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Design stotement

The proposed design for the Bowden Brae Villoge reflects Hhe Uniting
(formerly UnitingCare Ageing) Service Modlel wirich will support people’s
Uney as they grow- older or become frailer. This collection of “homes’’ and.
community services U set within the Bowden Brae site i o way that allowy
residendts fo- mainfoin and strengthen their tley fo- the swrrounding
community. The Bowden Brae Village is proposed as the central location of
a wider hub-and—ypoke network of services for the Novrthern Sydney region
withe particudar founy on the Hornsby lotal government area. The design
respondy to- the opportunities offered by the sife un fermy of the relationshvips
fo- the existing Bowolen Broe residential care focility, the significant trees on
redevelopment on neighboury amenity.

The proposed development comprises the defailed design of the approved
concept under DA/544/2012. While the Stage 2. DA s submitted under
SEPP Seniory Howsing, SEPP 65 and the 2015 Apartment Design Guide
apply. The design createy o unified site composition of buidt and landscaped
spaces wirich meety the social and service model, wirile drawing on the
specific site conditions in relation fo-the SEPP 65/ADG and. Seniory Housing
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Figure 1: Blrds Eye view of the proposed. sife and. surromwnoy
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Principle 1: Contexf and Nelghborhood Charocter

The contert for the proposed development iy both sotior-political ands
physical.

Sotio—political context

>

The development of planning concepty wiich embody the value of

dinversify and. the closely related, concept of infegration to- enconrage

Drersin izl . , nsoetalvligersits Wi
oo '

The widely acknowledged need for the design of the built
erwronument fo- condribudte to- the creation of socially sustainable
and. inclnsive communities, againstthe background of a far-
reaching demogrophic sihift?

The need for five planning of houwsing and living spaces for older
people to- embrace demographic diversity and encourage continmed
community.?

Enormous tmpact that the ageing of the Auwstralion populotion will
bring to- bear on the future of housing.+

The call for adaptive and universal housing. Universal housing
refers fo- o different woy of thinking about adaptive and accessible
howsing, based on the principle that better howsing design for older
people U better houwsing design for everyone.®

The undeniable trend towordsy an ageing popuwlation with demandsy
o7 G beio) senvioen el [ v
v old ages

The fact that cuvrent howsing largely gnores retrement-based
sotlal inferaction, shared wse of open space for recreation, sharing
of resources inclnding personal tromsport and mutual caring and
support:?

1

B. Garlick, D. Joney, G. Luscombe, Take 6: Beyond Bewge: Lomproving avchilecturt for older people and people

with digabilifies; (Condperra, Royal Austrolion lnstitute of Architects), 2008, p:23.
2 .
ibid, p:18.

3

NSy o A

ibid, p23.
ibid, p47.
ibid, p:35.
ibid, p:37.

ibid, p449.
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Physical content

PTW

The sife of 21,580m* s bounded by thwee streefs: Pennant HUly Road iy Lotated to-the

southeast, Frithv Avenne fo-Hhe northwest and novrtihveast and Joasmine Road fo- the

sowthunest:

The sife W approximately 2.2km to- the soutiv of He Hornsby Rallway Station, 1.4kw fo-
Hhe west of Walwoonga Railway Statlon and 750m to- the east of Novrmanduirst Railwoay
Station.

1:20,000 @ A4

Ll FL 400

It iy located about 2.4k from Hornsby Westfield sihopping centre.

Fligwre 2: Context plan
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The sife hay an rregular rihombold shape and dopes from Pennant Hlly
Road. (which traces o ridge Line) dowwn to- Frithv Avenue (northuwest part).
There W also-a crossy fall from Fritiv Avenue (northeastern port) to- Jasmine
Roud.

Neighborihood Cheracter

The suwrrownding properties are predominantly residential withv a mix of
single and two storey dwellingy along Frithv Avenue and. Pennant Hully Road.
Adjocent to- and to- the west of the sife on Jasmine Rond iy Normandrst Boyy
High School containing large wnstitutional style buildings wp to- at least
tharee storeys.

