoning, building height and floor space ratio will
permit buildings of greater bulk and depth in order to promote increased residential and
commercial activity in a compact, lively town core.

Setting a maximum size of floor plates will be important to ensure new buildings achieve
good internal amenity and the building bulk and depth relate to the desired urban form
and existing streetscape of the Muswellbrook Town Centre as this desired growth and
increased density occurs.

Recommendations

Consider the following development provisions within the Town Centre DCP to ensure
new buildings achieve good internal amenity and the building bulk and depth relate to the
desired urban form and existing streetscape of the Muswellbrook town centre:

— Buildings with large floor plates should be expressed as separate buildings
— Floor plates should be flexible and allow for multiple uses
— Buildings to not exceed the maximum building depth and floor plate size outlined
below:
1. Campus style commercial building
— Maximum Building Depth — 25m
— Maximum GFA - 2,500sgm
2. Medium Density Residential Building
— Maximum Building Depth — 18m
—  Maximum GFA — 900sgm
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e Building Exteriors

Analysis

Section 9 — Local Centre Development within 9.1.1 Building Design stipulate the following
controls that relate to building exteriors:

(i) The design of new buildings should reflect and enhance the existing character of local
centres. (refer to section 15 of this DCP for further guidance on development in the Bridge
Street area)

(i) Building materials should be of high quality and harmonise with surrounding
development. The use of reflective materials is discouraged. Materials and colours should
not dominate the streetscape.

(iiiy Building facades should relate to the context of buildings in the area to achieve
continuity and harmony. The continuity of commercial frontages should not be broken by
parking areas, service and delivery areas etc.

However, Section 9 — Local Centre Development of the Muswellbrook Shire DCP does not
provide specific performance criteria and controls for building exteriors. As Muswellbrook is
an area undergoing change it is not appropriate to simply relate to and reference adjoining
buildings. Catalyst projects and anticipated new developments form part of the strategy to
promote increased residential and commercial activity in a compact, lively town core.

Controls pertaining to the future desired character of the precinct are required to be
developed to allow and encourage new buildings to be high quality and diverse in nature,
creating visual richness within the town centre whilst respecting heritage and the existing
streetscape.

Recommendations

Consider the following development provisions within the Town Centre DCP to ensure the
exterior of new buildings feature high quality design, respond to adjoining buildings and
make a positive contribution to the streetscape and public domain:

— Building exteriors clearly define the street edge, street corner and or public spaces
and allow for ease of pedestrian navigation

— Facades do not incorporate large expanses of a single material

— A materials and finishes board shall be submitted for all large scale developments to
show the rational for, and quality of materials chosen

— If a blank wall is unavoidable, an interesting visual treatment or artwork must be
applied

— Do not reference but consider adjoining buildings in terms of setbacks, materials,
facade proportions and detailing



e The Design of Parking, Structures, New Streets and Laneways
Analysis

The existing disjointed parking lots around the central town centre (as shown in the
adjacent diagram) limits demand where it is most required, as well as inhibits public
enjoyment of the centre. The parking study conducted in 2010 reveals some 350 council
owned off street parking spaces which at the time, largely serviced the needs of the centre.

As the town centre increases in residential and commercial density, consolidated parking
structures should be considered to encourage centre visitors and workers to stay through
long term parking options. This could be positioned adjacent to the rail corridor to provide
a noise buffer and short, accessible, safe pedestrian connections to Bridge Street as
highlighted in the Traffic Parking and Connections diagram.

The benefits of consolidated parking include:

— Improved pedestrian links from carparks to Bridge Street

— Increased incentives for developers

— Increased incentives for businesses: public and private

— The ability for council to ‘unlock’ land that is under utilised as parking lots as key
development sites within the town centre

Further to this, city blocks adjacent to the rail line between Hill and St Heliers Streets
should be considered for future car parking demand as required.

