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understanding the site
lOCAL hISTORY

Brisbane Water
Part of the traditional lands of the Darkinjung and Kuringgai 

Aboriginal people. The predominant harbour borders Gosford 
and is sculpted by sandstone gorges, playing an important role 

in the city’s past and present.

The proposed development creates a place for the city to thrive. 
It protects and promotes the fine grain retail of Mann Street 

to establish a new benchmark for an active and functional city 
spine. The built form draws upon and celebrates Gosford’s 

unique identity to facilitate an attractive and desirable setting for 
both its residents and the public realm.

Connected Routes
Principal city of the Broken Bay district with an 

integrated transport system linked by railway lines 
and major arterial roads, including the Pacific 

Highway. 

Mann Street Streetscape
The architectural language of the articulated podium is 

inspired by Mann Street’s historic streetscape. Implications 
of parapet scale and rhythmic notions of the retail fronts are 
invoked in the ground plane of the proposed development.   

Community
Home of the Darkinjung people, the area was once an important 

corridor for indigenous communities for both trade and movement. 
Today the region is abundant with natural beauty and rich in cultural 
heritage, with over 7,000 registered Aboriginal sites and continues to 

boast a diverse indigenous community.

Connection to Land
The Kurringai people followed a hunter/gatherer 

existence stemmed from a deep and spiritual 
understanding of the land. Post-settlement, the city’s 
economy was formed on agriculture and horticulture. 



central coast quarter

gosford

06.12.2021
Page 4

DKO Architecture sh gosford 
residential pty 
ltd

design report

understanding the site
future cONTEXT
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The Green / Playing Field
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understanding the site
Leagues Club Field Concept Plan
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understanding the site
Constraints and Opportunities

Key

Public Open Space

Off Street Parking

Commercial Interface

Green Interface

High Noise Interface

View potential
Georgiana Tce

~ 8m Site Fall 

Baker St ExtensionFor Carpark Access

Vaughan Ave

Ba
ke

r S
t

Leagues Club Field

Brisbane Water

D
an

e D
r M

an
n 

St

H
en

ry
 P

ar
ry

 D
riv

e

Mid-W
inter 

9AM 

M
id

-W
in

te
r 

12
P

M

Mid-Winter 3PM



central coast quarter

gosford

06.12.2021
Page 7

DKO Architecture sh gosford 
residential pty 
ltd

design report

View 1:	 High Level South-West Views to Brisbane Water

View 2:	 High Level South Views to Brisbane Water

View 3:	 High Level North-East Views to Reserve

Subject 
Site

View 1

View 2

View 3

understanding the site
High Level Views
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Retention of Natural Character
Respecting the Parkland and Exising Vegetation

Understanding Mann Street
The site is the start of Mann Street and visually 
prominent 

Connecting the Grid
Extend public activity to the Park, Waterfront and  Site

Site Permeability 
Facilitate public spaces and place making of waterfront 
precinct

urban approach
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Step 1: SEPP Building Mass Step 2: SEPP Tower Envelopes

MASSING DEVELOPMENT AND APPROACH
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Step 3: tower footprint reduction and height increase Step 4: architectural articulation and diversification of towers

MASSING DEVELOPMENT AND APPROACH
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urban approach
DIVERSITY  IN PODIUM TREATMENT
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urban approach
DIVERSITY  IN PUBLIC SPACES
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urban approach
Diversit y in Retail Offering
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stage 1 da master plan
Volumetric Fills

It is important to note that the reference scheme supplied with the concept DA only partially filled the envelope of Northern 
and Southern building (95% and 97% respectively). It is our understanding that the purpose of the volumetric fill is to 
reduce it further to 85% with an additional 5% articulation zone for architectural elements (as described in the diagrams 
below).

Approval Condition:

B1. a) the concept envelope amended in plan and 
elevation, but not in height, to show a zone within the 
envelope that represents 85% of the volumetric fill of 
the envelope, plus an additional 5% zone beyond that 
which is the “articulation zone”. The articulation zone 
represents the outer permissible limit for any built 
form.