The surrownding land iy zoned R2 Low Density Residential.

The existing residentiol aged core facillity (RAC), Bowden Brae Gardens is
located along the Frithv Avenue side of the site and will remain: Adjacent fo-
this building and at the nortiv eastern bowndary of the site (bownded. by
Fritihv Avenie and Pennant HUs Road) Wy o garden confaining many
sugnificant trees. This gavden will remain untact:

The existing multi-storey (wp to- seven levels) building wihich ocenples o
large portion of the site will be demolished, as will four houses along Fritiv
Avernuie
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Figure 3¢ Views intfo- and within site

Figure 3 (a,b and ¢): Existing site and suarovnds
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The design proposes four new buildings, generally consistent withe fhe
footprinty and massing of the approved concept; kinown ay Building A,
Bullding B, Building C and. Building D consisting of independent living
wnity (ILUs), bosewment coar parking and. variows community focilifies

( nclunding a chapel, mudfipurpose spaces, Uibrary, café, wellness centre,
gymnasivwn). Building A basement cor parking iy separated from the
basement under Buildingy B, C and D witich are Lnferconnecteds An above-
grouwnd Uft and walkway joing the RAC to- Building D.

Bullding A facing Frithv Avenune hay Hhiee major components,

> o three storey block facing Fritiv Avenune (northuvest) withv pedestrian
endry and velhicular enfry (fo- basement) from Fritiv Avenue

> o seven sforey southern wing

> @ basement for car parking and services

Building B facing Jasmine Roud hays Huwree major components:

> a five sforey block of wnily withe velicwlar entry (fo- basement) from Frithe Avenue withe
pedestrian entry (residents) endry frow the dirop off area

> one storey basement for cor porking and services

> the main drop~off or porte—cochere for the sife.

Bullding C facing Pemnant HUy Rond has ivree major componenty:

> ground. floor confoining community facllifies which define the edge of the village
greenv

> seven lewels of residential unity

> basewent for car parking and services

Bullding D facing the village green hasy two- major components:
> LU clbroom forms, fhe eastern edge of the central cowrfyard space
> baserment for car parking.

At the centre of the site, a large landscaped area colled “The Greew'' links
fogether the new and existing built forms: The community focllifies frace
the edges of thiy open space: A velhicwdar dvop off from Fritiv Avenne
provides ease of access to- this main green space and community

activities/ services.
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Principle 2: Built Form and Scale

Scale

The scale of the proposed new buildings The maximum building height of all
has beew determined Un relation fo-the proposed buiddings ov the sife iy 22.2.
existing RAC development and. the metres. The proposed height by covsidered fo
shgnificont treey wirich arve fo- be refained - be appropriate for the sife becanse o iz
which s o be demolished > compoatible withv the location of sife
adjacent to- Pennant HUy Roadl and
Magimumm Height opposite Normanhurst Boys High
Sehool.
Building A: 18.95 mefres
Building B: 18.8 mefresy
Buwilding C: 22.2 mefres
Building D: 19.1 metres

The proposed buildingy step down fhre sife
reflecting the existing topography.
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Figure 4: Pennant HUy Roud. Elevation
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Figure 6: Fritiv Avenue Elevation
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Buwilt Form

The wingy of Buildingy A, C
and. D are designed. to- be one
apoartment deep- i ovoer to-
keep the built form as slender
oy possible as well as to-give
goodl access to- natural light
and ainr - and. to- ernsure that
each apartment hay o front
door to-the accessy ' or
“streef’ on Uy floor.

Building B hasy a central
corridor v ovder to- allow- o
propoviiow of aportmenty or
unity to- face a novrtherly
divections Nevertheless the
bwilding deptih iy Limited to-
17.8 metres deep:

Furtiver, the blocks ave

positioned so- that landscaped.
areas may surround eaci

building wirile forming o
centfral community open space.

