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Objective 6
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Objective 7
Better Look 
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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

GANSW states ‘Good design is not just how a place looks, but how 
it works and feels for people. Good design creates better places that 
in turn maximise public value and contribute to the wellbeing of 
individuals and the community’.

The proposed design seeks to address the 7 objectives of the “Better 
Places”. This document justifies and benchmarks the design against 
these objectives.
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Objective 7
Better Look 

and Feel

The following table links the requirements, or 
broad subject headings, outlined in the State 
Design Review Panel with the objectives of the 
“Better Places” document. Whilst the objectives 
are concise we do note that there are overlapping 
components.

Streetscape

Communal Open 
Space

Form & Mass

Architecture

Aboriginal Cultural 
Heritage

Sustainability & 
Environmental Aspects



Objective 1. Better Fit
Contextual, local and of its place

Good design in the built environment is informed by and 
derived from its location, context and social setting. It 
is place-based and relevant to and resonant with local 
character, heritage and communal aspirations. It also 

contributes to evolving and future character and setting.

Key Points
- Understanding of site constraints and opportunities

- Understanding of the historical context
- Study of the Redfern context to draw inspiration and 

set framework for contextual design response
- Podium massing and articulation response

- Incorporation of Aboriginal Cultural Heritage
- Tower massing and articulation response

The built environment should be welcoming and 
aesthetically pleasing, encouraging communities to 

use and enjoy local places. The feel of a place, and how 
we use and relate to our environments is dependent 
upon the aesthetic quality of our places, spaces and 

buildings. The visual environment should contribute to 
its surroundings and promote positive engagement

Objective 7. Better Look and Feel
Engaging, Inviting and attractive
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Summary

Two main constraints

. Sun access 

. Noise impact 
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The Redfern context is rapidly changing with gentrification of older building and an increased 
density in the form taller multi residential building. The immediate context between Gibbons Street 
and Regent Street is also quickly changing with a number of new buildings recently completed and 
under construction. The site itself is constrained due to the adjacent built form with limited solar 
access available from the north and east. Solar access is available from the west but Gibbons street 
and the train line presents an acoustic challenge. The design seeks to address these constraints.
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objective 1. better fit
HISTORICAL CONTEXT

Meeting Place
An area of wetlands with abundant resources on the edge of 
a great hunting ground and a central position between three 

main Aboriginal groups (Gadigal, Bidjigal and Wangal). 
Also an important corridor for indigenous communities for 

both trade and movement

Transport Hub
Integrated Transport

Given the age and nature of the housing complexes 
within the surrounding context, there are challenges 

with amenity, safety and connectivity between 
residents.

The proposed development demonstrates that diverse and 
affordable housing will continue to be a part of the area,  

establishing a new benchmark for high rise social housing 
that priorities having a positive impact on the lives of 

residents and facilitating community living.

Connected Routes

Redfern Streetscape Study
The architectural language of the articulated podium is 

inspired by the Redfern context at street level.

As part of the contextual analysis we have 
sought to delve into the past. The site has 
an indigenous history as well as a post 
settlement history. The site has always been 
well connected to the rail network, since the 
first station opened in 1876. In more recent 
times there have been numerous social 
housing insertions into the broader Redfern 
context, these have mostly been poorly 
designed or executed. 

The advent of the Waterloo station 
masterplan will again rapidly change the 
Redfern context. The design seeks to draw 
upon the Redfern context, pre-settlement, 
post settlement and also looks to the future 
locality.
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objective 1. better fit
contextual study

Brick Depth

Clear
Delineation

of Form

Variation in 
shopfronts

Diversity

The current built form context is eclectic and 
varied. As part of the design analysis we have 
sought to draw inspiration from the vast, diverse 
and varied built form.
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objective 1. better fit
podium response

Delineation / Breakup of street wallPodium Alignment with Street Edges

and further podium setback from William Lane

Varied Height Streetscape Amenity / Program Driven Articulation

The built form approach to the podium draws 
inspiration from the immediate context by 
aligning with the street edges, not unlike the 
built form on Regent and Redfern streets. The 
podium is articulated in a series of vertically 
proportioned elements, reminiscent of the shop 
fronts in the immediate context. 

And finally the programme of the building is 
expressed in the façade. Elements such as the 
entrance, the community hub and the  communal 
garden all expressed.
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objective 1. better fit
gibbons st streetscape

The programme of the building is expressed 
in the façade. The materials of the podium 
façade are robust. Brickwork, and its sculptural 
qualities are expressed in a contemporary 
manner in the façade.
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objective 1. better fit
aboriginal cultural heritage

Boomali Aboriginal Artists Cooperative 
(Boomali). Artist Joe Hurst.

