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Deswgne stotewment

The proposed. design for the Bowden Brae Village reflects the Uniting
(formerly UnifingCasre Ageing) Service Model wirich will support people’s
Lives ay they grow- older ov become fraller. This collection of “homes)’ and
commumnnity services W set within the Bowden Brae sife i o way that allows
reswdents fo- maindnin and strengtiven their 1ies fo- tHhe suirovnding
community. The Bowden Brae Village iy proposed as the central location of
a wider hub-and—spoke network of services for the Northvern Sydney region
withv particudar focnsy on the Hornsby local government area: The design
responds fo- Hhe opporfunities offered. by the sife Un termy of the relationsivips
fo- the existing Bowden Brae residentiol core facllity, Hie significant trees ovw
redevelopment on neighbowrs amenity.

The proposed development comprises the detailed design of the approved
concept under DA/544/2012. While the Stage 2 DA s submitted wnder
SEPP Seniory Housing, SEPP 65 and the 2015 Apoartment Design Guide
apply. The design creates o unified. site compositlon of buidt and landscaped
ypaces which meety the sotlal and. service model, wirile dirawing on the
specific sife conditionsy in relation to-the SEPP 65/ADG and Seniory Howsing
principles.
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Figure 1: Birdy Eye view of the proposed site and sirvovunds
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Principle 1: Cowntext and Neighborhood Character

The context for Hie proposed. development s botiv socio—political and
physical.

Socio—political confext

b

The dexvelopment of planning concepty wiich embody the value of
dnversify and the closely related concept of nfegration fo- encorage
liersity el ] , [ il ety Wi
communifiest

The widely acknowledged need: for the design of Hhe built
enwirovument fo- condribute fo- the creation of sotially swustainable
and inclusive communities, agaivst the background of a for-
reaching demograpihic shift:?

The need for the planning of howsing and living spaces for older
people to- embrace demographic diversity and encowrage conflinmed
nferaction and participation of older people in the bronder
community.?

Enormous impact that the ageing of the Awstralian population will
bring to- bear on the futuwre of housing.+

The call for adaptive and universel houwsing. Universal howsing
refery to- o different woy of thinking about adaptive and accessible
howsing, based ow the principle that better housing design for older
people Uy better housing desigw for everyone.®

The wndeniable trend towards an ageing population witiv demands
[ oI 10° SRR e s T forAa L [ s
n old age.s

The foct that cwrrent howsing largely ignoves retirement—baseod
sotiad, inferaction, sihared use of opew spoce for recreation, sharing
of resowrces including personal transport and muwtal caring and
support’

1

B. Garlick, D. Jones, G. Luscombe, Take 6. Beyond Beige: comproving archiftcture for older people and people

with digabilifies; (Condperra, Royol Aunstralion (nstitute of Architects), 2008, p:23.
2 . .
ibid, p:138.

3

4
5
6
7

ibid, p:23.
ibid, p4-7.
ibid, p:35.
ibid, p:37.

ibid, p44.
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Physical contert

The sife of 21,580m# & bounded by three shreety, Pennant HUlls Road iy located fo-tive
sowtheast; Fritiv Avenune fo- the northwest and northeost and. Jasmine Road fo- he
sowtuwest:

The site W approximately 2.2k fo- Hhe southv of thve Hornsby Railway Stafion, 1.4km to-
the west of Wadlroonga Railwny Station and 750m to- the east of Normanhurst Railway
Station.

Nasrby Bus Stop

Rall Station

Rail Line

Bus Roule

& minute elderty adull walk
5 minule active adult walk
10 minute siderty adull wiki
10 minute sctive ndull walk
Distance from centrold of ste (as Indiceled)
Asterial Road

Arterial Road

Open Space

Cadastre

Site Boundery

1:20,000 @ A4 "

200 400

It g located abouwt 2.4k from Hovnsby Westfield shopping centre.