C:\Users\MelanieF\Desktop\BowdenBrae_Design Statement_Stage 2 DA_151203.doc
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Figure 7: aerial photograpin of site
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Prunciple 3: Density

The proposed FSR iy 1.06:1 which s the allownble FSR (establisihed by the
approved Stage 1 concept DA).

The proposed layowt and density has been chosen fo- maximize the amownt
of “usable)’ open space ow the site and refain Hhe majority of significant trees.

The proposed layout;, helghts bulk and scale of the proposed buildingsy
presendty well-artiendated street facades and massing.

The proposed. density for Hhe site s considered to- be appropriote gwen the
size of the site and e existing “dense’’ buldt form wiich sefy a- precedent

for the site. ln addition, the buildingy have been sited and articnlated so-asy
fo- redunce any adverse visual impacts:

Principle 4: Swstoinablity
The design of the new development ncorporates the following attributes:

> natural Ught and ventilation to- alimost all habitoble and
clradation areas

> wafer storage and re~use for landscape rrigation

> water detention

> energy efficient applionces and fixtures

> northern ovrientation of the majority of unify

> materialy selection based on environimental performance

C:\Users\MelanieF\Desktop\BowdenBrae_Design Statement_Stage 2 DA_151203.doc
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Principle 5: Landscape

At the nortiv eastern boundary of the site (bounded by Frithe Avenne) iy a
garden confaining many significant trees, v partiewlar o mature redwoordl
(e1920), Cypress Pine, Norfolk Island Pine and Ilamwarra Plane tree. This
gavden will remain nfact:

The proposed landscape will fulfll the following aims.

creote a central, open space “The Greew’’ which providesy the
fotal point-and unifying element for the site. The village
green inclundes o childrew’s playground; level areas of lamn
for games s as bowley and croguret; spaces for small
gotheringy of people and for lavger parties.

ereate o restful and healing ‘greenw’ enwvironment for
residenty and visifory

provide o variety of gardens and roof ferraces for active and
passive wie, including a children’s playground, produetive
govdensy and. a ‘bushland’ walk.

refain the majorify of significont trees on the sife

respond fo- functional needy suwch ay sereening, shade and
shelter.

C:\Users\MelanieF\Desktop\BowdenBrae_Design Statement_Siage 2 DA_151203 doc
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Principle 6: Amenify
The disposition of volumes on the sife hay been carefully studied in ovder to-
properties, consistent with the shadow analysiy undertoke for the DA Stage 2

22 June 3pm - DA Shadows Figure 8: Shadow lmpact Diagroms

Page 15 of 24

C:\Users\MeianieF\Desktop\BowdenBrae_Design Statement_Stage 2 DA_151203.doc



PTW

QVERSHADOWING STUDY: IMPACT ON 19 FRITH AVENUE VIEW FROM BUILDING A LEVEL 6 LOOKING SOUTH WEST ACROS5 FRITH AVENUE AT 3PM
SHADOW IMPACT DIAGRAM COMPARISON OF DA STAGE 1 AND DA STAGE 2

22 JUNE 9AM — fechaced Shadews Extra Shadows VIEW 1: 22 JUNE 3PM

VIEW 2:22 JUNE 3PM

VIEW 3:22 JUNE 3P

VIEW 4:22 JUNE 3PM

Figure 9: Shadow- lmpact Diagromsy

In the new development; the apartments are primaridy single lovded fo-
maimize access fo- nafural Ught and air; have generowsy privetfe open spoce
pluns those gualifiey essential to- the fundamentol reason for Hhis proposel

> all unity are designed to- provide adaptoble entfries, main bedvroom
and assotiated bathwoom, living, kitthen and laundry areas.

> the circwdation space s punctuated by seaty for incidenfal meetingy

and  conwersations, af each Lift core.

Grownd. floor wnits will hawe indinvidual gardens, suitoble for people withv
small pety

Building D g designed. so- that Hhe access balconiesy provide an acounstic
buffer to-the high traffic noise of Pennaint Hlly Road: Further, the bulk of
the buidding will help shield e rest of the site from the noise source.