As part of the design excellence process SGCH have 
sought to incorporate the unique heritage and cultural 
values of the local Aboriginal community into the design 
of the building and its landscaping. 

Our design objectives for this project are to incorporate:
- A response to local Aboriginal culture and heritage 
through the design of the development
- Architectural/built design elements on ground level, 
where people are interacting with the building
- External surfaces which are visible and welcoming, 
with the objective of achieving connectivity with the 
community.

During our stakeholder engagement the key stories and 
themes that resonated with our vision and purpose were:
- The area is in a key position between the lands of three 
main groups - the Gadigal, Bidjigal and Wangal 
- The area borders both wetlands and woodlands with 
an abundance of resources and water sources – a true 
meeting place
- The opportunity for the local community to reconnect 
with Redfern.

The concept we have decided to progress to detailed 
design reflects the waterways and gathering activities of 
the past and this area as a meeting place.  This concept 
resonates with our objective of connecting with the local 
community and providing great places for everyone. 

Two integrated works are proposed based on the above 
concept to connect the development with its aboriginal 
cultural heritage and activate the locality, making 
interactions with the street and the public domain more 
enjoyable.

11 Gibbons Street, Redfern 
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6.0 APPENDIX A 

 

 

  

Proposed concept design which will be further 
progressed
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objective 1. better fit
aboriginal cultural heritage

Part of the indigenous study included broad principles about 
locations of potential public art. Location 1 will included a soffit 
mounted artwork, visible from the public domain and potentially 
illuminated. Location 2 will include a paved ground plane, helping 
tie the external forecourt to the internal lobby spaces.

DKO Architecture (NSW) Pty Ltd
119 Redfern Street
Redfern, NSW 2016
T +61 2 8346 4500
info@DKO.com.au
www.DKO.com.au
ABN: 81956706590

© DKO Architecture (NSW) Pty Ltd
Except as allowed under copyright act, no part of this
drawing may be reproduced or otherwise dealt with
without written permission of DKO Architecture.
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Maximum building envelope Building Mass Articulation Chamfering corners for solar access

Aligning Tower Form to Site Angles 

Defining program of building
Varied Height to Tower Silhouette

Level 17 COS located between units to provide wind protection

Final articulation to tower and podium

objective 1. better fit
tower massing & articulation response

The built form approach to the tower 
component of the building seeks to 
address constraints imposed from 
surrounding development, wind and 
solar access. 

Initially the site was broken into three 
masses to deal with proportions dictated 
by site dimensions and planning controls. 
Furthermore the tower was sculpted 
to reduce wind velocity, to provide 
occupants within the building with 
greater comfort and amenity. Finally 
the balconies were cranked to obtain 
maximum solar access and views.
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The selection of materials represents a desire for 
a contextual look for the project with the use of 
brick and concrete. The materials of the facade 
are inherently robust and durable and require 
minimal maintenace through its lifecycle.

The podium architecture presents a sense of 
tactility and fine grain at the human scale, and 
the geometries of the precast concrete towers 
are expressed in a pure, simple manner with 
facade articulation that is driven by function and 
amenity.

objective 7. better look and feel
materiality



Environmental sustainability and responsiveness is 
essential to meet the highest performance standards 
for living and working. Sustainability is no longer an 

optional extra, but a fundamental aspect of functional, 
whole of life design.

Objective 2. Better Performance
Sustainable, adaptable and durable

Key Points
- No car parking in development

- NatHERS rating 8.3 stars
- 50kW peak rooftop solar PV system to serve common 

area power loads
- Embedded network

- Exceeding BASIX requirements
- 25kL Rainwater tank for reuse in irrigating landscaping 

with COS areas
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objective 2. better performance
overview

The design seeks to address Better 
Performance in a number of ways. 
Sustainable design is integral to the design 
approach. 

Northrop were engaged to advise how 
ESD initiatives could be incorporated to 
achieve SGCH’s commitment to creating 
sustainable affordable housing. The 
building has been designed to achieve an 
average of 8.3 star Nathers Rating across 
all dwellings. 

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. 

On-Site Renewable Energy

The development aims to reduce carbon 
emissions from the building’s operational 
energy through the inclusion of an on-site 
solar PV system. On site renewable energy 
will be produced from a solar PV array of 
up to 50kW installed on the roof. With a 
predominately north orientation, a 50kW 
system is expected to have an average annual 
electricity production of 71.3 MWh, enough 
to power common areas of the building.

Embedded Electricity Network

An embedded electricity network will help 
to maximise the economic sustainability 
and security of energy use of the building. 
Embedded networks aggregate a building’s
energy consumption to a single metered 
grid connection, with sub-meters available 
to measure individual tenant’s energy 
consumption.