The Design of Parking and Structures and New Streets and Laneways in a town centre
DCP would not replace Section 16 — Car Parking and Access of the Muswellbrook Shire
DCP. Additional controls pertaining to the future desired character of the precinct are
required to ensure the character of the town centre can be achieved whilst accommodating
increased parking without the loss of amenity to the public domain.

Recommendations

New Streets and Laneways will be required to improve service and parking access to the
proposed consolidated car parking, including pedestrian links. Consider the following
development provisions within the Town Centre DCP:

— Develop a town centre ‘new streets, laneways and pedestrian connections map’

— New laneways, streets and pedestrian links are to be provided as per the town centre
streets, laneways and pedestrian connections map

— Restrict all carpark entries from Bridge Street

— Design basement carparks and entry ramps to provide protection against flooding

— Development Contributions are payments made by developers to enable Council to
construct or provide public amenities and services as required. Nominated public
amenities and services including carparking facilities are to be funded by collected
development contributions.
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8.4.2 DCP Public Domain Controls

e Access network

Streets and laneways can be used to provide safe pedestrian, cycle and vehicular access
throughout the town centre. The structure of this network determines how successful
movement is throughout Muswellbrook. Pedestrian activity can be encouraged by
developing connected, legible and fine-grained street and lane networks. Safe, attractive
and connected networks promote active transport and more activity within the town centre
is linked to higher retail spending.

Analysis

The Walk and Cycle Plan for Muswellbrook & Denman commissioned in 2009 provides a
number of strategies and recommendations including proposed Walk and Cycle Network
Maps. Section 9 — Local Centre Development of the Muswellbrook Shire DCP does not
incorporate these recommendations and design standards. Additional controls pertaining
to the future desired character of the precinct are required to ensure the vision and
recommendations of the Walk and Cycle Plan can be achieved within the Muswellbrook
town centre.

A Public Domain Manual has also been commissioned by council in response to the
Muswellbrook CBD Strategic Plan. The purpose of the manual is to provide urban design
guidelines and information to assist designers, developers and council in the construction
of public domain works. Additional controls within the town centre DCP can ensure the
continued ‘roll out’” of these public domain upgrades that have demonstrated to be a
positive addition to the Muswellbrook town centre.

Recommendations

Consider the following development provisions within the Town Centre DCP to ensure safe
pedestrian, cycle and vehicular access throughout the town centre:

— Develop a town centre ‘Access Network plan’ based on the maps and
recommendations of the 2009 Walk and Cycle Plan and the Accessibility diagram in
this report

— New buildings must retain or design around the proposed lanes and links shown on the
‘Access Network Map’

— All new through site links and pedestrian paths should be designed in accordance with
the Muswellbrook CDB 2012 Public Domain Manual

— Way finding signage to both pedestrian and cycle routes is to be incorporated and
clearly defined

— Lanes and through site links must maintain clear sight lines from end to end

— Developments adjacent lanes or pedestrian paths should include active frontages and
appropriate lighting

— Blank walls and solid fencing that inhibit surveillance are to be avoided

— Set minimum dimensions of laneways, links and through site connections on the
‘Access Network Map’

— Pedestrian crossings should be located to ensure direct line of travel for pedestrians

— Commercial developments are to include end of trip cycling infrastructure

e Views and vistas

Analysis

Four historically significant churches are located within the Muswellbrook Town Centre with
the church spires visible from several locations in town. In addition to this a large number
of heritage items along Bridge Street contribute to the historical character of the main
street. Views to these significant buildings can set up a framework for locating nodal points
and place-making within the town centre as highlighted in the adjacent Civic and Heritage
diagram.

Section 9 — Local Centre Development of the Muswellbrook Shire DCP does not provide
controls and performance criteria to protect and enhance significant views within the town
centre. The recommended LEP changes to zoning, building height and floor space ratio
will permit buildings of greater bulk and depth in order to promote increased residential
and commercial activity in a compact, lively town core. As Muswellbrook undergoes this
change of greater density and height it is not appropriate to simply rely on developers of
individual sites to respect important views and vistas.