Figure 2: Confent plan
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The site has an brregular rivombold shhape and dopes from Pennant HU
Road. (wirich traces a ridge line) down to- Fritv Avenue (novrthvwest part).
There w also- a crossy fall from Frithv Avenue (novtheastern part) to- Jasmine
Road.

Neighboriood Character

The suwirrownding properties are predominantly residential withv o min of
single and two storey duellingy along Frithe Avenue and Pennant HUy Roadl
Adjacent to- and to- the west of Hie sife on Jasmine Roud Ly Normanduarst Boys
Higiv Sciool containing large institutional style buildings wp to- at least
theee storeys.

The surrownding land iy zoned R2 Low Density Residential.

The existing residential aged core facility (RAC), Bowden Brae Gavrdens Ly
located along the Fritihv Avenue side of the sife and will remain: Adjacent to-
this building and ot the novtiv eastern boundary of the site (bounded by
Fritiv Avenue and Pennant HULy Rowd) s a garden confaining many
significont trees. This garden will remain tntfact:

The existing multi—storey (up fo- seven levels) building wirich ocenpies o
large portion of the site will be demolished, as will four howses along Frifiv
Avenure,

—

Figure 3o West focodes of site buildingy along Jasmine Roud, looking sontheast
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Figure 3b Pennant HUly Road withv sife in background. (Left), looking east
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Figure 3¢ Views nfo- and withisn sife

Figure 3 (a,b and ¢): Existing sife and srrounds

Page 8 of 24
C:\Users\MelanieF\Desktop\BowdenBrae_Design Statement_Stage 2 DA_151203.doc



PTW

The design proposes four new buildings, generally covsistent withv the
footpringy and massing of the approved concept, knowwn ay Buidding A,
Bullding B, Building C and Building D consisting of independent Living
wnily (ILUY), basement cor parking and variows community facllifies

( ineluding a chapel, multipurpose spaces, Ubrary, café, wellness centfre,
gymnasivm). Bulding A basement car parking iy sepavoted from e
basement under Buildingy B, C and D wiich are inferconnected. An above—
grownd Uft and walkway joiny Hhe RAC fo- Building D.

Bullding A facing Fritv Avenune hay Hree major components,

> a thwee storey blotk facing Frithv Avenue (novbuwest) witihv pedestrian
entry and velicular entry (fo- basement) from Frithv Avenne

> a senven sforey sowthern wing

> a basement for car parking and services

Building B facing Jasmine Roud hay Hhree major components:

> a five storey block of wnity withe velhicwlar entry (fo- basement) from Frithv Avenne withv
pedestrian entry (residents) entry from the diop off area.

> one storey basement for car perking and servicesy

> the main drop—off or porfe~cothere for the sife

Building C facing Pennant HUy Rovd hay thiree major components

> grouwnd floor containing community facllities wirich define e edge of the village
greesnv

> seven levely of residentiol wnidy

> bosement for car parking and services.

Building D facing the village green hay two- major componenty
> ILU dinbroowm forms, the eastern edge of the central covntyard space
> basement for cor parking.

At the centre of the site, a large landscaped. area caolled “The Green?' links
fogether the new and existing buidt forms. The community facillities trace
the edges of Hhis open space. A velhicmlar drop off frow Frithv Avenune
providesy ease of accessy to-thisy main greew space ands community

activities/ services.
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Prunciple 2: Buidt Form and Scale

Scale

The scale of the proposed new buildingy
has been determined v relation fo-tie
existing RAC development and the
sgnificant trees wirich are fo- be refained -
Maximuwm Height
Building A: 18.95 mefres
Building B: 18.8 metfresy

Building C: 22.2 metres
Building D: 19.1 metres

The proposed buildingy step dowwn the site
reflecting the existing fopogrophy.