Passive Solar Design

Passive solar design principals have been 
incorporated into the development to 
further reduce heating and cooling loads 
on individual units without compromising 
on daylight levels. Large balcony overhangs 
create effective horizontal shading devices 
which exclude summer sun, while careful 
orientation still allows afternoon winter sun 
to penetrate the dwellings.

Improved NATHERs Rating

The development will provide  an 8.3 Star 
average NatHERS rating across all dwellings. 
By targeting a higher NatHERS rating, 
heating and cooling loads for individual 
units will be lowered to result in improved 
thermal comfort, lower emissions and lower 
energy costs for tenants. These initiatives are 
estimated to save each dwelling $900 a year.

Sustainable Transport

Occupant transport is large contributor to a 
building’s overall environmental footprint. 
The proximity of Redfern Train Station gives 
the site the highest Green Star Accessibility 
Rating, meaning more than 15% of the 
Greater Sydney population can reach the site 
within 45 minutes or less. The use of public 
transport is encouraged through no 
onsite parking and provision of bike 
parking.

Water Efficiency

4 Star WELS ratings are used for taps and WCs. 
Separate mains potable water connections 
are provided to each dwelling and a 25 kL 
rainwater tank is provided to reuse root water 
and irrigate common area landscaping. 



The design of the built environment must seek to 
address growing economic and social disparity and 

inequity, by creating inclusive, welcoming and equitable 
environments. Incorporating diverse uses, housing types 
and economic frameworks will support engaging places 

and resilient communities

Objective 3. Better for Community
Inclusive, Connected and Diverse

Key Points
- Housing Solutions for people in need

- A balanced mix of social and affordable housing
- Inclusive, safe spaces that encourage community 

building actiivities
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objective 3. better for community
sustainable housing solutions

- Homelessness
- Aboriginal and Torres Strait Islander People
- Older, Single Women
- Women with children experiencing domestic and family violence

- The Social Housing target groups identified above, where affordable housing 
is the most appropriate housing type
- People currently working in or with a connection to City of Sydney
- A sustainable mix of low and moderate income households.

Target Social Housing Groups

Target Affordable Housing Groups

People with
DisabilityFrail AgedActive Seniors

People with Mental
Illness

Older age group with high
mobility and community
involvement

Old age people that
require daily support and
care

People with disabilities
that can severely limit
daily life, often with
special functional needs

More detail on

• Demographic profile

• Residential situation

• Safety net needs and quality of
life opportunities

 Can be various ages
 Unable to work
 Likely long term residents
 Likely to need complex

support and care
 Often require live in care or

have special medical needs

People with severe,
persistent mental illness
and complex needs – e.g.
depression, anxiety,
personality disorder

 Various ages
 Unable to work or cant

work regularly
 Likely to require support
 May have experienced

homelessness
 Likely long term residents

More detail on

• Demographic profile

• Residential situation

• Safety net needs and quality of
life opportunities

 Single and couples
 Over 55 years and many

over 65
 Can be multigenerational

households
 Likely long term

residents

Sometimes require live in care or have
special medical needs

More detail on

• Demographic profile

• Residential situation

• Safety net needs and quality of
life opportunities

 Generally over 80 years
 Can be multigenerational

households
 Possibly with live-in carers
 Likely long term residents

More detail on

• Demographic profile

• Residential situation

• Safety net needs and quality of
life opportunities

singlemulti
gen

singlesingle single +
carer

Meet Ivanhoe's SOCIAL SAFETY-NET housing residents…

couples multi
gen

single +
carer

multi
gen

single +
carer

Singles U/25 - Leaving
Out of Home Care

Currently
Unemployed

Singles U/25 -
Homeless Or At Risk

Families With
Children

Singles U/25 -
With Disability

Families with single or
coupled parents, some
who have experienced
domestic violence

Young people with
transient lifestyle and
low/no income, or at risk
of homelessness

Young people who are
unable to live with their
family, often the subject of
neglect and abuse

Singles and couples that are
looking for work

More detail on

• Demographic profile

• Residential situation

• Pathways and social infrastructure
needs

 Likely medium term
residents






More detail on

• Demographic profile

• Residential situation

• Pathways and social
infrastructure needs

 Have an evolved need for
independent living

 Likely to be short to
medium term residents

 Referred by Out Of Home
Care (OOHC)