C:\WUsers\MelanieF\Desktop\BowdenBrae_Dssign Statement_Stage 2 DA_151203.doc
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Principle 7: Safety

The development iy designed. so- that- all edges are active anod will provide
passive surveillance of Hhe Unferior and exterior spaces.

Ay deseribed in Principle 6 above, the circnlation areas are conceived ay
placesy of socialization to- prevent the anonymity that can be associated with
aportment living where one moves from the elevator Lobby directly to- o unit
doov, withouwt the day-to-day interaction one findy ow o street:

In Building B, where there s a dowble-lovded corridor, a small siHing area
W provided close fo- the Ufls: This area overlooks the public domain dnd has
access to- natural light ande ventilation:

In addition, ‘smarttechnology’ will provide moniforing for residents:
The design addresses the four CPTED principles as follows:

Swrvetllance

The design of the building masses and the unity within provide habifable
roowms wihich overlooks both the public domain (streets) and the commmnal
open spoces: ln addition, small seating aveas are positioned close to-each
vertical circndlation core — which are designed for incldentol meefings and
chaty betweew residenty — and overlook public and communal open spaces:

The landscape design acknowledges Hhe need for clear sightlines below tree
canopies

Access Control
While e sife s open fo- the wider public, electrondic access control s
provided to- each building entry and. the carparking basewment entries.

After howrs, the gate adjacent fo- the accessible entry from Pennant HUs
Road will be closed to- prevent entry nto- the bushland walk.

Terruorial Reinforcement

The landscape design hay clearly delineated “open’’ areay for gothering and
more “confained’ areas for small growp interaction or solifory enjoyment:
Nownetheless, there iy alwnyy a windowto- a habitable space or to-a

The village greew (s defined by commumnal intfernal ypaces to- the sowtiv ands
east to- the west of Hhe main entry point: This arrangement reinforees the
more puplic nature of thisy space.

Space Management

Al spaces will be managed. by the Uniting team, who will be physically
lotated close to- the main entry, at the edge of the village green. This
arrangemnent provides for close supervision of the use and mainfenance of
the place.

Page 17 of 24
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Principle 8: Howsing diversity and sotial interaction

In addition to- fhe gualities described in Principles 6 and 7 above, the
community and fo- function ay tive b of o haip and ypoke service network
for Hhe Uniting (formerly UnitingCare Ageing) novthern regiow:

The proposed community facilities that may be wsed by residents, visifory
and neighbowry are:

> Bullding C: beauty salon, multi-purpose room, gymnasinm, consudting
, :  ded ayie L st ool

> Building D: chapel and sacred space, ILU clbroom, Library and
mudtipurpose room

> Cendral open space withe cafe in a parilion on the edge of the village greesn:

C:\Users\MslanieF\Desktop\BowdenBrae_Design Statement_Stage 2 DA_151203.doc
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Prunciple 9: Aestiretics

The built form of the new buildings reflectsy botiv the edge condifions of the
sife and the developments social program and aypivations.

The village green y designed. to- provide e focns of the development witiv
a«l,boo-mwwww{y spoces and activities opening onto- it From thisy main owtdloor

oom, fingers of “green’’ frace owtf and surround all he bulldings, protecting
mmajoruy of the existing significant frees.

There are a number of apartmenttypes (1 bedroom, 1.5 bedroom, 2 bedroowm,
2.5 bedroom, 3 bedvroom and 3.5 bediroom). For the majority of apartments,
there & access to- natural Ught and ventilation from at least two- sides: the
livring area Looks out to- the surroundings; the entry door and batihvwoom faces
the access pativ or balecony.

The access balconiey ave defined. by glazed panelsy and allow- Light and. aiv to-
enter the apartments thwough the operable glazing of the bathwooms,

The landscaped roof terraces of Buildings A and C provide other spaces for

The building forms are highly arficulated with steps in the facades both in
plan and section to- provide, withe bothv projecting and. recessed balconies and
also- respond fo-the topography.

