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01. PROPOSED CONCEPT 
MASTERPLAN



ENVELOPE PLAN
1. Proposed Concept Masterplan

Auckland
Brisbane
Ho Chi Minh
Melbourne
Perth
Sydney

Project Name 1-5 Nelson Rd, Lindfield

Project Number 13902

Project Address 1-5 Nelson Road
Lindfield NSW 2070

All works to be in accordance with authority & statutory approvals.
Refer to site survey for all information relating to existing site conditions.  
All Boundary information to be confirmed by registered surveyor before commencing 
works on site.   
Refer to Arborist Report and Landscape Documentation for all information relating to 
trees and their retention/removal, and all landscape works. 
Drawings to be read in conjunction with all Specifications and Schedules; all 
specialist consultant documentation; BASIX, NatHERS, Section J Certificates.
Minor changes to building form & configuration may be required after Development 
Consent.  
Do not scale from drawing; figured dimensions only to be used.
Building Contractor to verify all dimensions before commencing work.
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- 

© DKO Architecture (NSW) Pty Ltd. ABN: 81956706590. Except as allowed under copyright act, no part of this drawing may be reproduced or 
otherwise dealt with without written permission. Nominated Architects: Koos de Keijzer 5767 David Randerson 8542
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T +61 2 8346 4500

Envelope Plan

DA200

Drawing Name 

Drawing No. Revision

Drawing Scale 1:200 @ A1

Country Kuringgai

A

Rev Date By Chk Description

A 22/05/2025 DK DF Issue for Concept DA

CONCEPT DA

3
.0

18.0

6.0
3.0

6
.0

6
.0

3
.0

6
.0

3
.0

6
.0

3
.0

1.5
6.0

6m SETBACK

9m SETBACK

6m SETBACK

9m SETBACK

6m SETBACK

9m SETBACK9m SETBACK

6m SETBACK

7
.5

m
 S

E
T

B
A

C
K

6
m

 S
E

T
B

A
C

K

9
m

 S
E

T
B

A
C

K

6
m

 S
E

T
B

A
C

K

9
m

 S
E

T
B

A
C

K

6
m

 S
E

T
B

A
C

K

N
E

L
S

O
N

 
R

O
A

D

6
m

 S
E

T
B

A
C

K

7
.5

m
 S

E
T

B
A

C
K

6m SETBACK

9m SETBACK

6m SETBACK

9m SETBACK

6m SETBACK

9m SETBACK9m SETBACK

6m SETBACK

7
.5

m
 S

E
T

B
A

C
K

6
m

 S
E

T
B

A
C

K

9
m

 S
E

T
B

A
C

K

6
m

 S
E

T
B

A
C

K

9
m

 S
E

T
B

A
C

K

6
m

 S
E

T
B

A
C

K

RL 110.95

RL 107.3

RL 97.85

RL 78.85

RL 107.3

RL 104.15

RL 94.7

RL 110.25

RL 107.8

RL 97.85 RL 94.7

RL 91.55

4.57m - 3.2m WIDE EASEMENT

1
.2

m
 W

ID
E

 E
A

S
E

M
E

N
T

1m WIDE EASEMENT

6dko.com.au 1-5 Nelson Road, Lindfield, NSW 6dko.com.au



ELEVATIONS
1. Proposed Concept Masterplan

Auckland
Brisbane
Ho Chi Minh
Melbourne
Perth
Sydney

Project Name 1-5 Nelson Rd, Lindfield

Project Number 13902

Project Address 1-5 Nelson Road
Lindfield NSW 2070

All works to be in accordance with authority & statutory approvals.
Refer to site survey for all information relating to existing site conditions.  
All Boundary information to be confirmed by registered surveyor before commencing 
works on site.   
Refer to Arborist Report and Landscape Documentation for all information relating to 
trees and their retention/removal, and all landscape works. 
Drawings to be read in conjunction with all Specifications and Schedules; all 
specialist consultant documentation; BASIX, NatHERS, Section J Certificates.
Minor changes to building form & configuration may be required after Development 
Consent.  
Do not scale from drawing; figured dimensions only to be used.
Building Contractor to verify all dimensions before commencing work.
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© DKO Architecture (NSW) Pty Ltd. ABN: 81956706590. Except as allowed under copyright act, no part of this drawing may be reproduced or 
otherwise dealt with without written permission. Nominated Architects: Koos de Keijzer 5767 David Randerson 8542
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ELEVATIONS
1. Proposed Concept Masterplan

Auckland
Brisbane
Ho Chi Minh
Melbourne
Perth
Sydney

Project Name 1-5 Nelson Rd, Lindfield

Project Number 13902

Project Address 1-5 Nelson Road
Lindfield NSW 2070

All works to be in accordance with authority & statutory approvals.
Refer to site survey for all information relating to existing site conditions.  
All Boundary information to be confirmed by registered surveyor before commencing 
works on site.   
Refer to Arborist Report and Landscape Documentation for all information relating to 
trees and their retention/removal, and all landscape works. 
Drawings to be read in conjunction with all Specifications and Schedules; all 
specialist consultant documentation; BASIX, NatHERS, Section J Certificates.
Minor changes to building form & configuration may be required after Development 
Consent.  
Do not scale from drawing; figured dimensions only to be used.
Building Contractor to verify all dimensions before commencing work.
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© DKO Architecture (NSW) Pty Ltd. ABN: 81956706590. Except as allowed under copyright act, no part of this drawing may be reproduced or 
otherwise dealt with without written permission. Nominated Architects: Koos de Keijzer 5767 David Randerson 8542
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SECTIONS
1. Proposed Concept Masterplan

