27% July 2010,

Attention Peter Thomas

Manager, Development Assessment
{.ane Cove Council.

48 Longueville Road

Lane Cove NSW 2066

Dear Mr Thomas,
RE: Development Application 280 Burns Bay Road, Lane Cove
Thank you for inviling me to comment on this proposal.

The following comments have been prepared based on the drawings and documents supplied by Council
Including: Drawings by Redshift Architecture & Arl. AD.G0-AD.04, A1.01-A1.18, AZ.21-A2.32 and A4.01,
dated 30/6/2010. A statement of environmentat effects by DFP Planning consultants dated 7/07/2010 dated
December 2009.

| have visited the site and viewed the model.

We take on face vaiue the accuracy of all the documents given to us and rely on them fo form our
assessment. -

DESIGN QUALITY PRINCIPLES

Part 2 of SEPP 85 sefs out the following design quality principles as a guide to assess a residentiat flat
development, The ‘Residential Flat Design Code’ (The Code) is referred to as an accepted guide as to how
the principles are to be achisved,

1. Context

Good design responds to and contributes to its context, Context can be defined as the key natural and
built features of an area. Responding lo context involves Identifying the desirable elements of a
focation’s character or, in the case of precincts undergoing a transifion, the desired fulurs character as
stated in Planning and design policies. New buildings will thereby contribute fo the quality and identify
of an area. (SEPPGS)

The site is located on the East side of Bumns Bay road on the narrow strip of land that separates Bums
Bay and valley from the Lane Cove River fo the west. The fand slopes steeply away 1o the sast,
towards the Valley. The immediate jandscape is dominated by Burns Bay Road, which runs down the
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ridge of Linley Poird. Both sides of Bums Bay Road are heavily vegstated with native frees which
contribute {o the overall impression of a green landscape despile a busy Buns Bay Road.

The subject site is serviced by a private road network that is accessed off Burs Bay Road, The site is
the second property one comes o as one enters the precinct. The land has been benched info fairly
farge terraces to accommodate semi industial and commerclal premises The sife currentiy has a 3
storey commercial building with at grade carparking underneath. Trees have been left around the
perimeter of the sites, which reduces the impact of the buildings and mairtains the overall green
environs.

The subject site runs roughly east-west and has a long side facing south over a public open space
some distance below. There is a commercial building to the north of the site on a similar sized block of
tand which overlooks the subject site. There are no existing buildings adjacent to the subject site to the
east, west or south.

The East side of Burns Bay Road has a mixture of 4 storey apariment buildings and similar sized
commercial buildings. There is an 8 Storey apartment buliding known as Riverview Apartments is sited
at the bottom of the hili, which is not visible from bums Bay Road.

The proposed § siorey apartment building would not be out of context in this area. This comar of Lane
Cove has already been established as a precinct of resideniial flat dwellings. The foolprint of
commercial premises in the area lend themselves fo conversion {o residential flats.

The steeply undutating topography reduces the effective impact of taller buildings as they step down the
hill.

The proposal meets the objectives of this principle.

2. Scale

Good design provides an appropriate scale in terms of the bulk and height that suits the scale of the
street and the surrcunding buildings.

Establishing an appropriate scale requires a considered response to the scale of existing development,
In precincts undergoing a transition, proposed bulk and height needs to achisve the scale identified for
the desfred fufure character of the area. (SEPP65)

As mentioned in the Contex{ Principie section, the propusal is generally in keeping with the scale of the
buildings and site configuration of the east side of Burns Bay Road. The 1 and 2 storey detaiched
dwellings on the west side of Burns Bay Road will not be effected by larger buildings on the eastern
side due to the distance |, topography and amount of vegetation, which screens buildings on this side.
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Tha haight of the bullding needs to be well understood as i will be taller than the current surounding
buitdings and be visible above the tree line in this area. ¥ would be the first bullding In the area lo do
this. i

The building will be approximately 4% storeys above the height of Burns Bay Road at the bend in the
road where the private road begins. The bullding will be very visible as one drives south down Burns
Bay Road from Bridge Road. It witt be more of fess in front of you.

The hotizon line of tree canopy will be broken. it should be noted however, that should the properdy at
280 be redeveloped, it would be taller than the bullding on the subject site, obscuring the view of the
proposed building from that angle.

The footprint of the existing building on the site has been used as a rough template for the proposed
building. The major change in scale is the height needed to achieve the permissible F.S.R.

The propesal mests the objectives of this principle.

3. Builtform

Good design achieves an appropriate builf form for a site and the building’s purpose, in ferms of
building alighments, proportions, bullding type and the manipufation of the building elements.

Appropriate built form defines the public domain, contibutes to the character of strestscape and parks,
including their views and vistas, and provides internal amenity and outlook.(SEFPGE)

As discussed above, the building roughly follows the foolprint of the existing buiiding but maximises the
amount of cotrtyard on the north-eastein quarter of the site. This arrangement aliows for a North-facing
garden courtyard which benefils from a natural rock cutcrop and which would be the intarnal focus of
the development.

