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Planning
1992 L d P h d (t t l A 123 H )1992 – Land Purchased (total Area 123 Ha)
1993 – Site Rezoned - Flexible residential zon

- No F.S.R. LimitNo F.S.R. Limit
1995 – Policy decision to investigate possibilit
1996 – 4 day Charette (Chip Kaufman)
1999 – Site Specific DCP (Chip Kaufman & W
2001 – DA Lodge for Precinct 1 (45% of site in
2002 DA d b C il & th h2002 – DA approved by Council & then quash
2003 – New DA Lodged
2004 – DA Approved by LEC (following Deem2004 DA Approved by LEC (following Deem
2004 – Commencement of Civil Works
2005 – First home construction starts
2007 – Complete first 31 Homes
2007 – NSW Real Estate Market Stalls
2008 Global Financial Crisis Hits2008 – Global Financial Crisis Hits
2009 & 2010 – Credit drought on developmen

g History
ne permitting all possible township uses.

ty of a new traditional township.

Wendy Morris)
ncluding the Town Centre)
h d b LEC (3rd P t A l)hed by LEC (3rd Party Appeal)

med Refusal appeal)med Refusal appeal)

nt Industry 



New Compact Top
The Tullimbar

i. optimum size appro
ii 100H iii. approx 100Ha is ne

iii. Urban Structure - 3 

a) Town Centre  - 3 
b) Inner ring - Terra
c) Outer ring - Stanc) Outer ring Stan

iv. Diverse range of Ho

ownshipsp
Model  

ximately 5000 people
d deded

Precincts

to 4 Levels
ace lots with rear lanes
dard lotsdard lots 

ousing types



Tullimbar Main Street



Tullimbar Stage 1 g
Housing & Streetscape



Sales & Marketing of 
Town

The primary thrust is to promot
conventional sprawl:conventional sprawl:-

It is walkable with a comprehensive ran

Calmed traffic – higher resident amenity

Footpaths on both sides of every street

Architecture based on local vernacular 
place.

H d i il bl th t l itHome designs available that comply wit

Homes achieve 5 Star energy rating (m

T C t t il & iTown Centre retail & services.

f Traditional Compact 
ships

te it’s clear differences from 

nge of town centre services & retail

y

t for pedestrian amenity.

– more attractive streetscape and sense of 

th hit t l i tth architectural requirements

min).



Initially we’re promoting a t
i d h iexistence and the experien

sales rates and prices are 
the surrounding market.
As Town Centre developmAs Town Centre developm
rates & revenues, with sign
experienced through the m
There are two important poThere are two important po

Take a medium term view in
investment
Advance the development oAdvance the development o
possible

town centre that is not yet in 
i h d i hi ince is that during this time 

in line with that achieved in 

ment accelerates so do salesment accelerates, so do sales 
nificant capital growth being 

middle & end of the project.
oints to adopt :oints to adopt :-
n relation to return on 

of the town centre as early asof the town centre as early as 
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Value Trends
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Culture & community no
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New urban News, Chris Leinberger (Arcadia LandCo.)

ot exclusivity & privacy



De-risking throughDe-risking through

An important part of the de
strategy is to maximise thegy
offered for sale.
Thi lt i di itThis results in a diversity o
more vibrant social mix.
A wide range of housing ty
broadens the projects targebroadens the projects targe
increasing the rate of sales

h wide Product Mixh wide Product Mix

evelopment and marketing 
e range of housing types g g yp

f h d tof purchasers and creates a 

ypes and a wide price range 
et market minimising risk &et market, minimising risk & 
s.



Smaller homes at 
T lli bTullimbar



Tullimmbar Homes



Marketing 
1. 50% of buyers are over 50 – singl

stairs
Fi d ll i h hi h2. First product to sell is that which c
under-satisfied part of the market.

3 B ild th ll t l t f3. Build on the smallest lots – focus o
size.

4 Town centre an early facility is n4. Town centre – an early facility is n
café / deli,. This is more important

5 Small lots require a rear lane to ac5. Small lots require a rear lane to ac
6. The public relates well to traditiona
7 Control costs – Architects to do DA7. Control costs – Architects to do DA

drafties complete the design & doc
the architect. 

Strategies
e level homes or master bed down 

’ b f d l h ican’t be found elsewhere, i.e. an 

th d lli d i t th l ton the dwelling design not the lot 

needed subsidise as necessary aneeded – subsidise as necessary, a 
t than a $500,000 entry feature.
chieve good design outcomeschieve good design outcomes.
al architecture.
A concept work only project buildersA concept work only, project builders 
cumentation, with a final overview by 





Engaging with Pgag g t
Align with the smaller francg
conventional housing prod
Build some smaller lot prodBuild some smaller lot prod
Larger lots – the conventio
Design Constraints – shou
complex & lengthycomplex & lengthy.
Have a limited range of sta
complexity and maximise r
designs.g

Project Buildersoject u de s
chise builders for non-
uct.
ductduct

onal market will take these.
ld be simple & clear, not 

andard lot frontages – limit 
repeatablity of dwelling 



Tullimbar De
Roof Pitch – Min 28o

Roof Material Corugated metRoof Material – Corugated met
grey (4 Colours).
Front verandah of useable wid
2.7m Ground floor ceiling heigh2.7m Ground floor ceiling heigh
Windows & doors to be vertica
1 6:11.6:1
Fencing Controls – no colorbon
Well proportioned homes & win
front elevationsfront elevations.
Setbacks 1.5m

sign Controlsg

tal (Colorbond) in a shade oftal (Colorbond) in a  shade of 

th (1.8m x 2.4m min)
htht

ally proportioned – generally 

nd, timber must be painted.
ndow locations, especially on 



Dwelling EneDwelling – Ene

East west orientation of allo
C t l l ti f 2 tControl location of 2 storey
each lot – share winter sun
Side of dwelling north facin
Solar Hot Water
Slab on GroundSlab on Ground
Good insulation.
5 Star whitegoods.

ergy Efficiencyergy Efficiency

otments (summer shading)
t f b ildiy component of buildings on 

nlight.
ng for winter solar access.