The following diagrams dustrate Hhe principles wiricih have been applied to-
the design as shown on the Building A footprint

Page 19 gf 24
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Legend

s Lightweight panel fagade system

— Masonwy (brick) fagade
(tertured)

- Lightweight metfol elemendts
(balwstrade/ lovvres

— Conerete

Figwre 10: Design Principles Facade Buillding A

The project has been funther designed to- adouress issunes of bk and height

Hhurough the use of triportife massing bwolving a distinet and clearly

articwdated. base, midole and fop: The buildings are further articulated

through the wse of solid wally and balconiesy wivich reflects the Ldeas within

the Hornsby DCP, thereby providing a strong vismal Unferest and. creating a
of ndiniduality for each building.

Building A

The Buwilding A envelope Ly conceired as an artiedated volume: o miod—tone
base, thwee storey band. of apartments withv a recessed parvapet around the fop
of the aportmentsy wirich W fuirtihver articudated withv Hhe projecting northern

While o simple palette of materials s proposed: — glass, glazed and matt
bricks, composite panelsy —~ the digposifion of materialsy will differ i
relation to- the edge conditions and the formal or archifectural relatlonships.

The materialsy and. colowry are selected to- emphasise Hhe banding. A deeper
colowwed brick base contuing the entry lobby from Fritiv Avenue, garden
terrace wolly and the car pavk belhind. The three apartment bands are
simply expressed n a netural palette of glass and concrete framing witiv the
Ught brick bockgrovnd beind,

Existing trees of 11-15 metrey highv in the rond reserve will be enhanced by
new-free plantings (which will mature fo- o sivmidar height) on the Bowden
Brae side of the street:

The urbaw composition of street frees, generous setbacks and well-arfleudlated
building volume allows the proposed. building to- sit comfortably acrossy from
the houses on the northern side of Frifiv Avenne. The main volume of the
proposed. bullding aligny withv the datum set by the free canopies wirich
define the streefscape

It b believed the proposed sifing and. e scale of the building A s
compatible withe the streetscape of Fritiv Avenue wirich s defined by the
round, the four metfre wide grass verges, generous sefbacks and 15 metfre high
street-trees.

The central sexen storey (nortiv-south) wing of thve building iy configured to-
provide a cleor artiendation between the tHhuee storey recfongular prisvm of
Fritiv Avenue and the seven storey central arc—like wing.

Between the two- wingy Uy an infermediote zone, three storeys high only. I+ iy

Page 20 of 24
C:\Users\MelanieF\Desktop\BowdenBrae_Design Statement_Stage 2 DA_151203.doc



against thiy ‘kiunckle thatthe house at Frithv Avenue will be perceived.

Bulding B

The proposed. massing of Building B, facing Jasmine Road differy slightly
from the Stage 1 DA v ovder to- provide o better proportioned building. Siw
residential stoviey sit above a variable height podivum. The additional
massing hay been added to- levels sin, seven and eight fo- the northern fagade
of the building fo- optimize the nortivern exposure and views: There U no-

Building C and D

The ‘central wing of Buildingy C and D iy eight stories above the central
cowrtyaro The building presents as five stories above the Pennant Hllly

Rovd footpativ level. Given the scale and traffic pattern along this major
road, iy scale of buidding Ly appropriote

Building C has been moved to- the souti fo- provide greatfer sepavation from
Pennant Hlly Rond.

Furthver, the alignment of Building D has been amended so- that views from
Building C fo- the nortiv are not blotked by the eastern wing of Building D.

The mezzanine level of Bullding C has been converted intfo-a floor of unidy
owing fo- Uniting'’y revised. operationsy wiich no- longer require lavge office
space:. Therefore the bullding height hay ncereased by 200mm.