Auckland
Brisbane
Ho Chi Minh
Melbourne
Perth
Sydney

Project Name 1-5 Nelson Rd, Lindfield

Project Number 13902

Project Address 1-5 Nelson Road
Lindfield NSW 2070

All works to be in accordance with authority & statutory approvals.
Refer to site survey for all information relating to existing site conditions.  
All Boundary information to be confirmed by registered surveyor before commencing 
works on site.   
Refer to Arborist Report and Landscape Documentation for all information relating to 
trees and their retention/removal, and all landscape works. 
Drawings to be read in conjunction with all Specifications and Schedules; all 
specialist consultant documentation; BASIX, NatHERS, Section J Certificates.
Minor changes to building form & configuration may be required after Development 
Consent.  
Do not scale from drawing; figured dimensions only to be used.
Building Contractor to verify all dimensions before commencing work.
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All works to be in accordance with authority & statutory approvals.
Refer to site survey for all information relating to existing site conditions.  
All Boundary information to be confirmed by registered surveyor before commencing 
works on site.   
Refer to Arborist Report and Landscape Documentation for all information relating to 
trees and their retention/removal, and all landscape works. 
Drawings to be read in conjunction with all Specifications and Schedules; all 
specialist consultant documentation; BASIX, NatHERS, Section J Certificates.
Minor changes to building form & configuration may be required after Development 
Consent.  
Do not scale from drawing; figured dimensions only to be used.
Building Contractor to verify all dimensions before commencing work.
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SECTIONS
1. Proposed Concept Masterplan
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Project Name 1-5 Nelson Rd, Lindfield

Project Number 13902

Project Address 1-5 Nelson Road
Lindfield NSW 2070

All works to be in accordance with authority & statutory approvals.
Refer to site survey for all information relating to existing site conditions.  
All Boundary information to be confirmed by registered surveyor before commencing 
works on site.   
Refer to Arborist Report and Landscape Documentation for all information relating to 
trees and their retention/removal, and all landscape works. 
Drawings to be read in conjunction with all Specifications and Schedules; all 
specialist consultant documentation; BASIX, NatHERS, Section J Certificates.
Minor changes to building form & configuration may be required after Development 
Consent.  
Do not scale from drawing; figured dimensions only to be used.
Building Contractor to verify all dimensions before commencing work.
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Project Name 11-19 Middle Harbour Rd

Project Number 13903

Project Address 11-19 Middle Harbour Rd
Lindfield NSW 2070

All works to be in accordance with authority & statutory approvals.
Refer to site survey for all information relating to existing site conditions.  
All Boundary information to be confirmed by registered surveyor before commencing 
works on site.   
Refer to Arborist Report and Landscape Documentation for all information relating to 
trees and their retention/removal, and all landscape works. 
Drawings to be read in conjunction with all Specifications and Schedules; all 
specialist consultant documentation; BASIX, NatHERS, Section J Certificates.
Minor changes to building form & configuration may be required after Development 
Consent.  
Do not scale from drawing; figured dimensions only to be used.
Building Contractor to verify all dimensions before commencing work.
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02. CONTEXT & SITE ANALYSIS 



2. Context Site Analysis
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LOCAL CONTEXT
2. Context Site Analysis
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THE SITE
2. Context Site Analysis

LAND ZONING HERITAGE

R2 - Low Density Residential

R3 - Medium Density Residential

R3 - High Density Residential

E1 - Local Centre

SP2 - Infrastructure

Conservation Area 

Heritage item

Site sits within the Crown Block Conservation Area.
No heritage items on site.

TOD (TRANSPORT ORIENTATED DEVELOPMENT)

The extent of TOD zoning denoted on plan signifying 
possible future built form urban grain

TOD Zoning

TOD (Transport Oriented Development) 
Under Housing SEPP Chapter 5

c155

FSR - 2.5:1
HOB - 22m

LMR (LOW MID RISE HOUSING POLICY)

The extent of LMR zoning denoted on plan signifying 
possible future built form urban grain

LMR Zoning 400m

FSR - 0.8:1
HOB - 9.5m

LMR Zoning 800m
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SITE ANALYSIS
2. Context Site Analysis
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SITE CONSTRAINTS
2. Context Site Analysis
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LOCAL STREET CHARACTER
2. Context Site Analysis
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STREETSCAPE
2. Context Site Analysis

Large leafy established trees line along the neighbouring streets.
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03. BUILT FORM / URBAN DESIGN 



MASSING DEVELOPMENT
3. Built Form /  Urban Design

Under Housing SEPP Chapter 5 / c155:
- FSR: 2.5 : 1
- HOB: 22m

Under Housing SEPP Chpater 2 / c16 & c18
- TOD FSR: 3.25 : 1 (Additional 30%)
- TOD HOB: 28.6m (Additional 30%)

SITE MASS
Building massing is strategically setback from the street to enable the retention 
of existing trees, supporting long-term landscape health and contributing to the 
preservation and enhancement of the urban tree canopy. 
 