Regulatory Re
Traditional

Existing regulation does not al
Traditional Urbanism.
Key constraints include :-

Single use zones.g
Conflicts between road design st
pedestrian & resident amenity.
Minimum torrens title lot sizes (o
No provision for rear lanes or ze
General lack of flexibility in existi
Council regulatory planners are ug y p
development and find difficulty in
objective based standards.

quirements for 
 Urbanism
low for development of 

tandards and objectives relating to 

often 450m2)
ro lot line development.
ing regulations.
unfamiliar with this type of yp
n regulating to performance or 



Planning Cog
Existing regulation generally d
unsustainable social health &unsustainable social, health & 

nsiderations
elivers poor design & 
economic outcomeseconomic outcomes.



Planning Cog
Seek to create site specific DCP’s w
no FSR limitno FSR limit.

Move from allowing density to requi

Focus on place specific designs.

Each design issue must be subservg

An integrated network of streets equ

In the Town Centre development mIn the Town Centre development m
block.

Mi d & di it ti lMixed use & diversity are essential.

We must strive to connect the past 

nsiderations
with objective based regulations and 

iring it.

vient to the overall objectives.j

uals vitality.

ust occur to the perimeter of theust occur to the perimeter of the 

& the future – cultural connection.



Planning Cog
In any town or village, retail is t

ti th i l f b i dsupporting the social fabric and
We must require housing diver
The most important person to c
live there.
Good urban design & good dw
people’s quality of lifepeople s quality of life. 
Traditional Urban Developmen
that new things and buildings wthat new things and buildings w
before.
P d t i i it t bPedestrian priority must be con
projects.

nsiderations
the strongest energy for 
d l l l td local employment. 
rsity in every community.
consider is the person who will 

welling design can transform 

nt offers relief from the concept 
will be worse that what we hadwill be worse that what we had 

id d i d t il i t tnsidered in detail in town centre 



The End of the CheapThe End of the Cheap

A preference to live in• A  preference  to  live  in  

• A return to regionalism an• A return to regionalism an

• A return to compact traditiA return to compact traditi

p Oil Era will see…?p Oil Era will see…?

town & city centrestown  &  city  centres

nd possibly intense localismnd possibly intense localism.

ional townshipsional townships



The highest environmental
achieved on greenfield siteg

1. Developing compact
townships with a poptownships with a pop

2. Good Urban Structur
per Ha

3 Viable local retail & s3. Viable local retail & s
4. High energy efficienc
5. Maximise East/West

 sustainability can be 
es by :-y
t mixed use walkable
pulation of around 5000pulation of around 5000.
re with density at 50 people 

servicesservices
cy dwellings & white goods
t oriented lots



Investment Co
For compact Trad

Aim to achieve double the conAim to achieve double the con
per Ha.
Deli ers s bstantial increase inDelivers substantial increase in
Medium term investment horiz
Diverse housing choice broade
of the spectrum)

Mid to long term benefits – “The
the critical mass of the walkable place is ac
The Brookings InstututeThe Brookings Instutute.

Retention of town  centre retai
unexpectedly good outcomesunexpectedly good outcomes –

onsiderations 
itional Townships
ventional (sprawl) dwelling yieldventional (sprawl) dwelling yield 

n land al e at the o tsetn land value at the outset.
zon needed.
ens target market (from 30% to 80% 

ere is an upward spiral of value creation as 
chieved & enhanced.” – Chris Leinburger, 

l & commercial will deliver 
US experience– US experience
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New urban News, Chris Leinberger (Arcadia LandCo.)New urban News, Chris Leinberger (Arcadia LandCo.)



OpportOpport

A whole town project may 
sales to specialist users.p

At T lli bAt Tullimbar
Sale to Dept of Education.
Sale to Hotel & Serviced Apar

tunitiestunities

get early income from land 

rtment operator.



What We HWhat We H

Property Cycles have the m
influence on long duration g
We could have delivered a
conventional lots on the ouconventional lots on the ou
in early cash flow from an a
Wide product range did he

50% of market over 50 year50% of market over 50 year
Last housing stock to sell wa
as there is plenty of this stocas there is plenty of this stoc

Have LearntHave Learnt

most powerful overarching 
property projects.p p y p j

a component of more 
uter ring in stage 1 to bringuter ring in stage 1 – to bring 
accepting market segment.
lp us.

r oldsr olds
as the large 3 & 4 bed homes -
ck available in the districtck available in the district.



What We HWhat We H

The Town Centre
We planned to develop the p p
stage 2.
This is a key issue for buyerThis is a key issue for buyer
township concept. A town ce
that the town centre will go athat the town centre will go a
70% of town centre roads &
1 This proved to be a good1 – This proved to be a good
of the School site and the Ta
(unexpected early revenue)(unexpected early revenue)

Have LearntHave Learnt

1st town centre buildings in g

rs – they like the walkablers they like the walkable
entre building gives confidence 
aheadahead.

& services were built with Stage 
d decision as it enabled the saled decision as it enabled the sale 
avern/Serviced Apartment site 
.
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