Young people with
disabilities and able to work

 Able to work, likely with
support

 Single households
 Likely long term residents
 Dwellings may require

modification

More detail on

• Demographic profile

• Residential situation

• Pathways and social
infrastructure needs

 Could be singles or
couples

 Likely short term
residents

 Various ages
 Not working regularly

More detail on

• Demographic profile

• Residential situation

• Pathways and social
infrastructure needs

 Likely to be short to
medium term residents

 Most searching for
employment and skills
opportunities

 Referred by specialist
homelessness services

More detail on

• Demographic profile

• Residential situation

• Pathways and social
infrastructure needs

singlesinglesinglesinglesingle +
children

share
singles

Meet Ivanhoe's SOCIAL OPPORTUNITY housing residents…

couple +
children

couples

Singles U/25 - Leaving
Out of Home Care

Currently
Unemployed

Singles U/25 -
Homeless Or At Risk

Families With
Children

Singles U/25 -
With Disability

Families with single or
coupled parents, some
who have experienced
domestic violence

Young people with
transient lifestyle and
low/no income, or at risk
of homelessness

Young people who are
unable to live with their
family, often the subject of
neglect and abuse

Singles and couples that are
looking for work

More detail on

• Demographic profile

• Residential situation

• Pathways and social infrastructure
needs

 Likely medium term
residents






More detail on

• Demographic profile

• Residential situation

• Pathways and social
infrastructure needs

 Have an evolved need for
independent living

 Likely to be short to
medium term residents

 Referred by Out Of Home
Care (OOHC)

Young people with
disabilities and able to work

 Able to work, likely with
support

 Single households
 Likely long term residents
 Dwellings may require

modification

More detail on

• Demographic profile

• Residential situation

• Pathways and social
infrastructure needs

 Could be singles or
couples

 Likely short term
residents

 Various ages
 Not working regularly

More detail on

• Demographic profile

• Residential situation

• Pathways and social
infrastructure needs

 Likely to be short to
medium term residents

 Most searching for
employment and skills
opportunities

 Referred by specialist
homelessness services

More detail on

• Demographic profile

• Residential situation

• Pathways and social
infrastructure needs

singlesinglesinglesinglesingle +
children

share
singles

Meet Ivanhoe's SOCIAL OPPORTUNITY housing residents…

couple +
children

couples

Active Seniors Families with Children

Low income
Workers

Moderate
Income WorkersSocial Housing Exits

Have advanced from
social support to a higher
level of independence

Semi skilled & skilled
workers in households
earning around the Sydney
median wage of $75,000
per annum

Likely to work locally or travel by
public transport

May have other local connections
such as family.

More detail on

• Demographic profile

• Residential situation

• Employment and skill
development needs

 Singles, couples and
families

 Very low and low income
households circa $32k -
$38k pa

 Likely short to be medium
term residents

 Singles, couples &
families

 Likely medium term
residents

 Will benefit from evolving
in place

More detail on

• Demographic profile

• Residential situation

• Pathways and social
infrastructure needs

 Singles, couples and
families

 Moderate income
households from $60k -
$90k pa

 Likely short to be medium
term residents

Includes many essential worker
vocations

Likely to work locally or travel by
public transport

May have other local connections
such as family.

More detail on

• Demographic profile

• Residential situation

• Employment and skill
development needs

couples singlesingle couples families

Meet Ivanhoe's AFFORDABLE housing residents…

families

Low and semi-skilled
workers in households
earning around half the
Sydney median wage

single couples families

Low income
Workers

Moderate
Income WorkersSocial Housing Exits

Have advanced from
social support to a higher
level of independence

Semi skilled & skilled
workers in households
earning around the Sydney
median wage of $75,000
per annum

Likely to work locally or travel by
public transport

May have other local connections
such as family.

More detail on

• Demographic profile

• Residential situation

• Employment and skill
development needs

 Singles, couples and
families

 Very low and low income
households circa $32k -
$38k pa

 Likely short to be medium
term residents

 Singles, couples &
families

 Likely medium term
residents

 Will benefit from evolving
in place

More detail on

• Demographic profile

• Residential situation

• Pathways and social
infrastructure needs

 Singles, couples and
families

 Moderate income
households from $60k -
$90k pa

 Likely short to be medium
term residents

Includes many essential worker
vocations

Likely to work locally or travel by
public transport

May have other local connections
such as family.

More detail on

• Demographic profile

• Residential situation

• Employment and skill
development needs

couples singlesingle couples families

Meet Ivanhoe's AFFORDABLE housing residents…

families

Low and semi-skilled
workers in households
earning around half the
Sydney median wage

single couples families

Skilled Workers
Low Income 

Workers

Homeless or At Risk of 
Homelessness

Tenure Blind
Affordable/Social Integrated Living

SGCH will develop a local allocation strategy to guide housing allocations to create a sustainable 
and balanced mix of social and affordable housing tenants.
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objective 3. better for community
CONNECTED COMMUNITIES

The communal aspects of this building is the 
heart of this development. The building caters 
for a number of different users, from singles, key 
workers to small families. The community hub 
situated on the ground floor allows occupants to 
gather, learn and integrate with other residents. 
It has been designed to enable SGCH’s tenant 
participation and support services and initiatives 
which include employment, training and 
wellness activities.