Recommendations

Consider the following development provisions within the Town Centre DCP to maintain
sightlines and promote view sharing:

— Develop a town centre ‘Views and Vistas plan’ based key sight lines to be maintained

— New developments in the vicinity of heritage items are to ensure sightlines are
preserved as per the Views and Vistas plan

— Align new buildings to maximise view corridors and opportunities for place making

— Where there are potential impacts on views and vistas new developments are to submit
a visual impact assessment as part of a DA submission. ldentifying views in their
existing state and the proposed development impact in the form of photomontages to
assess the impact on that view
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e Addressing the Street

Analysis

As stated above Section 9 — Local Centre Development within 9.1.1 Building Design
stipulates controls that relate to the desire to attain safe, lively and active frontages. Also
within Section 9, section 9.1.4 Accessibility ensures that equitable access is provided to all
new developments.

Despite the above controls Muswellbrook has a relatively weak edge condition as
highlighted in the Level of Activity diagram. The existing Muswellbrook Town Centre is also
relatively low density with majority of the housing within the study area being standalone,
low density residential.

As the town centre increases in residential and commercial density there will be a shift
away from single storey low density to medium density residential. To ensure the increased
density within the town centre makes a positive contribution to the public domain, controls
pertaining to the future desired character of the precinct are required to ensure all new
developments address the street in a positive manner. This in turn will increase the
liveliness and walkability of the town centre.

Recommendations

Consider the following development provisions within the Town Centre DCP to ensure new
buildings positively contribute to the safety and quality of the public domain:

— Incorporate active frontages wherever possible

— Ground floor internal uses to be visible from the street

— Building name and or number to be well designed and easily identifiable
— Well lit building entries

— Entries to be the same level as the adjacent footpath

— Optimise opportunities for direct surveillance of the street

e Active Street Frontages

Interesting and safe pedestrian environments are attained in part by active street
frontages. Shops, offices, studios, cafes and community facilities provide the most active
street fronts.

Analysis

Section 9 — Local Centre Development within 9.1.1 Building Design stipulates the following
controls that relate to the desire to attain active frontages:

(v) Building facades should relate to the context of buildings in the area to achieve
continuity and harmony. The continuity of commercial frontages should not be broken by
parking areas, service and delivery areas etc.

(vi) Buildings should provide for ‘activated street frontages’ by incorporating active uses at
street level including cafes and other retail activities.

(vii) Blank building facades to streets or public places are to be avoided.
(ix) Building designs should allow for passive surveillance of public places and streets.

Despite the above controls Muswellbrook has a relatively weak edge condition as
highlighted in the Level of Activity diagram. Controls pertaining to the future desired
character of the precinct are required to be developed to ensure new developments within
the town centre add to the vitality and liveliness of the street.

Recommendations

Consider the following development provisions within the Town Centre DCP to achieve
active frontages:

— Develop a town centre ‘Active Street Frontages Plan’ with highlighted active nodes for
place-making
— Active frontages are to be provided by all new developments as per the Active Street
Frontages Plan’
— Active street frontages account for at least 70% of the primary street frontage
— New buildings should minimize fire escapes, service doors and car park entries
— New buildings should avoid blank walls
— Street frontages are to be activated with one or more of the following
— cafes and restaurants
— retail shop fronts
— commercial shop fronts
— active office uses
— entries and lobbies
— community facilities
— residential entries
— other uses that actively overlook the street
— Ground floor level is at the same level as the footpath
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e Public artwork
Analysis

Muswellbrook Shire Council has a Public Art Policy and Procedure (2011). Despite this the
Muswellbrook Shire DCP does not make mention of public art. Community consultation
undertaken by council on the 12th of April 2016 revealed a desire for more monuments and
public art within the town centre.

Public Art is a defining quality of stimulating and successful town centres. Public artwork
can be integrated into the town centre fabric in a number of ways, such as carpark
screening, stormwater treatment and water collection.

As the town centre increases in residential and commercial density there is an opportunity
to capitalise on new developments by introducing controls and performance criteria on new
developments to contribute to and or provide public artwork.