PTW

The maximum building height of all

proposed. buildingy on the site iy 22.2

metres. The proposed height by considered to

be appropriate for the sife becanse it s

> compatible with he existing RAC

> compatible withv the location of site
adjocent fo- Pennant HUly Rond and
opposite Normanhurst Boysy High
Schools

L13 AL213300

112 AL2I0600

L1 AL 207 500

LI0 AL 204 400

Le9 AL 701300

Log AL 198 200

L07 KL 195 100

106 AL 182 000

105 AL 185900

104 AL 185 300

Figure 4: Pennant HUs Roud Elevation
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Figwre 5 Jasmine Roud Eleyvation
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Figure &: Fritiv Avenune Elevation
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Bwilt Form

The wings of Buildingsy A, C
and: D are designed fo- be one
aportment deep in ovoer fo-
keep the buidt form as slender
as possible as well as to-give
good access to- natural Light
and. aixr - and to- ensire Hhat
each aportment hay a front
door to-the access ? ov
“street’ on Uty floor.

Building B has o central
corridor n ovoer to- allow a
proporiion of apartments or
unity to- face o northerly
divections Nevertheless Hie
bildi lepti is Limited fo-
17.8 metres deep:

Furtiver, the blotks are
positioned. so- Hhat landscaped
axreasy may suarond eacih
il hile forming o
cenfral community open space.

C:\Users\MelanieF\Desktop\BowdenBrae_Design Statement_Stage 2 DA_151203.doc
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Principle 3: Density

The proposed FSR iy 1.06:1 wihich s the allowable FSR (establisired by the
approved Stage 1 concept DA).

The proposed layowt and density hasy been chosen fo- marimize the amownt
of “wsable)’ opew ypace ow the site and refain the majority of significont trees.

The proposed lagowts heights bulk and scale of Hhe proposeds buildings
presents well-articulated street facades and. massing.

The proposed density for the sife B considered to- be appropriate gven the
size of the sife and the existing “dense’’ buidt form which sety o precedent

for the site. ln addition, the buildings hanve beew sited and articndated so-as
1o redunce any adwerse vismal tmpacts.

Principle 4: Swtainability
The design of the new development incorpovates e following attributes:

> natural Uight ands ventilation to- almost all habitable and
clrelation areas

> woter storage and re~use for landscape rrigation

> warfer defention

> energy efficient applioncesy and fudtures

> northern orientation of the majority of unity

> materialy selecton based on ennvironmentol performance.

Page 13 of 24
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Prunciple 5: Landscape

At the nortiv eastern boundary of the site (bounded by Frithe Avenne) iy a
garden confnining many significant trees, in particwdar a mature redwoool
(c1920), Cypress Pine, Norfolk lsland Pine and. Ilanwarra Plane free. This
gorden will remain indnct:

The proposed landscape will fulfill the following aimy:

create o central, open spoace “The Greew’’ which provides the
fotal point and. unifying element for the site. The village
greew inclundes o children’s playgrownd; level areas of lawn
for games sucin as boules and croquuets spaces for small
gotherings of people and for larger porties:

ereate o restful and healing ‘green’ ennivorument for
residents and visidors

provide a voriety of gavdens oamd roof tervaces for active and
passive use, including a childrewy playgrownd, productive
govdens and a ‘bushloand’ walk

refoin tHhe majority of significont trees on the site

r fo- functional needs sucih ay sereening, shade and
shelfer.

C:\Users\MelanieF\Desktop\BowdenBrae_Design Statement_Stage 2 DA_151203.doc
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Principle 6: Amenity
The disposvition of volumes on the site has been carefully studied i order fo-

have minimal adierse umpact on the overshadowing of the neighbowring
propevties, covsistent witihv e shadow analysisy wndertoke for the DA Stage 2

ll'i y

22 June 3pm - DA Shadows Figure 8: Shadow lmpact Diagroms
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OVERSHADOWING STUDY: IMPACT ON 19 FRITH AVENUE VIEW FROM BUILDING A LEVEL & LOOKING SOUTHWEST ACROSS FRITH AVENUE AT 3PM
SHADOW IMPACT DIAGRAM COMPARISON OF DA STAGE 1 AND DA STAGE 2

22 JUNE 9AM == Reckuscod Shadows Extra Shadows VIEW 1:22 JUNE 3PM

22 JUNE 10AM - WIEW 2:22 JUNE 3PM

VIEW 3: 22 JUNE 3PM

VIEW 4:22 JUNE 37

Figwre q: Shadow lmpact Diegrams

In e new development; Hhe apartmenty are primarily single londed fo-
magimize acecessy to- natural Ught and air; hawve generows privefe open space
plus Hhose gualities essentlal fo- Hhe fundamental reason for thiy proposal:

> all wnity are designed to- provide adaptople entries, main bedvroom
and assotioted bathwoom, living, kifthen and lanndiry areas.