The residents common room and children’s 
play area on Level 3 is an active zone that 
provides opportunities for residents to feel part 
of the community. Finally the rooftop garden 
is a passive zone designed to promote more 
intimate gatherings. The scheme even has a bike 
room located on the ground floor for use of the 
building occupants and opportunities to extend 
this to bike sharing for the broader public are 
being explored.
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Rooftop Communal 
Garden

Typical Tower

Podium Communal 
Open Space

Tower Podium

The Bike Hub

Community Hub

Gibbons St

Regent St

M
arian St

Gibbons St Reserve

The Bike Hub

Resident Common Room (Lvl 3)

Community Hub (Ground Lvl)

Rooftop Garden

Kid’s Play Area (Lvl 3)

objective 3. better for community
connected communities
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objective 3. better for community
landscape
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pattern and contrast on the ground
surface
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spaces for gatherings
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Communal Open Space

Residential
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Mulch as specified to
base of tree, finish just
below footpath & kerb

level

Temporary tree guard using three
50x50x1800mm hardwood stakes
at edge of planting pit. Arrange in
triangular form to minimise
conflict with opening car doors.
Remove prior to final tree base
treatment.

50mm x 150mm LOSP treated
pine edging set flush with
adjoining kerb and path

Hardwood stakes as
described above and

hession band stappled to
stake

WSUD OPTION:
Cut 50mm diam. hole at 30-45º
angle towards direction of flow
into gutter and push slotted pipe
into end for passive watering from
stormwater flows

Existing subgrade
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Note- Existing Trees
- Size of tree pit may vary depending on depth of surface
roots or trunk flare of mature trees.
- Paving construction may be altered to accommodate
tree roots at the direction of Council.
- Tree pit surface to be installed level with surrounding
paving, leaving surface roots exposed where necessary.

Containerised street tree as
specified

Grade mulch so that it is kept
clear of the stem collar

Form small bermed dish close to
edge of rootball to facilitate
establishment watering

Soil Mix Type A to a maximum of
200mm depth

Ensure potted soil level and stem
collar is set at kerb level

50mm diameter slotted watering
pipe with geotextile sleeve
around rootball terminating at
surface (or kerb hole if WSUD
option used)

50mm diameter slotted watering
pipe with geotextile sleeve
around rootball terminating at
surface (or kerb hole if WSUD
option used)

Soil Mix Type B

Subsoil drainage to be installed
as per City of Sydney

requirements and determined on
a site by site basis

D-20
© City of Sydney Street Tree Master Plan 2011 -  Adopted 5 December 2011 (Updated 2015)
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mounds, tunnel, balance beam and
timber stumps

Timber teepee

Gathering circle with pebble 'fire' inlay

Precast concrete seating with
composite timber tops

Softfall track with pebble texture inlay

Timber battens fixed to columns. Vine
planting under and encouraged to grow
vertically up columns

Residential  Communal

Open Space

7.65 m2 9.59 m2

2A
A: 72.18 m2 1A

A: 50.82  m2

2B
A: 72.17 m2

1E
A: 58.90  m2

146.08 m2

10.10 m2 10.10 m2

HW HW HW HW

NBNElec C

S
P

G
A

S

BBQ

Awning over
shown dashed

Metal arbour over with vine to reduce
wind issues

Trees to soften built form, providing
vertical interest, wind protection and
shade with native underplanting

Paving in 3 shades of colour defining
individual spaces whilst providing
pattern and contrast on the ground
surface

Raise modular planter boxes with native planting

Cascading foliage to soften the built
form and provide ‘green’ connection to
the street

BBQ, sinks and seating creating social
spaces for gatherings

Precast concrete seating with
composite timber tops

Communal Open Space

Residential

500 1000mm0

1,5
00

centred

Width varies

 Footpath type varies

Mulch as specified to
base of tree, finish just
below footpath & kerb

level

Temporary tree guard using three
50x50x1800mm hardwood stakes
at edge of planting pit. Arrange in
triangular form to minimise
conflict with opening car doors.
Remove prior to final tree base
treatment.

50mm x 150mm LOSP treated
pine edging set flush with
adjoining kerb and path

Hardwood stakes as
described above and

hession band stappled to
stake

WSUD OPTION:
Cut 50mm diam. hole at 30-45º
angle towards direction of flow
into gutter and push slotted pipe
into end for passive watering from
stormwater flows

Existing subgrade
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Note- Existing Trees
- Size of tree pit may vary depending on depth of surface
roots or trunk flare of mature trees.
- Paving construction may be altered to accommodate
tree roots at the direction of Council.
- Tree pit surface to be installed level with surrounding
paving, leaving surface roots exposed where necessary.