Approved Volumetric Fill:

Northern Tower: 	 95%
Southern Tower: 	 97%
Eastern Tower:	 98%

1.   building envelope 2.    85% volumetric fill 3.    5% articulation zone

1,000m3 850m3 900m3

Proposed Volumetric Fill:

Northern Tower: 	 -5% from Approved GFA
Southern Tower: 	 -7% from Approved GFA
Eastern Tower:	 -8% from Approved GFA
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Volumetric Fill Summary
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stage 1 da master plan
northern tower volume
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Stage 2 Proposed Floor Plate:2714m2

Level 3
Stage 1 DA Footprint:2858m2

Stage 2 Proposed Floor Plate:2570m2

Bl
d.

 E
nv

el
op

e

Varies
min.700mm

Varies
min.200mm

G
la

zi
ng

 L
in

e

G
la

zi
ng

 L
in

e

A

A

Section A-A Building Envelope

Bl
d.

 E
nv

el
op

e

Articulation Zone

Slab Edge
Articulation

central coast quarter

gosford

06.12.2021
Page 17

DKO Architecture sh gosford 
residential pty 
ltd

design report

stage 1 da master plan
northern tower volume- articulation zone
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stage 1 da master plan
southern tower volume
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Better Fit Better 
Performance

Better for 
Community

Better for 
People

Better 
Working

Better Value Better Look 
and Feel

Contextual, local 
and of its place

Sustainable, 
adaptable and 

durable

Inclusive, 
connected and 

diverse

Safe,comfortable 
and livable

Functional, 
efficient and fit for 

purpose

Creating and 
adding value

Engaging, inviting 
and attractive

DESIGN EXCELLENCE
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2. Community1. Sensitive & Responsive 
Design

Urban Approach & Massing
Wind
Solar
ESD Initiatives

Streetscape
Podium
Tower Form
Materiality

Connected Communities
Landscape
Design With Country

3. Architecture

Key Design Principles

Key Design Principles
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Design

Massing
Wind
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Sensitive & Responsive Design
Massing

Massing
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massing diagram
Diagram 1

BASE BUILDING MASSING

MANN STREETLEAGUES CLUB FIELD
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massing diagram
Diagram 2

BREAKING TOWER MASSING TO REDUCE BULK FORM

MANN STREETLEAGUES CLUB FIELD
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massing diagram
Diagram 3

STEP ONE TOWER BACKWARDS

MANN STREETLEAGUES CLUB FIELD
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massing diagram
Diagram 4

PUSH AND PULL TO PROVIDE A SMOOTH SKYLINE 

MANN STREETLEAGUES CLUB FIELD
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OPEN UP PODIUM TO IMPROVE ENTERING EXPERIENCE

massing diagram
Diagram 5

MANN STREETLEAGUES CLUB FIELD
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massing diagram
Diagram 6

MANN STREETLEAGUES CLUB FIELD

SCULPTING BUILDING FORM
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massing diagram
Diagram 7

MANN STREETLEAGUES CLUB FIELD

ADDING SOUTHERN BALCONIES TO MAXIMISE VIEWS
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massing diagram
Diagram 8

MANN STREETLEAGUES CLUB FIELD

ADDING CROWN TO ROOF LINE
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Sensitive & Responsive Design
wind

Wind
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BALCONIES LOCATED AWAY FROM CORNERS FOR BETTER USABILITY

WIND
Design Response - balcony amenit y

MANN STREETLEAGUES CLUB FIELD
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STEPPING TOWER FORMS TO MITIGATE DOWNWARD WIND

WIND
Design Response - podium/communal open space amenit y preferred

LEAGUES CLUB FIELD

TOWER

PODIUM
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Sensitive & Responsive Design
solar

Solar
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architecture
interfaces
architecture
interfaces

EAST
- VIsual Privacy
- MORNING SUN
- VIEWS TOWARDS MOUNTAIN

nORTH
Optimal SOLAR ACCESS
(addressing mann st)WEST

- STRONG SUMMER SUN
- VIEWS TOWARD BRISBANE water
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FACADE strategies 
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FACADE strategies 
WEST - 1pm & 3PM

1PM DECEMBER 21ST 1PM JUNE 21ST

3PM DECEMBER 21ST 3PM JUNE 21ST
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ESD

ESD
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GREEN TRANSPORT PLAN –
A Green Transport Plan will be designed 
to encourage and facilitate sustainable 
transportation for each resident of the 
building. This will include sufficient 
bicycle packing spaces, together with car 
share spaces within the basement.
Additionally, EV chargers will be provided 
encouraging the use of electrical vehicles. 