Recommendations

Consider the following development provisions within the Town Centre DCP to increase
public artwork within the public domain:

— Developer Contributions. Public and civic buildings developed on key sites are to
allocate a percentage of the capitol development cost towards public artwork for the
development

— Council to be consulted on the design and location of all public artwork

— Artwork can be integrated into the design of architectural features such as screens,
facades and roof features

— Interpret heritage within the town centre with public artwork

— Laneway artwork and murals to link pedestrian routes within the town centre

— Public murals on prominent facades within the town centre

e Sun access to public places

Analysis

Section 9 — Local Centre Development of the Muswellbrook Shire DCP does not provide
specific controls on sun access to public squares. As the town centre increases in
residential and commercial density there will be more demand placed on shared public
spaces within the town centre. The community consultation undertaken by council on the
12th of April 2016 revealed a desire for a green space / park in the town centre. To ensure
reasonable sunlight is provided to all new town squares and public spaces within the town
centre controls pertaining to sunlight access could be introduced.

Recommendations

Consider the following development provision within the Town Centre DCP to ensure
reasonable sunlight access is provided to new and existing public spaces:

— Locate and map out all significant public spaces within the town to ensure new
neighboring developments will not overshadow the public domain

— All public spaces are to receive a minimum of 2 hours sunlight access during
mid-winter between 9am — 3pm. Shadow diagrams are to be submitted with all
Development Applications to demonstrate that the minimum sunlight access is achieved
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8.4.3 Town Centre Heritage Controls

Controls on heritage sites should ensure buildings are sympathetic to heritage values, and
or sympathetic to heritage building on adjacent sites. The recommendations in this section
are in addition to the existing Heritage Conservation controls outlined in Section 15 of the
DCP to allow and promote greater density and diversity specific to the Muswellbrook town
centre.

The following heritage building performance criteria could be included in the town centre
DCP:

1. Setbacks — Building exteriors respond to adjoining buildings

2. Encourage new uses for heritage items

3. Infill development enhances and conserves cultural significance of heritage items and
their settings

4. Alterations and additions to respond to appropriate heritage fabric

e Setbacks — Building exteriors respond to adjoining buildings

Upper level additions can be effective ways of maintaining heritage items whilst
encouraging new uses and increasing desired density. Proposals for dominant or
inappropriate upper level additions might be considered unacceptable, regardless of
whether adjacent buildings are originally two storeys or more.

Heritage specific setbacks performance criteria can aid in ensuring street character,
laneways and general curtilage conditions are maintained. Proposed upper floors should
be set back from the existing perimeter walls and parapet (if the building style incorporates
a parapet) to minimise the visual impact of new additions when viewed from the street.
Considered selection of colours, materials and finishes to additions can also reduce the
visual impact and add to its success.

The proposed street wall heights are not a strict requirement, however should be
considered in planning and design for the development site and locality.

New infill developments adjacent to heritage items should also apply upper level setbacks
where appropriate to ensure positive character and scale at the street is maintained and is
sympathetic to the character of adjacent exiting heritage buildings.

e Encourage new uses for heritage items

In the Muswellbrook town centre, there are surviving areas of strip shopping, as well as
some isolated and individual stores.

The success of modern retail business is subject to notions of convenience, trends and
fashion. The “shopping experience”, that is, facilitating the potential for a mix of activities so
that shopping is destination with a distinct character, is considered important. Shopping
becomes more than just the purchase, should be enjoyable and memorable. Protecting the
heritage significance and character of Bridge Street and the surrounding town centre can
contribute to that potential.

Retailers / commercial tenants typically require larger floor plates than what the heritage
character of Bridge Street can offer which leads to bland and sometime windowless forms
not in keeping with the existing fine grained nature and can lead to conflicting interests
between retailers, developers and conservators.
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When planning and designing a proposal for new uses, considerations should include:

— protection and conservation of the existing form, scale, detail and character of buildings
of significance or of a contributory nature, for future generations

— retention of important features and detail of buildings, both internally and externally.