We believe that the following principley are maintained in Hhe amended
odesign

o The significant trees ave refaineds and. o ‘leafy’ envivronment Ly created

o Awappropriately scaled central landscaped space provides focuns for
the proposed commumnity and. communal activities ( ‘the b’ of o
‘hady and spoke’ social motled)

o The apartment residenty and surrounding residents enjoy the level of
amenity called for by the SEPP 65/ADG guidelinesy i terms of
sundight; natural ventilation and privacy

o Views fo- active spaces and fo- the district ave maximizeo

o The landscaped spaces are Unked clearly fo7/open fo- the ssrrounding
streety

o Levely are sef so- that the buildings hanve entries from botiv the streets
and the central space.

The project provides o variation ow o perimefer block site model that has
been modified and. acdapted to- provide a series of blocks, refaining a
sdgnificant number of trees, addressing the fall of land and the noise Umpact
of Permant HUy Road.

The key to- the overall strategy s the approacih to- way finding, massing and
scale:

The development; wirich can be accessed from eacih of Hhe four streef
froninges, wilising the existing entry pointy in Jasmine Roud and Frifiv

C:\Users\MelanieF\Desktop\BowdenBrae_Design Statement_Stage 2 DA_151203.doc
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Avenue,

The sowthern wing of Building A ‘bends to- address the howse on tihe corner
of Fritiv Avenure and Jasmine Roud and. to- ereate an additional rowte
thaough the site, and are well considered and successful.

Eaciv of the three key building masses varies in height and shape and
addresses different edge conditions. Through Uy stepped massing, the
composition reflecty the shvifting topographvy of the site. This reswlts v a
variety of building types and shapes, multiple ouwtlooks and ovientotions
and a range of nfernal ennvironuments:

No- buwilding has a street fronfoge of more than about 60-70% of the overall
street frondnge.

Landscape
Also- erifical b the guality of the open space and the landscape providing
through the following design elements:

the overall approacih to- site planning,

the creation of a varlety of spaces,

the refention of significant trees,
waovwwofmubhmwwﬁwd&grwofvwmwmwdy
wnfo- and. through the site

Page 22 of 24
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Suwmwmery of Cihanges

The following diagram graphically illustrates the changes to the building envelope:

:-wh —

f“ut:"*

Figure 11: Massing axonomefric

1.

Building A

Building A along Frith Avenue hay slightly reduced to- the east and
west: The wing of Bullding A hay increased by one level to-the
northern end (with a resudtont inerease of one level for Hhe core) The
proposed. parapet (s L00mm higher Hhat the approved envelope. The
additional 100 mm iy in the form of o glazed. balustrade.

Buwlding B

The top floor of the western fagade of Building B (along Jasmine
Avenue) has been infllled. The northern end of Building B hay
increased by one level

These amendments have fulflled Uniting's need for increased yield to-
meet operational imperatives and creating a move aesthetically
pleasing building envelope.

Buildingsy C and D

The main east-west wing of Bullding C hay been moved by 12 metres
(varies) to- the north fo- inerease the distance away from Pennant HULy
Road.

Funther, the mezzanine floor has been covwerted info- a floor of unids,
thereby increasing the building height by 400mm in the form of a
glazed balustrade.

Fusrther, the alignment of Building D in relation to- Building C has
been alteved. to- allow- better views from the Building C unity and fo-
provide o move clearly defined architectural junction between the two
wings.

The proposed porapet of Building D will be 480mm higher than the
approved, ennelope n the form of a solid parapet walls

The changes above do- not alter the fundamental relotionsivips of the approved concept design,
nor do they create any adverse impact on adjocent properties. The additional overshadowing and
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visual impact caused by the changes listed above are negligible, noting that any additional overshadowing is
marginal and contained within the site.

They are v line witiv those refinements which arise from meeting the
archifectural language beyond concept stage.

TOiaw Yratade Jores

Diane Jones

Executive Director

PTW Arcihitects

Adjunct Professor FBE NSW

NSW Architects Registration No- 4778
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