BASIX TARGET–
The proposal will use water saving 
fixtures and fittings as well as energy 
efficient lighting, air conditioning, 
lift, and appliances to minimise 
water and energy load.  
Additionally, the proposal will introduce 
ceiling fans to all living and bedroom areas 
minimizing the need for air-conditioning.

PASSIVE DESIGN –
West-facing apartments are recessed behind 
700min slab edge to minimize summer solar 
heat gain and shield apartments from harsh 
summer sun. Winter daylight will penetrate 
deep into the interior of the floor plates by 
way of balconies. The built form is accented 
with a series of deciduous plantings allowing 
them to protect the openings during summer 
and promote solar access during winter.
The building also achieved 100% cross ventilation.

RAINWATER COLLECTION – 

Rainwater on site will be captured and stored 
in 150,000L water tank located under the 
retail. This water tank will be plumbed to 
garden taps and landscape irrigation to support 
public gardens throughout thedevelopment.

18 Huntley Street, Alexandria – NSW Page 17

Environment
ESD Targets

Solar – A 50KW Solar PV array will be 
installed on the rooftop and oriented 
north to generate electricity for 
community spaces and public lighting. 
Low-energy lighting will be specified 
throughout the building. Solar hot water 
and a packaged heat pump boost will 
also be installed on the rooftop of the 
development.

Smart Building Systems - Integrated 
building systems such as heating, 
cooling, and hot water will be designed 
to respond to the environmental 
conditions of the site.  Internet and 
communications infrastructure will 
also be realised through centralised 
networks. The consolidation of these 
building-wide systems will minimising 
environmental impact, installation costs, 
and significantly reduce ongoing running 
costs for residents. 

Fossil Fuels – The proposal is for a 
zero fossil fuel design, using solar hot 
water, electric appliances, and passive 
design strategies to achieve practical and 
comfortable living conditions. 

Passive Design – North-facing 
apartments are recessed behind 
balconies to minimize summer solar 
heat gain and shield apartments from 
harsh summer sun. Winter daylight 
will penetrate deep into the interior of 
the floor plates by way of balconies and 
internal light courts. Openings to the 
East and West draw in cooling breezes 

Basix Targets – Through the strategies outlined above, the proposal will achieve 
the target of 50% reduction against NSW Benchmark Consumption for energy and 
water. Additionally, the proposal will use water saving fixtures and fittings as well as 
energy efficient lighting, air conditioning, lifts, and appliances to minimize water and 
energy loads. Carefully considered passive design solutions will contribute to thermal 
comfort, minimizing the need for mechanical heating and cooling. Landscaping that 
includes low-maintenance and local indigenous plants will minimize water use and 
create a robust native landscape. The refuse of the building will be collected, sorted and 
recycled appropriately. The project will endeavour to reuse and recycle as much of the 
demolition, excavation and construction materials as possible. The proposal meets and 
responds to the requirements of the flood protection levels.

Green Transport Plan – A Green 
Transport Plan will be designed to 
encourage and facilitate sustainable 
transportation for each resident of the 
building. This will include bike parking 
for 300 bicycles, or 2 minimum per 
dwelling. As part of the Green Travel 
Plan, The Body Corporate agreement will 
provide annual memberships to a car 
share, and a minimum of five car share 
spots on site. 

Rainwater Collection – All rainwater on 
site will be captured and stored in water 
tanks located on the roof. These water 
tanks will be plumbed to garden taps and 
landscape irrigation to support public 
and private gardens throughout the 
development. 

