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Architecture and Urban Projects

Russell Olsson. Director
ReALS Reglsterad Architect 7079

Level 5
48-72 Wentworth Avenue
Surry Hills NSW 2010

T 0292810181

QISSON& L —
associatesarchitects e

Distribution:
O mail
O Fax
Mr Mitchell Noble % el
Manager Land Use and Environmental Planning 0 coutter
City of Canterbury Bankstown .
66-72 Rickard Road, 'l:f;nl:_o: I1%19
Bankstown, Date: 24 October 2016
NSW 2200 Pages: 2
RE: 25-33 Brighton Avenue Croydon Park — Planning Proposal

Subject: Urban Design Comments on AE Design Partnership Proposal

Dear Mitchell,

OAA have prepared an Urban Design Study for these sites, dated 21* September 2016. The proposed
design outcome Lot B is Option 1, which has two buildings with heights of 4 storeys on Brighton Avenue
and 3 separate buildings with heights of 5 storeys at the rear of the site. The FSR is 1.36 : 1.

AE Design Partnership made a submission to City of Canterbury Bankstown on 4" October 2016, with a
critique of the OAA design in terms of the SEPP 65 ADG compliance, and also to make a proposal to vary
the OAA building envelopes. My comments regarding the AE Design Partnership submission are :

1. AEDP comment that 5 storeys is suitable for the site. The OAA study shows that a maximum of 4 storeys
is appropriate on Brighton Avenue, as there are no existing 5 storey buildings in the area. 5 storeys would
not be in scale with existing or future development in the street. We consider that 5 storeys may be
appropriate at the rear of the site, as it will be less visible when viewed from the public domain.

2. Regarding ADG compliance, the OAA building envelopes comply with the ADG building height and
separation recommendations. A development within these envelopes would be able to comply with solar
access and cross ventilation recommendations. The AEDP submission notes that multiple cores would be
required to achieve ADG compliant ventilation. We agree, but we think that is reasonable. Our calculations
show that only 2 cores may be required in only 2 out of the 5 buildings to achieve cross ventilation and solar
access. The other 3 buildings could have 1 core. This is a very reasonable outcome in buildings which are
approximately 40m long. More cores would be desirable in environmental design terms. There is no reason
to dispute the OAA buildng envelopes regarding solar access and natural ventilation — they are very
reasonable in these respects.

3. Building height in metres : The building envelopes are set back 6m from the Brighton Avenue boundary.
There is no need for a 1m step up from ground level to achieve privacy. The site slopes, and some
tolerance for the slope would be desirable in setting heights. We agree that building height should be
expressed as height in metres and height in storeys. For the rear building, we consider that a height in
metres of 18m and a height in storeys of 5 storeys would be acceptable. For the front building, we consider
that a height in metres of 15m and a height in storeys of 4 storeys would be acceptable. We recommend
that an area specific DCP (including the adjoining site) be prepared showing heights in storeys. These
development controls could address any issues regarding building height in storeys, site slope, building
projection from ground level and the like.
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4. The Re-orientation of the Centre Rear Building : AEDP recommend re-orientating the central rear building
to have a N-§ axis (Building D in the AEDP plan). The AEDP’s rationale regarding solar access is not
accepted, as the OAA scheme can comply with the ADG, and the AEDP scheme will have solar and cross
ventilation issues in the internal corners of the newly created connections with Buildings C and E. Hoever, it
is probable that both schemes will be able to comply with the ADG. The AEDP layout is acceptable as it
creates a large central courtyard. It should be noted that the 5" storey will need to be set back 3m from the
southern and northern side boundaries, for ADG compliance, to reduce overshadowing to the southern
property and also to make a transition of built form to neighbouring properties. The central Building D would
not need to have a top floor setback. The relatively long length of the AEDP rear builidng will require the
stepping of building heights and articulation of facades to reduce its scale.

It is recommended that the final FSR be established after the building envelopes are agreed by Council
Planners.

sincerely,

M

Ao—

Russell Olsson, Owner
Olsson & Associates Architects Pty. Ltd.

Attachments: None
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