— enabling new developments that recognise and respect the history and heritage
significance of an item or place, while responding to existing and new business
requirements

— encouraging the revitalisation of commercial activity at street ground level

— the removal of existing non-contributory or intrusive fabric.

Acceptable design solutions may include:

— New building envelopes / additions that expand the existing envelope whilst minimising
the visual impact on heritage items and cultural significance (can be controlled by
setbacks).

e Infill development enhances and conserves cultural significance of
heritage items and their settings

Infill development within the Muswellbrook Town Centre must respond to the design and
built form of existing adjacent heritage items to achieve a unified relationship between new
and old in the streetscape.

When planning and designing a new infill development the proposal should take into
account:

— attaining diversity and variability of uses and form in a unified and respectful manner

— encouraging innovation within the framework of the existing heritage context

— respect adjacent heritage items and context through considered design

— the articulation of the built form and facades with reference to their context without
replicating them

— the existing palette of colours, finishes and materials, without replicating them

The red building shown in the infill development diagram is a development whose design
would benefit from consideration of the existing buildings adjacent and opposite. The
outcome of analysis can be a new and original building that sits at ease in the streetscape
without replicating its heritage neighbours. Acceptable design solutions may include:

— aligning elements such as cornices, eaves and parapets

— complementary colours, finishes and materials

— responding to pattern, scale, form or rhythm of existing adjacent buildings

— respond to the scale and height of the directly adjacent buildings and the average
height for the street

— the existing palette of colours, finishes and materials, without replicating them
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New Infill Development

Infill Development
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Sightlines, Alterations and Additions
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e Alterations and additions to respond to appropriate heritage fabric

The opportunities to extend a building within the Muswellbrook Town Centre will more often
be at the rear of a lot, particularly if laneway access is made available via the proposed
consolidated parking along the railway line. In designing alterations and additions the
following should be considered:

— the items listing, significance and cultural value

— the existing historic and character patterns that occur in adjoining buildings

— minimising removal of historic urban fabric

— preserving noteworthy trees and landscaping

— ensuring that the significant heritage item continues to be viewed as the main building
on the site

— considered siting of the proposed addition

— considered form, materials and detailing

— the removal of previous, intrusive additions

Acceptable designs for alterations and additions may include:

— Alterations and additions and new uses encourage adaption that is low maintenance
and has minimal impacts on heritage items
— Alterations and additions are designed as contemporary new works that are readily
identifiable from heritage items, responding to but not copying forms and architectural
details. Design solutions may include:
— position: addition is located to the rear or where it is not possible to setback addition
from the street
— scale: the design is proportionally in keeping with the existing
— height: the addition should not be seen as taller that the existing or should be
setback from the street
— glazing: glazed voids between new additions and old works
— lighting: using lighting to enhance and highlight a heritage item
— shadow lines: the use of shadow lines to delineate old from new
— patterns and detail: without replicating the design should appropriately reference
existing proportions, patterns and scale of both the building and streetscape
— streetscape: avoid placing services such as tanks and solar panels facing into the
street
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Overall Development Strategy 2016

The adjacent diagram provides a summary of the overall development strategy for the
Muswellbrook Town Centre.

1. Civic Precinct

- Relocation of council

- Performing art theatre
- Public square

- Consolidated parking

2. Retail Precinct

- A strong and significantly improved connection from Marketplace to / from Bridge Street
- Active frontages to Bridge Street

- Draw foot traffic north along Bridge Street

3. Medium Density Precinct
- Medium density residential
- Aged housing

- Restrict bulky goods

4. Mixed Use Precinct

- Shop-top housing

- Preserved heritage buildings

- Active street frontages to Bridge Street
- Restrict bulky goods

- Student housing

- Consolidated parking

= == Study area
=== Catalyst sites
Major precincts

é Major town entry

=== Gateway to town

i Railway line

mmmm  Retail precinct

s Medium Density precinct

= m = Medium Density precinct (possible expansion)
= \ixed Use precinct

@ Public art/ monuments

I Proposed formalisation of public carpark
PE8 Possible public carpark expansion

Connect retail anchor to civic precinct

A
’

A3

/ Proposed pedestrian overpass
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9. Muswellbrook Town Centre Strategy Action

Table

This section provides the key steps required to achieve the objectives of this strategy plan.
The overarching strategies / steps to achieving council and community objectives are

reiterated on the facing page.