18 Huntley Street, Alexandria – NSW Page 17

Environment
ESD Targets

Solar – A 50KW Solar PV array will be 
installed on the rooftop and oriented 
north to generate electricity for 
community spaces and public lighting. 
Low-energy lighting will be specified 
throughout the building. Solar hot water 
and a packaged heat pump boost will 
also be installed on the rooftop of the 
development.

Smart Building Systems - Integrated 
building systems such as heating, 
cooling, and hot water will be designed 
to respond to the environmental 
conditions of the site.  Internet and 
communications infrastructure will 
also be realised through centralised 
networks. The consolidation of these 
building-wide systems will minimising 
environmental impact, installation costs, 
and significantly reduce ongoing running 
costs for residents. 

Fossil Fuels – The proposal is for a 
zero fossil fuel design, using solar hot 
water, electric appliances, and passive 
design strategies to achieve practical and 
comfortable living conditions. 

Passive Design – North-facing 
apartments are recessed behind 
balconies to minimize summer solar 
heat gain and shield apartments from 
harsh summer sun. Winter daylight 
will penetrate deep into the interior of 
the floor plates by way of balconies and 
internal light courts. Openings to the 
East and West draw in cooling breezes 

Basix Targets – Through the strategies outlined above, the proposal will achieve 
the target of 50% reduction against NSW Benchmark Consumption for energy and 
water. Additionally, the proposal will use water saving fixtures and fittings as well as 
energy efficient lighting, air conditioning, lifts, and appliances to minimize water and 
energy loads. Carefully considered passive design solutions will contribute to thermal 
comfort, minimizing the need for mechanical heating and cooling. Landscaping that 
includes low-maintenance and local indigenous plants will minimize water use and 
create a robust native landscape. The refuse of the building will be collected, sorted and 
recycled appropriately. The project will endeavour to reuse and recycle as much of the 
demolition, excavation and construction materials as possible. The proposal meets and 
responds to the requirements of the flood protection levels.

Green Transport Plan – A Green 
Transport Plan will be designed to 
encourage and facilitate sustainable 
transportation for each resident of the 
building. This will include bike parking 
for 300 bicycles, or 2 minimum per 
dwelling. As part of the Green Travel 
Plan, The Body Corporate agreement will 
provide annual memberships to a car 
share, and a minimum of five car share 
spots on site. 

Rainwater Collection – All rainwater on 
site will be captured and stored in water 
tanks located on the roof. These water 
tanks will be plumbed to garden taps and 
landscape irrigation to support public 
and private gardens throughout the 
development. 

SOLAR -
A target 25-30 kW Solar PV array will be 
installed on the rooftop to generate electricity for 
community spaces and public lighting, lifts, car 
park ventilation and common services area. 

Key design principles
ESD
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Community

Connected Communities
Landscape

Design With Country

Key design principles
communit y
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Landscape 
contextual Alignment

ALIGNMENT 

•	 The landscape DA report acknowledges that the a Landscape masterplan was submitted and 
approved with conditions under a FEAR.  

•	 The landscape design will address Cause 9 including details on species , materials & landscape 
treatment, Ubran element & soil depths/Volumes.  

•	 Arrangement and Access to the through site link which demonstrates the link to be no narrower 
than 5m at the Mann Street.

•	  Demonstrate all Public Areas will be all abilities accessible 

•	 Incorporation of the public art where necessary 

•	 Incorporation of landscaping for wind mitigation. 

ALIGNMENT 

•	 The Landscape design recognises the significates of the recently upgraded Leagues Club field 
and its cultural and landscape contribution to Gosford. The design intends to embrace the 
landscape themes and values with oppertunities to carry on the First Nations seasonal landscape 
and public art journey from river to ridge through the site. 

26-32 MANN STREET MASTRERPLAN GOSFORD LEAGUES CLUB FIELD 
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26-30 Mann Street  
sets  a  new benchmark 
for  communal  l iv ing. 
The landscape design 
wi l l  create  a  strong 
connec t ion to  the 
adjoining Leagues 
Club Fie ld,  embracing 
and cont inuing the 
I ndigenous charac ter 
f rom the park  up 
through into the towers 
landscape.