> the clrenlation space s punctinated by seats for incldentol meetingsy

and covwersations, at each Uft core.

Ground floor unity will have tndividual gardeny, snidobple for people with '
small pets.

Building D iy designed so- thot the access baleonies provide an acovstic
buffer to- the high traffic noise of Pennant Hilly Roadk Furtiver, the bulk of
the building will help shield Hre rest of the sife from the noise source.

C:\Users\MelanieF\Desktop\BowdenBrae_Design Statement_Stage 2 DA_161203.doc
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Prunciple 7: Safety

The development iy designed so-that all edges are active and will provide
passinve surveidlance of Hhe nferior and exterior spaces.

Ay deseribed i Principle 6 above, the circundation areas are conceived as
apairtment Living wirere one moves from the elevator lobby divectly fo- o unit
door, withowt the day-to-day inferaction one finds on a street:

In Building B, wirere there iy a double-londed covridor, a small siting area
W provided close to- the Uifts: This area overlooky the public domain and. has
accesy fo- natural Ught and ventilation.

In addition, ‘smart technology will provide moniforing for residendts.
The design addresses the four CPTED principles as follows:

Suwrvedance

The desigin of the building masses and. the wnity within provide habitable
opew spaces. ln addition, small seating aveas are positioned close fo- each
vertical cirendation core — wihich are designed. for incidentfal meetingy and
chaty between residentsy — and overlook public and communal open spaces.

The landscape design ackinowledges the need for clear sightlines below tree
canopies:

Accesy Control
provided fo- eaci building entry and the carparking basement enfries:

Affer howury, the gate adjacent to- e accessible entry from Pennant Hlly
Roude will be closed fo- prevent entry into the busihdand walk

Territorial Reinforcement

The landscape design has cearly delineated “open’ areas for gatirering and
move “contained’’ areay for small growp Unferaction or solifary enjoyment:
Nowetireless, there s always o windowto- o habitable space ov to- o

The village green g defined by communal infernal spaces to-tie soutiv and
east to- the west of the main entry pount: This arrangement reinforces the
more public nature of thisy space.

Space Management

AW spaces will be managed by e Uniting feam, who will be physically
located close fo- the main entry, ot the edge of the village green: This
arrongement provides for close supervision of the nse and maintenance of
the place.

Page 17 of 24
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Principle 8: Howsing diversity and social inferaction

I addifion to- the gualities described. in Principles 6 and 7 above, the
commumnity and to- function asy e had of o hab and. spoke service network
for the Uniting (formerly UnitingCare Ageing) novtirer region:

The proposed commumnity facilifies that may be used by residents, visitors
and, neighbowry are:

> Bullding C: beawnty salon, multi-purpose room, gymnasivm, consudting

> Building D: chapel and. sacred space, ILU clnbroom, Uibrary and
mudtipuipose roowm

> Central open space withv coft in a parilion on tive edge of tive village green

C:\Users\MelanieF\Deskiop\BowdenBrae_Design Statement_Stage 2 DA_151203.doc
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Principle 9: Aesthetics

The bullt form of the new buildingy reflecty bothv the edge conditionsy of the
site and the development'y sotial progrom and aspivetions.

The village green Uy designed. to- provide the focus of the development with
all commumnity WWWW ovdfo- Ut From this madin ontdloor
room, fingery of “green’’ frace out and. suwround all the buildings, protecting
the majority of the existing significant trees

There are a number of apartment typesy (1 bedvroom, 1.5 bedvroom, 2 bedvoom,
2.5 bedroom, 3 bedvoom and 3.5 bedroom). For the majority of apartmends,
there 5 accesy to- natural Lght and ventllation from at least two- sidey: the
living area looks out to- Hhe surroundings;, the entry door and batihroom faces
five access pativ or balcony.