The buiiding form generally follows the contours of the land, which allows the natural topography to be
understood. '

The northern wing of the L shaped building presents a G storey fagade at a distance of less that 6m to
the northern Boundary. A 6 storey fagade with habitabie rooms should be set a minimum of $m from a
houndary to aliow for an 18m separation from a similer adjoining development. it is noted that privacy
louvres have been proposed on the windows northern fagade, which is an accapiable sofufion for
privacy for the first four floors but not for the top two floors which should, in my opinion, be set back the
full 9m from the Northern Boundary i arder fo aflow for adequate separation from the neighbour.

A consequence of designing the buliding in an L shape is that there is the potential for noise and
privacy Issues across the internal comer of the building.

K is noled that on the mode! provided by the applicant, that indicative volumes for possible
deveiopments on adioining properties have been provided. The applicant has assumed that the

TIMOTHY WILLIAMS & ASSOCIATES PTY LIMITED ABN. 82084 003592 @m@iwarch comay
Suile 305, 3 Gladslone Strest, Newlown, 2042, AUSTRALIA Tel. 61 (2 9585 4042 Fax. 81 02 9565 4045

Mominaled Architect Timothy Williams NSW 5187 QLD 3866

3



adjoining neighbour to the north at 288 Burms Bay Road would set thelr building back from the southemn
boundary by Sm. Even at this distance it is clear that winter sun access to the proposed davelopment
would be compromised, especiatly to the courtyard.

The applicant obviously has no control over the design of the property at 288 and has made the
appropriate design decisions to minimise the impact of & future building on that site. The positioning of
the building on the southem boundary maximises the potential exposure to northern sun.

The proposal generally meets the objectives of the principle, however the Northern wing is {oo
close {o the northern boundary and should be set back af the upper two levels,

4. Density

Good design has a density appropriate for a site and its context, in terms of floor space yields {or
number of units or residents)

Appropriate densities are sustainable and consistent with the existing density in an area or, in precincls
undergoing a ransition, are consistent with the stated desired future density. Sustainable densities
respond to the regional context, availability of infrasfructure, public transport, community facilities and
environmental quality. (SEPP 65)

The combination of the particular topography of the sife, it's position afong well serviced public
transport rotdes and the proximity of recreation facilities makes this a suitable location for higher density
living. Large apariment buildings already exist in the pracinct and in my opinion seem fo be in balance
with the amount of greenery and natural bushiand that is characteristic of Lane Cove.

The proposal appears o be in accord with Council's stated desired future density.

The proposal meets with the objectives of this principle,

5. Resource, energy and water efficiency

Good design makes efficienf use of natural resources, energy and water throughout ifs full life cycls,
including construction, Sustainabiiity is infegral to the design process. Aspects includs demolition of
existing structures, recycling of matenals, selection of appropriate and sustainable materials,
adaplability and reuse of buildings, layouts and buflf form, passive solar design principles, efficient
appliances and mechanical services, soil zonss for vegelafion and re-use of waler. (SEPPE5)

itis unfortunate thal, given the bulldings foolprint being so similar fo the existing structure, more use
could not have been made of the existing strugture.
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The proposed building is designed so that all apartments have good cross ventilation or af least
ventilation on two facades.

Access to norther sun is not ideal in the scheme. The east-west part of the L has an external access-
way afong the northern fagade which will limit the Fkelthood of people utilising the lerrace or opening up
the fagade to the northern light.

Apariments on the norih-south wing will need to have both the norih-facing windows and the openings
to the terraces screened with louvres for privacy which will reduce the exposure 1o the sun, There is
perhaps a clever way to design the screens so that they can provide privacy white at the same time
protecting the apartments from Summer sun and afiow in the winter sun.

Apariments in the south-west corner have no northermn sun exposure ang only eatly morning and late
afternoon sun in summer. If the terraces on these apariments were located on the comer of the huilding
they would receive more direct sun and protect more of the western facing fagade from the Aftemoon
SUMMer sui.

It is understood that the main view from the building will be to the south, f is unfortunate however that
the main outdoor areas are orientated to the sauth as they are likely to only be usad in summer.

A 5000 L. storm water storage tank is provided which is of fitile henefft o the building. 1t would not be
encugh to water the garden. There is no attempt (0 harvest storm water for toflef flushing or laundries,
This is not difficult fo do and would save significant amaounts of polable watar,

The report shows a commitment to using low enesgy and water conswmption appliances and fittings.

| am concemed about the in-situ and pre-cast masonry on the westemn facade, which will act as heat
sink i1 the summer ang will transfer heat o the interior. Perhaps a lighter form of construction could be
considered here. Thermal mass is not always an advaniage.

The proposal generally meets the objectives of this principle

6. Landscape

Good design recognises that together landscape and buildings operate as an infegrafed and
sustainable system, resufting in greater agsthetic quality and amenily for both occupants and the
adjoining publiz domain.