Containerised street tree as
specified

Grade mulch so that it is kept
clear of the stem collar

Form small bermed dish close to
edge of rootball to facilitate
establishment watering

Soil Mix Type A to a maximum of
200mm depth

Ensure potted soil level and stem
collar is set at kerb level

50mm diameter slotted watering
pipe with geotextile sleeve
around rootball terminating at
surface (or kerb hole if WSUD
option used)

50mm diameter slotted watering
pipe with geotextile sleeve
around rootball terminating at
surface (or kerb hole if WSUD
option used)

Soil Mix Type B

Subsoil drainage to be installed
as per City of Sydney

requirements and determined on
a site by site basis

D-20
© City of Sydney Street Tree Master Plan 2011 -  Adopted 5 December 2011 (Updated 2015)

PLANT SCHEDULE

140mm nMat Rush 0.6m

n0.4m 200mmCoastal Rosemary

Lomandra longifolia 'Tanika'Llt

Wgb Westringia 'Grey Box'

Tuckeroo 8.0mCan Cupaniopsis anacardiodes 75L y

Common Name HeightCode Botanical Name Pot Size Stake

Trees

Shrubs and Grasses

Lilly Pilly 4.0mAsm Acmena smithii 200mm

Climbers

Sheoak 3.0m

Hvi
Casuarina glauca prostrate ‘Cousin It’

Grey Myrtle 4.0mBmy Backhousia myrtifolia 75L y

Banksia 0.7mBbc Banksia spinulosa ‘Birthday Candles’ n200mm

200mm

Grevillea 0.3mGwd Grevillea ‘Winter Delight’ 200mm

n

n

n

Purple Twining-pea 3.0m
Cci

Hardenbergia violacea 200mm n

Bower Vine 2.0mPpa Pandora jasminoides 'Lady Di' 200mm n

Paroo Lily 0.4mDlj Dianella caerulea ‘Little Jess’ n

Gristle Fern 0.8mBca Blechnum cartilagineum n200mm

300mm nBurrawang 0.6mMacrozamia communisMco

140mm

1
Site Plan
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2
Level 3 Landscape Plan
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Lomandra 'Tanika' Westringia 'Grey Box'

Cupaniopsis anacardiodes

Acmena smithii

Casuarina ‘Cousin It’

Backhousia myrtifolia

Banksia ‘Birthday Candles’ Grevillea ‘Winter Delight’

Hardenbergia violacea Pandora 'Lady Di'

Dianella ‘Little Jess’

Blechnum cartilagineum

Macrozamia communis

Landscape Plan - Level 3

Landscape Plan - Level 17

The general principals cross both level 3 and 
level 17 are consistent. Trees to the perimeters 
of the outdoor space provide vertical interest, 
privacy, wind protection and shade whilst 
contributing a green connection to the street. 
This is further enhanced by the cascading foliage 
falling down the building facades, softening the 
built form. The space is further softened with 
climbing plants, encouraged to grown vertically 
up timber battens fixed to the columns. Precast 
concrete seating with composite timber tops 
are arranged in clusters to encourage group 
gatherings whilst individual seats allow areas 
for quiet reflection and a more passive use of the 
space. Use of primarily an indigenous and native 
palate of plants which reference the Aboriginal 
Cultural Heritage, will provide robust and hardy 
planting.  

At ground level, and in line with Council’s 
street planting requirements, we have provided 
an additional tree on Gibbon’s street which is 
consistent with the existing planting to this 
street. 



The built environment must be designed for people with 
a focus on safety, comfort and the basic requirement of 

using public spaces. The many aspects of human comfort 
which affect the usability of a place must be addressed to 

support good places for people.

Objective 4. Better for People
Safe, Comfortable and livable

Key Points
- Pedestrian amenity

- Scale of building at street interface that is designed to suit human scale
- Wind impacts addressed

- Variety of communal space offerings for residents
-  Building designed with consideration for security and safety

- Building design that considers residents comfort
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objective 4. better for people
acoustics

Podium

Solid/Glazing to Bedrooms

Solid brick frame around 
balconies to wintergardens

Upper Tower 

Solid  : Glazing to Bedrooms

600mm solid upturn balustrade to 
balconies

Lower Tower 

Solid  : Glazing to Bedrooms

1100mm solid upturn balustrade to 
balconies

The site is constrained acoustically with 
significant road noise to the west from Gibbons 
Street and the rail network. 

Noise impacts have been addressed in the design 
through the incorporation of additional solid 
elements and double glazing where required by 
the acoustic modelling.