Landscape 
Vision
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CONNECTED 

Drawing upon inspiration from the local 
character and culture of the Gosford region,  
a strong sense of connection from ocean to 
mountains is fostered and celebrated. 

Connection to country

INTEGRATED

Materiality and amenities connect with the 
local character of the foreshore park

connecting to the park

SOCIAL

A diverse offering of best practice communal 
open space that is tailored to individual 
groups, whilst remaining adaptable and 
flexible to changing needs.

Genuine, social places for all

COMFORTABILITY

The primary objective for all external spaces 
is environmental comfort - how it feels to be 
there throughout the year, day and night.

Year round environmental 
comfort

DIVERSITY

Exploring and maximising the placemaking 
potential of the communal areas, focused 
on creating a diversity of active and passive 
spaces connected through the landscape.

maximising the communal 
experience

Landscape
place Principles
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Communal open space 

Creating a benchmark in communal living through alfresco dining and quality outdoor 
kitchen facilities. These areas are an attractive gathering space year round, maximising on the 
breathtaking views of  Brisbane waters.

Social gathering spaces to enjoy uninterrupted views of the sunset over the Brisbane Waters and 
newly renovated Gosford park. 

OUTDOOR KITCHEN & ALFRESCO DINING 
FACILITIES

SOCIAL SUNSET GATHERING
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Communal open space 

The bushtucker and bee garden will promote biodiversity and facilitate a connection to country 
through the use of indigenous bushtucker planting. These gardens will be a place to learn about 
the rich history of the Darkinjung people, to connect to nature and harvest herbs.

Refreshing the notion of working from home by moving the ‘workspace’ from inside, out. Nestled 
amongst lush planting, this covered outdoor working facility offers access to power, natural light 
and fresh air.

BUSHTUCKER & BEE GARDENS OUTDOOR WORK SPACE
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Communal open space 

A quiet place for people to retreat, relax with a cup of coffee or read  in the morning sun. The 
deck is a multifunctional space offering a variety of activities both morning and night including 
sunrise yoga and night time open air cinema viewings.

Apartment residents crave outdoor green communal spaces, the open green space provides the 
opportunity for children to run and puppies to play within proximity to adjoining communal 
facilities. Sun beds surrounding the grass offer a place to unwind and relax in the sunshine. 

MORNING SUN DECK REPLACING THE BACKYARD
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Season Journey from OCEAN TO MOUNTAINS
Drawing inspiration from the local character and culture of the Gosford region,  a strong 
sense of connection from Ocean to mountains is fostered and celebrated. The Idigenous 
planting character of Gosford park is seamlessly integrated into the podiums and rooftops, 
creating a destination enriched with Darkingjung tradition.

Landscape Principles
Connecting to country
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M ATERIAL       PALETTE    

timber & CONCRETE BLEACHER SEATS (BS2)

CONCRETE UNIT PAVING - SANDSTONE 
COLOUR (p2) 

SANDSTONE BOLLARDS (B1)

CONCRETE UNIT PAVING (p4) FEATURE SANDSTONE  PAVEMENT w/ GRAVEL 
EDGE (p5)

GRAVEL EDGING (G1)

POT PLANT GREENING CONCRETE RETAINING WALLS (W1)

CORTEN STEEL RETAINING WALL (W2)

BIKE RACKS (BR) SANDSTONE BLEACHER SEATING (BS1)

Furniture & Fixtures

Paving

wallS

MOVABLE SEATING

rooftop lounge & firepit
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G r o u n d  FLOOR     l a n d s c a p e  p l a n
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26-30 MANN ST,  GOSFORD  |  LANDSCAPE DA PREPARED BY TURF DESIGN STUDIO ISSUE A - MARCH 2021 L-DA-17