Muswellbrook Town Centre Strategy Action Table

Key Strategic Direction Objective Actions Responsibility
1. Key Landuse Outcomes Increase medium density residential, aged | Prepare a Town Centre Housing Strategy to encourage CBD activity Planning (P)
housing, student housing and shop-top
housing in the town centre Amend Muswellbrook LEP 2009 to enable these identified housing outcomes P
Engage with the Muswellbrook Chamber of Commerce (MCC) to develop a program of Property & Building (PB)/Economic
enhancement of existing residential units in the town centre Development (ED)/MCC
Restrict incompatible landuses within the | Amend Muswellbrook LEP 2009 to restrict the incompatible uses P
town centre
Enhance community activity and respite in | Develop a plan for the achievement of a new Town Square PB/ED
the town centre
Prepare a redevelopment plan for Simpsons Park PB/ED
Maintain and enhance Government Advocate or provide Government service centre in redevelopment of Council property in PB/ED
service provision in the centre precinct 1
Plan for relocation of the Council Administration Offices to the Town Centre as a catalyst PB/ED
project, promoting stronger presence and connection with the town
Provide for increased cultural facilities in Plan for development of a Performing Arts Centre in Precinct 1 PB/ED
the centre
Retain and attract new businesses to the | Partner with the MCC to develop a marketing package for promoting development of new PB/ED/Tourism
centre businesses
Conduct a “Move to Muswellbrook” programme with the State Government to encourage PB/ED
decentralisation of businesses
2. Improved Urban Design Ensure high quality new and Establish enabling development standards and development controls as DCP provisions in P

redevelopment in the centre including
retention of a strong built edge with active
ground floor uses to both sides of Bridge
Street

Muswellbrook DCP 2009 specifically for the town centre

Review the Public Domain Manual following completion of Stage 6 to ensure currency and
relevance for ongoing development

Community Infrastructure (Cl)

Prepare a Town Centre Landscape Plan, considering CBD Master Plan and the Public Cl
Domain Manual, which specifies species of plants and trees within the CBD
Strengthen and significantly improve Partner with Marketplace owners to develop a plan for improved connection with all ability PB/ED
connection from Marketplace to/from access, active commercial frontages, high quality design, and weather protection
Bridge Street
Create a sense of arrival at the entries to Investigate provision of gateway elements to create a sense of arrival at nominated locations Cl

the town centre

at entries to the centre
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Muswellbrook Town Centre Strategy Action Table

Key Strategic Direction

Objective

Actions

Responsibility

3. Improved Heritage

Conservation

Preserve and maintain the heritage
character of the town centre

Ensure appropriate DCP controls are included to maintain or enhance curtilage around P
heritage buildings and to maintain view corridors to such buildings
Consider introduction of incentives in the LEP to encourage adaptive reuse of heritage P

buildings such as bonus FSR or reduced parking requirements.

Develop a program for provision of monuments, artwork and signage to explain and
recognise the various elements of Muswellbrook’s built, industrial and social history

Heritage Committee

running through the township and develop
as linkages to the centre where possible