The future built form to the east will 
substantially protect the Eastern façade from 
the road noise on Regent street. The western 
façade responds to the road noise by increasing 
the amount of solid façade, at the base of the 
building where the noise is most significant and 
opens up the façade at the top of the building 
where noise is less of an issue.
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objective 4. better for people
wind

Part of the design response included detailed 
wind modelling of the façade and built form. 
The outcome of the modelling drove the design 
outcome in a number of ways. A  continuous 
awning along the Gibbons street façade is 
proposed to ensure safety and comfort levels are 
maintained to pedestrians.

The façade elements and balcony projections 
to the tower itself are curved to reduce wind 
velocity, again ensuring occupant and pedestrian 
comfort. The roof level communal open space 
has been cleverly positioned to ensure protection 
from the southerly winter winds. The design 
submission includes a detailed wind report 
outlining the findings.

Westerly Winds

(Winter)

Southerly Winds

(All Year)

North Easterly Winds

(Summer)

Ground

Tower
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Addition of Roof 
on Level 17 COS

Addition of awning 
on Level 3 COS

Extension of awning on 
ground facing Gibbons St

A number of features have been implemented 
into the design to minimise wind impact on the 
building. 

Some of these include extra awning at level 3 and 
roof additions on Communal Open Space areas.

- Curved edges to reduce velocity of wind

- Layout of apartments to sheild balconies from 
the southerly winds

- Podium and street level awning to reduce 
impacts of downdrafts from the tower

- Higher balustrades on level 3 and incorporation 
of dense landscaping to improve the comfort of 
the Communal Open Space areas.

objective 4. better for people
additions to reduce wind impact
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objective 4. better for people
natural ventilation strategies

Option 2
Option 2 looked at individual exhaust chimneys 
which essentially failed from a compliance point 
of view with the major issue being fire projection 
of the duct itself and the ongoing need for 
maintenance of fire dampers and the like.

Option 1
Option 1 examined an external  thermal 
chimney approach whereby windows opened 
onto vertically glazed atrium space. There were 
inherent issues with the compliance, from a 
fire engineering point of view, cost of such a 
large component of façade and noise between 
occupants within the atrium space.

Option 3
Option 3 examined an open corridor scenario 
which overcame the compliance issue but had 
major cost and social implications. Essentially 
every wall in the building with this option would 
be required to be treated as an external wall, 
something which was incredibly cost inefficient. 
There were also perceived social issues with 
this option as it resulted in spaces where people 
could loiter, failing CPED requirements.

There is a direct conflict between the acoustic 
constraint on Gibbons street and the need 
for natural ventilation. Essentially openable 
windows will negate the acoustic requirements 
of the ADG and Infrastructure SEPP. Part of 
the design approach was to examine a series of 
different strategies to deal with this constraint. 
In simple terms these all revolved around 
allowing openable windows in quieter parts of 
the building. All of these options have inherent 
issues with fire and noise compliance, occupant 
comfort or social ramifications.

Compliance                  X
Social                                 V
Cost                                    X
Inter-Tenancy Noise       X	
	

Compliance                  X
Social                                 V
Cost                                    V
Inter-Tenancy Noise       V
                     

Compliance                  V
Social                                 X
Cost                                    X
Inter-Tenancy Noise       X
                      

In the process of resolving cross 
ventilation, we have tested all potential 
opportunities on natural ventilation 
strategies. However, these options 
have identified issues relating to 
options of inter-tenancy acoustic, fire 
compliance, social and cost issues. 

As a result, the proposal looks to 
address acoustic and pollutant air 
issues through a mechanically assisted 
system. Units will still have openable 
windows to allow in fresh air.

Option 1

Option 2

Option 3

Chimneys Chimneys
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objective 4. better for people
particulate matter
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Part of the requirements of the Infrastructure 
SEPP was to deal with the pollutant levels, 
particularly along Gibbons street. With this in 
mind we have sought to include winter gardens 
to protect the lower two floors of the building. It 
is important to note that after 10m the pollutant 
levels substantially drop, and open balconies 
have been incorporated on the upper levels.
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objective 4. better for people
solar

As previously outlined the façade has been 
carefully crafted to maximise the solar access to 
the western façade, but has also sought to deal 
with the western sun from a solar protection 
point of view.

21 st June 1pm Gibbons S
tre

et

Gibbons S
tre

et

Gibbons S
tre

et

Gibbons S
tre

et

Opportunity - Winter Sun 
Maximised through plan geometry and orientation
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objective 4. better for people
passive surveillance

Project  
00011929

Passive Surveillance to William LaneThe broader context of the block between Regent 
Street and Gibbons Street seeks to ensure 
William Lane is an activated through link. The 
proposal activates William lane with a bike hub 
and wraps the commercial component which 
also fronts Marion street. The eastern alignment 
of William lane is also setback to allow for 
pedestrian activity, safety and greater passive 
surveillance of the laneway.



