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Site Layout Configurations

The following options were explored in terms of site layout.

The urban design strategies formed during previous stage are applied to these options.

Option 4 is further used for the purpose of building envelope testing since it has the best outcome in terms of building massing, building separation (internal and with the adjacent sites), solar access and open space location.
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Option 2

Op‘tion |
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Dyldam Developments
Level 1, 74 Macquarie Street
Parramatta NSW 2150
Telephone 02 9893 7607

Fax 02 9687 2376

Email info@dyldam.com.au
Dyldam Developments Pty Ltd
ABN 53003408008

License No 40885

4 October 2016

Manager Land Use & Environmental Planning
City of Canterbury Bankstown

66 — 72 Rickard Road,

Bankstown

NSW 2200

Email: Mitchelln@canterbury.nsw.gov.au

Attention: Mr Mitchell Noble

REFERENCE:  Urban Design Comments for Brighton Avenue, Croydon Park

Planning Proposal PP_2015_CANTE_004_00

Dear Mr Noble,

We consider the site to be suitable for a 5 storey high density residential development in excess
of a floor space ratio of 1.5:1, as demonstrated earlier in the Urban Design Study prepared by AE

Design partnership dated 20 of April 2016.

AE Design partnership have reviewed the Urban Design Study prepared by Olsson & Associates

Architects and offered their comments which are attached to this letter.

The Olsson & Associates Architects scheme recommends a floor space ratio of 1.36:1 and a
building height of 4 storeys at Brighton Avenue and 5 storeys along the rear. Based on the

Olsson & Associates Architects envelopes it appears compliance with the SEPP 65 Apartment




Design Guide, particularly with Solar Access and Cross Ventilation would be difficuit. ADG

compliance based on the proposed envelopes would result in further loss of the potential yield.

Please call if you wish to discuss or would like any further information.

Regards
Dyldam Developments Pty Ltd

Remon Fayad
Developments Director
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architecture urban design planning

We offer the following comments to the Urban Design Study for 27-33 Brighton Avenue Croydon Park prepared by
Olsson & Associates Architects (on behalf of Canterbury Council) - dated 21st September 2016 - see Option 1 preferred.

Future Character of the Area

* The majority of sites in the area include detached
dwelling houses and have been zoned R4 High Density
Residential, offering opportunities for amalgamation
and high density residential developments.

¢ The sites shown with a grey cross-hatch are strata-
titted and currently accommodate 2-3 storey
townhouses or villas, and are less likely to change.

* Brighton Avenue is an arterial road connecting the
Site with centres like Campsie, Clemton Park and
Bexley, and further with M5 South Western Motorway
and Princes Highway toward south.

* Brighton Avenue is 30m wide and has irregularly
planted trees on its median. There is an opportunity
for Brighton Avenue to be transformed in to a proper
boulevard containing a landscaped median with well-
defined higher density built form on either sides, 5
storeys is recommended.

* The site is close to Georges River Road which is also
an arterial road connecting with Burwood, Enfield,
Strathfield, Lakemba, Punchbowl, and further with
M5 South Western Motorway towards west. Georges
River Road also connects in to City West Link via
Ashfield and Haberfield towards east.

* The site is close to the Cooks River and the adjacent
parklands with access to outdoor recreation.

Land Ownership Pattern The Site is considered suitable for high density residential
Strata-titled sites shown with a grey cross-hatch

in excess of 1.5:1 as demonstrated in Applicant's
submission.

Apartment Design Guide Compliance

While the proposal satisfies part 2F and 3F ofthe apartment
design guide the notion of three parrellel buildings 40
metres in length lead to creation of long narrow spaces
reducing the amenity issues with the neighbouring sites
to the east, but would create residential amenity issues
within the site.

mid winter 9am

Solar Access

The design scheme prepared by OAA illustrates 4
parallel rows of buildings placed along the eastern
boundary. This layout would lead to each northern
building overshadowing the building located to its south,
and restricting solar access to 3 southern most buildings
(labelled - ‘c, d and ) and the ground floor private open
. spaces. :

mid winter 3pm It appears from the mid winter solar analysis of the scheme
Mid winter shadow diagrams for OAA scheme that only 50% of apartments would achieve solar access

Extent of overshadowing of envelopes shown in ‘red’ for buildings ‘c, d and e'.
Page 1 of 3




4
.'."’ -

»
-

3 A iy
‘s
- BRIGHT N AV

= L)

Recommended orientation of building ‘d’
Excerpt from the OAA Scheme - Option 1

A change in level from the
footpath to a ground floor
apartment by up to 1m enhances
privacy while allowing surveillance
of the public domain

——————— = = 7] Levelchange
— d max.im

Excerpt from the SEPP 65 Apartment Design Guide
regarding relationship of ground floor apartments with
the adjacent public domain

Nor-habgable
oi| (o0 bathream)

Figure 4C.5 Service
rooms and do not intrude into habltable spaces

ara wholly within

Excerpt from the SEPP 65 Apartment Design Guide
showing ceiling heights of habitable and non-habitable
floor areas

A€ design partnership

. architecture urban design planning
Cross Ventilation

The proposed envelopes would result in long double
sided apartments of which 50% of the apartments would
achieve cross ventilation. The provision of multiple cores
would be required to achieve an ADG compliant natural
ventilation.

It is recommended building ‘d’ be positioned parallel to
the eastern boundary and address the internal courtyard,
with an increased landscape setback of 12m from
neighbours to the east. This would improve amenity
within the development between buildings ‘c, d and e'.
This arrangement will improve salar access and create a
bigger courtyard space between the eastern and western
buildings.

The recommended orientation of building ‘d’ would
improve wayfinding within the development and avoid a
convoluted pedestrian route to building ‘d’ because of its
internal address as shown in the OAA scheme.

Building Height

Building height should be recommended in both -

number of storeys and metres. The following aspects

from the Apartment Design Guide should be considered
in determining building height:

* Level 1/ Ground floor apartments to have a change
in level up to 1m to enhance privacy while allowing
surveillance of the public domain.

¢ A minimum ceiling height for habitable rooms
measured from finished floor level to finished ceiling
levelis 2.7m - required by the Apartment Design Guide.
A finished floor level to finished ceiling level height
of 2.7m achieves a floor to floor level height of 3.1m,
which is the minimum to achieve sound insulation and
to allow for floor finishes and construction tolerance.

¢ Room for accommodating a lift overrun located
beyond the roof RL.

This would result in height for the proposed rezoning of

18.6m and 5 storeys.

LFT E
OVERRUN -
o™

Building height of a 5 storey residential flat building shown
in Number of Storeys and Metres
Page 2 of 3
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architecture urban design planning

Building Address
Internal address of the 3 eastern buildings would create
a convoluted pedestrian route to building ‘d’. This would
make wayfinding difficult within the development. This
could be improved by locating building ‘d’ parallel to the
eastern boundary.

Area Calculations

A schedule of areas confirming a floor space ratio of
) 1.36:1 for the subject site and 1.26:1 for the northern site

Excerpt from the OAA Scheme - Option 1 would be useful in comparing the OAA scheme with the

Applicant’s concept in terms of yield calculations and

envelope to gross floor area efficiency.

Based on the OAA envelopes it appears compliance
with the Apartment Design Guide, particularly with Solar
Access and Cross Ventilation would be difficult. ADG
compliance based on the proposed envelopes would
result in further loss of the potential yield.

Page 3 of 3