Pursue development of a rail & mining museum at the Railway Station PB/ED
4. Enhanced Public Facilities Develop a program for improved public Investigate development of a performing arts centre and relocation of the Council PB/ED
. facilities and services Administration Centre to the town centre
and Services , , , , — ,
Review the location of, and upgrade as appropriate, all public amenities to ensure high Cl
quality and readily accessible facilities
Investigate the capability of the town centre to attract small scale conferences to the town PB/ED/Tourism
centre
Investigate the suitability of public transport facilities and connections in the centre PB/ED
5. Improved Traffic Ensure high quality traffic facilities Examine the opportunity to provide traffic calming and safe pedestrian movement between Cl
. throughout the centre the proposed new Town Square and the eastern side of Bridge Street
Infrastructure and Parking . . - - - . . -
Continually monitor parking needs for the | Plan for consolidated parking and access along the entire railway frontage behind the town Cl
centre and provide additional facilities as | centre
identified Examine the opportunity to provide long term angled parking in Hunter Terrace for Cl
employees in the centre.
Review parking restrictions to ensure appropriate availability of existing spaces. Cl
Liaise with the owners of the Marketplace to improve the utility and amenity of the parking PB
in that centre
6. Enhanced Waterfront Improve connections to the waterfront Upgrade connections to the Hunter River as per the existing ‘Walk and Cycle Plan for Cl
. areas of Muscle Creek and the Hunter Muswellbrook and Denman’
Connections River/Karoola Wetlands Provide pedestrian and cycleway links over the railway at nominated locations o]
Provide linkages to the gully systems Prepare a plan for provision of pedestrian/cycle paths through the gully systems Cl
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Muswellbrook Town Centre Strategy Action Table

Key Strategic Direction Objective Actions Responsibility
7. Enhanced accessibility and Improve the walk-ability of the Town Continue to add amenity for pedestrians by the ongoing rollout of the streetscape Cl
Centre improvements including footpath renewals in Public Domain Manual 2012
safety Establish a program of laneway upgrades, including the provision of lighting, to ensure PB/ED/CI/MCC
accessibility and safety for users
Develop a program of improved signage targeted at pedestrians for direction and Cl
information
Provide equitable access for all in compliance with the Building Code of Australia and the Cl
Disibility Discrimination Act 1992.
Publish a series of walking trail maps for the town centre Cl
Encourage the use of bicycles in and Upgrade connections and bicycle facilities within the town centre as per the existing ‘Walk Cl
around the centre and Cycle Plan for Muswellbrook and Denman’ and provide accessible and safe bicycle
parking facilities.
Examine the feasibility of a ‘bike share’ system and promote cycling for visitors with clear PB/ED
signage to the civic heart and distances to areas of significance
8. Improved Environmental Encourage the provision and use of public | Examine the development of a Regional Transport Hub at the Railway Station PB/ED/CI
transport
Sustainability and Amenity Examine the development of a bus and taxi hub in the town centre PB/ED/CI

Improve the public amenity in and around
the town centre

Pursue the construction of a rail corridor noise attenuation barrier along the entire section
adjacent to the town centre

Executive Services (ES)

Provide public fountains for chilled and filtered water throughout the town centre

Cl

Include provisions for environmental
sustainability outcomes in the town centre
DCP

Document requirements/guidelines for retention of native vegetation, use of renewable
energy, harvesting and reuse of stormwater and energy efficiency designs in new
development

P
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Muswellbrook Town Centre Strategy Action Table

Key Strategic Direction

10. Enhanced Economic Activity

Objective Actions Responsibility
Encourage an increase in private Council investigate the opportunity to create and market development sites after PB/ED
investment activity in the town centre establishing public benefit requirements from its current building stock
Council to explore the opportunity to establish Private Public Partnerships to achieve an PB/ED
increase in overall investment in the town centre
Establish a marketing program to promote the overall Strategic Direction for the Town PB/ED
Centre and it’s future development opportunities
Establish a programme of building stock Council to liaise with the Chamber of Commerce to establish a programme focussed on PB/ED/MCC
upgrade to raise the presentation of the achieving an upgrade and increased utilisation of the existing building stock, including a
centre coordinated painting scheme
Examine the opportunity to establish new | Consider the establishment of a program like “renew Newcastle” to facilitate the PB/ED/MCC
business encouragement and activity establishment of new local business and increase use of existing vacant building stock
programmes Investigate the establishment of a program to increase business vitality in the centre similar PB/ED

to the “Vibrant Spaces” program recently conducted in Taree
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