Having a considered, tailored response to the program 
or requirements of a building or place, allows for 

efficiency and usability with the potential to adapt to 
change. Buildings and spaces which work well for their 

proposed use will remain valuable and well-utilised.

Objective 5. Better Working
Functional, efficient and fit for purpose

Key Points
- Building designed to facilitate SGCH operations and vision and 

ensure we are a visible presence in the community
- Inclusion of a community hub in a prime, visible location of the site

- Openess at entry to be inviting and welcoming
- Variety of apartment typologies provided



Good design generates ongoing value for people and 
communities and minimises costs over time. Creating 
shared value of place in the built environment raises 

standards and quality of life for users, as well as adding 
return on investment for industry

Objective 6. Better Value
Creating and adding value

Key Points
- 8.3 Star NatHERS

- Combined ESD initiatives are estimated to provide 
significant cost savings for each dwelling

- Durable materials for external finishes which require 
low maintenance
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objective 6. better value
sustainable transport & esd initiatives
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option used)
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Subsoil drainage to be installed
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requirements and determined on
a site by site basis
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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. 

92 Residential Bicycle Spaces and 
dedicated bike workshop

No Car Spaces & No 
basement Level

Potential opportunities for 
partnership with public bike share 

provider

Potential location for
public bicycle share

Bike Hub

Dedicated Bike 
Workshop Area

- No on site parking is proposed given the 
proximity of the site to the train station and 
buses.

- SGCH will encourage cycling as a sustainable 
transport option and have been exploring 
opportunities to partner with a public bike share 
company or charity to ensure a high level of use 
of this area.

The combination of these ESD initiatives 
is estimated to save each dwelling at 
11 Gibbons Street approximately $900 
per year in energy related expenses 
when compared to a typical 2 bedroom 
apartment in this area.
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Note- Existing Trees
- Size of tree pit may vary depending on depth of surface
roots or trunk flare of mature trees.
- Paving construction may be altered to accommodate
tree roots at the direction of Council.
- Tree pit surface to be installed level with surrounding
paving, leaving surface roots exposed where necessary.

Containerised street tree as
specified

Grade mulch so that it is kept
clear of the stem collar

Form small bermed dish close to
edge of rootball to facilitate
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Soil Mix Type A to a maximum of
200mm depth

Ensure potted soil level and stem
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around rootball terminating at
surface (or kerb hole if WSUD
option used)
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pipe with geotextile sleeve
around rootball terminating at
surface (or kerb hole if WSUD
option used)

Soil Mix Type B
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as per City of Sydney

requirements and determined on
a site by site basis
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11 Gibbons St Redfern 
Development Summary

Controls Proposed
Site Area 1578 m²

FSR 7.00
Max. Allowable GFA 11046 m²

ARHSEPP 20% Bonus FSR 8.40 8.39
Max. Allowable GFA 13255 m² 13238 m²

Studio 1 Bed 1Bed+S 2 Bed 3 Bed Dual Key Subtotal NLA NSA GFA
Ground Floor 0 574 760
Level 1 0 2 0 6 1 1 10 803 992 7 4
Level 2 0 2 0 6 1 1 10 803 992 7 4
Level 3 0 3 0 3 0 0 6 50 380 521 3 4
Level 4 0 2 0 4 0 0 6 395 472 3 4
Level 5 0 3 1 6 0 0 10 649 741 7 7
Level 6 0 3 1 6 0 0 10 649 741 7 7
Level 7 0 3 1 6 0 0 10 649 741 7 7
Level 8 0 3 1 6 0 0 10 649 741 7 7
Level 9 0 3 1 6 0 0 10 649 741 7
Level 10 0 3 1 6 0 0 10 649 741 7
Level 11 0 3 1 6 0 0 10 649 741 7
Level 12 0 3 1 6 0 0 10 649 741 7
Level 13 0 3 1 6 0 0 10 649 741 7
Level 14 0 3 1 6 0 0 10 649 741 7
Level 15 0 3 1 6 0 0 10 649 741 7
Level 16 0 3 1 6 0 0 10 649 741 7
Level 17 0 2 1 5 0 0 8 526 609 6
Subtotal 0 47 13 96 2 2 160 624 10695 13238 110 44

Percentage Mix 0% 29% 8% 60% 1% 1% 100% 70% 61%

1 Bed 47 29%
1Bed+S 13 8%
2 Bed 96 60%
3 Bed 2 1%

Dual Key 2 1%
Total Units 160

Cross Vent.

Apartment Mix Breakdown

Solar 
Access
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