The access balconies are defined by glazed panelsy and allow Ught and aiv to-
enter the apartments fhuoughh the operable glazing of the bathvwooms,

The landscaped roof terraces of Buiddingy A and C provide ofhver spaces for

The building forms are highly articdated witiv stepy in the facades botiv v
plan and section to- provide, witiv both projecting and recessed baleonies and
s shading planes, a play of Ugiht and shade across the fagade. The steps
also respond. to- the topograpihy.

The following diagrams Winstrate the principles wivich have been applied to-
the design ay shown on the Building A footprint

Page 19 ¢f 24
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Legend

r——— Lightweight panel facade system

— Masonry (brick) fagade
(fextured)

L Lightweight metnl elements
(balustrodes/ Lowares

— Concerete

Figure 10: Design Principles Fagade Building A

The project has been further designed to- adduress ses of bulk and height

through the wse of fripartite massing bwolving a distinet and clearly

arfleunlofed base, middle and top: The buiddingy are further artienlated

through the wse of solid wally and balconies witich reflects the ldeay within

the Hornsby DCP, Hherehy providing a strong visual inferest and creating o
of indiniduality for each building.

Building A

The Buidding A enwvelope Ly conceived ay an articudated volume: a mid—tone
base, three storey band of apartmenty withv a recessed poivapet around. the top
of the apartmentsy wirich s furtihver articulated witiv the projecting novthern

While a simple palette of materialsy s proposed. — glass, glazed and matt
bricks, composite panels — the digposition of materials will differ in
relofion o the edge condiflons and the formal or archifectural relatiovships.

The materialy and colowry are selected to- emphasise the banding. A deeper
colowred brick base contuing Hhe entry lobby from Frithv Avenue, garden
ferrace wally and the car park behind: The thwee apartment bands are
simply expresseds in o natural palette of glasy and. concrete framing with tie
Ught brick background behind.

Existing trees of 11-15 metres high in the road reserve will be enhanced by
new-tree plantings (wirich will meture fo- o simmilar height) on the Bowden
Brae side of the street:

The wrban composition of street frees, generous setbacks and well-artienlated
building volume allows the proposed building fo- sit comfortably acvoss from
the houses on the northern side of Frithv Avenue. The main volume of the
proposed building aligny withv the datum set by the tree canopiesy wiich
define the streefscape

It i believed the proposed siting and Hhe scale of Hhe building A
compotible with the streetscape of Frifiv Avenue wiich s defined by the
road, the four mefre wide grasy verges, generons setbacks and 15 metre high
street-treey.

The cenfral seven storey (north—sowth) wing of the buwllding Ly configured fo-
provide a clear articulation befween fhe thwee storey rectangular prism of
Frithe Avenaie and. the seven sforey cenfral arc—like wing.

Betweew fhe two- wingy iy an infermediate zone, thaee storeys high only. i+ iy

Page 20 of 24
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against this kinnckle that the howse at Frithe Avene will be perceived.

Building B

The proposed massing of Bullding B, facing Jasmine Road differs slightly
from Hhe Stage 1 DA in ovder to- provide o better proportloned building. Siw
residential stoviey it above a variable height podivm. The additional
massing hay been added to- levels sin, seven and. eight to- the northern fagade
of the building fo- optimize fhe northern exposnre and: views. There by no
addiflonal overshhadowing cavsed by tie amended envelope

Building C and D

The ‘central wing of Buildings C and D iy eight stories above the central
comrtyards The building presents ay five stories above the Pennant Hllly

Road footpativ level. Given the scale and traffic pottern along Hhis major
road., thiy scale of building iy appropriote.