GROUND FLOOR
LANDSCAPE PLAN

Site boundary

Existing insitu concrete paving

Concrete unit paving

Planting

Concrete stairs

Sandstone bleacher seating w/ integrated planting

Concrete wall

Sandstone bollard

Sandstone bollard - existing

Concrete bleacher w/ timber top

Integrated timber seating w/ backrest

Bike rack

P1

P2

SF1

BS1

W1

B1

B1E

BS2

S1

BR

SCALE - 1:250 @ A3

0                                           2.5 5m

LEGEND

NOTE: Refer to planting pallette for species

Site boundary

Concrete unit paving

Planting

Concrete stairs

Sandstone bleacher seating

Concrete wall

Sandstone bollard

Sandstone bollard - existing

Concrete bleacher w/ timber top

Integrated timber seating w/ backrest

P2

SF1

BS1

W1

B1

B1E

S1

S2

LEGEND



t h r o u g h  s i t e  l i n k 

1

1

1

2

2

3
3

1

2

3

4

Key

Bleacher seating with integrated planting

6m wide steps w/central handrail

Feature sandstone paving

Integrated timber seating in planting
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PODIU     M  LANDS     C AP  e  PLAN  

1

2

3

4

5

6

7

8

9

10

11

12

Key

Flexible gathering area

Integrated timber seating

Flexible deck space

Outdoor Office 

Bush tucker garden 

Sandstone seating 

Fire stair access path

Concrete pavement

Paving with gravel edge

Coloured ballast

Private open space

Glass balustrade

NOTE: Final layout of bush tucker garden 

to be developed in colaboration with 	

appropriate Indigenous consultant.
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ROOFTOP       LANDS     C APE    p l a n

1

2

3

4

5

6

7

Key

Flexible furniture

Lounge space & fire pit

Concrete paving

Growing garden

Integrated timber seating

Sunbathing lounges

Artificial turf

central coast quarter

gosford

06.12.2021
Page 62

DKO Architecture sh gosford 
residential pty 
ltd

design report



Streetscape
Podium

Tower Form
Materiality

Architecture
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Key design principles
architecture
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Architecture
built context
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Architecture - Podium
Previous Schemes
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32 Mann Street Gosford
Development Summary
Site Area (Stage 1): 3010 sqm
Max GFA (FSR 3.5:1) :1

Current 8/20/2021

Unit Type 1B 2B 3B PH(4B) Subtotal
Target Sizes 50 70-85 95-110 130+ m² m² m²

N/A
Ground Level 315 0 423
Level 1 0 0
Level 2 3 2 5 229 349 658
Level 3 3 2 5 77 348 511
Level 4 (podium) 7 7 601 681
Level 5 7 7 580 656
Level 6 7 7 580 656
Level 7 7 7 580 656
Level 8 7 7 580 656
Level 9 7 7 580 656
Level 10 7 7 580 656
Level 11 7 7 580 656
Level 12 7 7 580 656
Level 13 1 5 1 7 577 653
Level 14 1 5 1 7 577 653
Level 15 1 5 1 7 577 653
Level 16 1 5 1 7 577 653
Level 17 1 5 1 7 577 653
Level 18 1 5 1 7 577 653
Level 19 1 5 1 7 577 653
Level 20 1 5 1 7 577 653
Level 21 2 0 2 258 287
Level 22 2 0 2 258 287
Level 23 2 0 2  258 287
Level 24 1 1 251 278
Roof Level

Subtotal 14 107 14 1 136
Achieved Unit Mix 10% 79% 10% 1% 100%
Target Mix (St Hilliers) 15% 75% 10% 100%

GFA Retail Total 621

NSA Total 11579

GFA Total 13884

GBA Total

Residential Accessible Visitor Retail Total Visitors TOTAL
Level Ground 4 2 15 15 36 10
Level 1 38 3 10 0 51 1/12 unit 63
Level 2 44 7 0 0 51
Level 3 40 5 0 0 45
Total 126 17 25 15 183

1/200m² GFA (Employees)Bicycle
Motorcycle

 Residential
1/25 Spaces

LE
VE

LS

Stage 1 *GFA Retail *NSA *GFA

1/750m² GFA (Visitors)

Retail
1/15 unit 
1/3 unit