Landscape design builds on the site’s patural and cultural features in responsible and creative ways, If
enhances the development's natural environment performanse by coordinating water and soif
management, solar atcess, microchimate, tree canopy and habitat valuss. If contributes fo the positive
image and confextual fit of developmient through respest for stresfscape and neighbourhood character,
or desfred future character.
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Landscape design should optimise usabilty, privacy and social opportunity, equitable access and
respect for neighbours” amentty and provide for practical establishment and long-term management,
{SEPPES} .

The landscape design retains significant existing trees and ulilises the existing rock guicrop as a visual
feature. The landscape is ong the project’'s most important attributes. Plantings appear to be well
researched and implemented for the condifions.

The Landscaps in the area is very important as It appears to be a public asset of remnant bush, The
continaily of habitat reduces the impact of farge buildings such as this one,

i is not clear whether the landscape js accessible in all areas.

The proposal meets the objectives of this principle.

7. Amenity

Good design provides amenily through the physical, spatial and spvironmental quality of a
development,

Optimising amenify requires appropriate room dimensions and shapes, access fo sunfight, natural
ventiiation, visual and acoustic privazy, storage, indoor and outdoor space, efficient layouts and servige
areas, outfook and ease of access for all age groups and degrees of mobility. (SEPPS5)

The setback issuas on the northern Boundary have already been discussed,

As mentioned, there are privacy and noise issues across the internal corner of the building. The
distance from the terraces on the eastern apartments of the N/S wing are only 9m from the so-calied
private terraces of the E'W wing. Screening should be provided to the south side of the terraces on the
N/S wing. .

The external accessways o the apariments in the E/W wing are unusual and will either foster a friendly
street-like atmosphere or result in the small terraces being close off for privacy. The benefits of being
abie to provide cross ventitation and access to northern light outwaigh the potential inconvenience.

t is noted that the SAW comer apartments are adaptable. This is commendable, however it is essential
that the entrance to the building bs made accessible. It is not acceptable to require mobility-impared
people to enter via the car park.

The general fayout of the apariments is good with efficient use of space and adequate storage.

The proposal does not mest the objectives of this principle everywhere, Some re-design is
required to make the buliding and landscape accessible and address the privacy issues across
the Internal courtyard.
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8. Safety and securlty

Good design aptimises safely and securily, both internal to the davslopment and for the public domain.
This is achisved by maximising overlooking of public and communal spaces while mairtaining internal
privacy, avoiding dark and non-visible areas, maximising activity on streets, providing clear, safe
access points, providing quality public spaces that cater for desired recreational uses, providing lighting
approprate 1o the focation and desired activilies, and clear definifion between public and privale
spaces. (SEPPE5)

The proposal has clear views to the entrance and adequate passivs surveillance of the entry court arsa.
it is assumed that adequate lighting Would be provided in both the public and private outdoor areas of
the proposal.

The proposal meets the objectives of the principle,
9. Sotlal dimensions

Good design responds fo the social context and needs of the local community in terms of lifesiyies,
affordability and access fo social facilities. New developments should oplimise the provision of housing
to suit the social mix and needs of the neighbourhood or, in the case of precincts undergoing transition,
provide for the desired future community. (SEPFPBE)

The proposed mix of 2b and 3 dwellings allows for a heafthy range of residents and appears to
respond fo the needs of the neighbourhood.
The buliding’s unusual circulation design can promote exchange and opportunities for social inferaction.

The proposal meefs the objectives of this principle,
0. Aesthetics

Quality aesthetics require the appropriate composition of building ¢lements, textures, malerials and
colours and reffect the use, internal deslgn and structure of the development. Aestheiics should
respond fo the environment and context, particularly to desirable slements of the sxisting streetscape
or, in precincts undergoing transition, confribute fo the desired fulure character of the area. (SEPPES)

The proposal is of 2 simple modern aesthetic that expresses the construction type used and the
planning of the building. The warm muted fones of the building with blend nicely with the tones of the
fandscape. From within the precinct, the building will be recessive and not draw the eye as the existing
white building does. The materials appear fo be of good qualily. The report indicates a reassuring level
of detail and attention to construction issues.

From the north, the building wil! be visible above the free line as discussed above. There is encugh
modutation and variation of the fagades to reduce a potential monolithic effect.
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The building's alternating rythms of windows, colowred panels and sunscreens will add visual interest
and ate pleasingly playful. '

The proposal meels the objectives of this principle
Conclusion

The proposal generally satisfies the principles of good design. However, the following items are of concern
and should be addressed prior to the granting of a consent:
= Setbacks from the North boundary shouid be 6m and stepping back to 9m at the 5% and 6% levels.
= The pedesirian enfrance o the building should be accessible as should the landscape areas.
= Privacy issues across the internal comer of the L shouid be adoressed.

Tim Wiiliams
Architect AlA
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