Building C hay been moved to- the sontiv to- provide greater sepavation from
Pennant HUs Roaok

Fuither, Hhe alignment of Building D has been amended so- tHhat views from
Building C to- Hhe nortiv are not blocked by the eastern wing of Building D.

The mezzanine level of Buidding C has been converted into- ar floor of unity
owing fo- Unifing’s revised operations wirich no longer requive lavge office
space. Thevefore the building height lhasy increased by 200mim.

We believe Hhat the following principley are moaintained in the amended
design

o The significant trees are refoined ond o ‘leafy’ enwivonment iy createds

o Aw appropriately scaled, central landscaped ypace provides focuns for
Hhe proposed commumnity and commmnal activities ( ‘He b’ of a
‘hny andl spoke’ social model)

o The apartment residenty and surrounding residents enjoy the level of
amenity called for by the SEPP 65/ADG guidelinesy in terms of

o Views o actinve spaces and fo- the district are maximizeds

o The landscaped spaces are Unked cearly to/ open to- the surronnding
streefy

o Lenvtly are set so- that the buildings have entries from botiv the streets
and. Hhe central sypace.

f
The project provides a variation on a perimeter block site model that has
been modified and adapted. to- provide o series of blotks, refaining o
of Pennant Hlly Rood.

The key fo- the overall stratfeqy s the approach to- way finding, massing and.
seale

The development; which can be accessed from eaci of the four street
fronduges, wtilising the existing entry poiunts in Jasmine Roaod and Fritiv

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

The southern wing of Building A ‘bends fo- address the howse on the corner
of Frithv Avenune and Josmine Road and to- create an additional roufe
through the site, and are well consiodered and smccessful.

Eacin of the thwee key building masses varies in height and shape and
addresses different edge conditions. Through Uy stepped massing, the
composition reflectsy Hhe shifting topography of the site. This results b a
varlety of building types and sihapes, muihpu/owﬂoo-k,ymwbwuu\dwn&
ande a range of infernal ennvironments.

No- building hay o street frontage of more than abowt 60-70% of the overall
street frovdnge.

Landscape
Aboeritical s the guality of Hhe open space and the landscape providing
through the following design elements:

the overall appronciv fo- site planning,
the creation of a variety of spaces,
the refention of significant frees,
nfo- and thwrough the site

C:\Users\MelanieF\Deskiop\BowdenBrae_Design Statement_Stage 2 DA_151203 doc
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Summary of Changesy

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

Figure 11: Massing axonometric

1.

Building A

Building A along Frithv Avenue has slightly reduced to- the east and
west: The wing of Building A has inereased by one level to-the
northern end (withe o resuwlfont increase of one Level for the core) The
proposede povapet iy L00mim higher that the approved enwvelope. The
additional 100 mwm iy in thhe form of o glazed balustrade.

Building B

The top floov of the western fagade of Building B (along Jasmine
Avenue) hay been infilled. The novthern end. of Building B has
nereaseds by one levels

These amendments have fulfilled Uniting's need for increased yield to-
meet operafional imperatives and creating a more aesthetically
Leasing buildi [

Buwildingsy C and D

The main east-west wing of Building C hay been moved by 12 mefres
(vories) to-the nortiv to- increase the distance away from Pennant Hlls
Rouad.

Further, the mezzanine floor hasy been converted info- a floor of units,
thereby ncreasing the building height by 400mm in the form of a
glazed balustrade.

Further, the alignment of Bulding D n relation to- Building C has
beew alfered fo- allow- better views from the Building C unity and to-
provide a wmore clearly defined architectural junction between the two-
wings

The proposed parapet of Buillding D will be 480mm higher than the
approved envelope in the form of a solidh parapet wall

The thanges above do- not alter the fundamentol relationships of the approved concept design,
nor do Hey create any adverse impact on adjacent 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 in line with those refinements wiich arise from meeting the
economit and operotional reguirements of He cient while developing the
architectural language beyond concept stage.

Tiar Fratada Jores

Diane Joney

Execntive Director

PTW Architecty

Adjunct Professor FBE NSW

NSW Archhitectsy Regustration Nos 4778
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