STREET SETBACK & TREE RETENTION
Building is setback to preserve the existing easement, ensuring continued access and 
use. This setback also allows for a landscaped buffer, enhancing privacy and amenity 
for adjoining properties. 
 

EASEMENT RETENTION & DEEP SOIL ZONES

28.6m

7.5 m

6 m

6 m

6 m

E A S E M E N T
R E T E N T I O N

E A S E M E N T
R E T E N T I O N

20dko.com.au 1-5 Nelson Road, Lindfield, NSW 20dko.com.au



MASSING DEVELOPMENT
3. Built Form /  Urban Design

Introduction of ADG-compliant setbacks above the fourth storey defines a clear 
podium form and reduces the perceived bulk of the upper levels, supporting a built 
form that aligns with the desired streetscape character. 
 

ADG BUILDING SEPERATION (OVER 4-STOREY)
Communal open space is centrally located within the site to maximise residential 
amenity, promote social interaction, and ensure access to sunlight and natural 
ventilation. The space benefits from a northern opening, allowing a minimum of two 
hours of direct solar access in mid-winter. An 18-metre separation between buildings 
ensures compliance with ADG building separation requirements, supporting both 
privacy and environmental quality. 
 

CENTRAL COMMUNAL OPEN SPACE
A stepped building form has been adopted in response to the site’s natural topography, 
ensuring alignment with the height controls permitted under the Transit-Oriented 
Development (TOD) SEPP. Roof setbacks are strategically integrated at various levels 
to minimise overshadowing impacts on neighbouring properties, enhance access 
to natural light, and contribute to a more sensitive and well-scaled streetscape.  In 
addition, a rooftop communal open space provides further recreational opportunities 
and enhances overall resident amenity. 
 
 

TOD HEIGHT ALIGNMENT
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04. REFERENCE SCHEME



TYPICAL PLAN
4. Reference Scheme

Project Name 11-19 Middle Harbour Rd

Project Number 13903

Project Address 11-19 Middle Harbour Rd
Lindfield NSW 2070

Auckland
Brisbane
Ho Chi Minh
Melbourne
Perth
Sydney

All works to be in accordance with authority & statutory approvals.
Refer to site survey for all information relating to existing site conditions.  
All Boundary information to be confirmed by registered surveyor before 
commencing works on site.   
Refer to Arborist Report and Landscape Documentation for all information 
relating to trees and their retention/removal, and all landscape works. 
Drawings to be read in conjunction with all Specifications and Schedules; all 
specialist consultant documentation; BASIX, NatHERS, Section J Certificates.
Minor changes to building form & configuration may be required after 
Development Consent.  
Do not scale from drawing; figured dimensions only to be used.
Building Contractor to verify all dimensions before commencing work.
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Project Number 13902

Project Address 1-5 Nelson Road
Lindfield NSW 2070

All works to be in accordance with authority & statutory approvals.
Refer to site survey for all information relating to existing site conditions.  
All Boundary information to be confirmed by registered surveyor before commencing 
works on site.   
Refer to Arborist Report and Landscape Documentation for all information relating to 
trees and their retention/removal, and all landscape works. 
Drawings to be read in conjunction with all Specifications and Schedules; all 
specialist consultant documentation; BASIX, NatHERS, Section J Certificates.
Minor changes to building form & configuration may be required after Development 
Consent.  
Do not scale from drawing; figured dimensions only to be used.
Building Contractor to verify all dimensions before commencing work.
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ENVELOPE
4. Reference Scheme
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COMPLIANCE SUMMARY
4. Reference Scheme

Project Overview
Site Area     - 4,967 m2

Total Apartments    -  167 
 
Apartment Mix
1 Bedrooms    -  34  (20%)
2 Bedrooms    -  98  (59%)
3 Bedroom     - 35 (21%)

GFA Summary
Proposed GFA    - 16,143 m2

Proposed FSR    - 3.25 : 1
 
ADG Compliance    
Cross Ventilation    - 105  (63%)
2 Hours Solar Access    - 120  (72%) 
No Solar     -  24 (14%)

Deep Soil     - 1,316 m2 (26%)
Site Coverage    - 2,808 m2 (56%)
Communal Open Space  - 1,602 m2 (32%)
Landscape Area     3,352 m2 (67%)
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YIELD TABLE
1. Proposed Concept Masterplan

1-5 Nelson Road Lindfield

Development Summary

Site Area: 4,967  m²

TOD FSR: 2.50 :1

TOD GFA 12,418 m²

TOD + 30% Infill ARH Bonus 3,725 sqm

Allowable GFA 16,143 :1

Allowable FSR 3.25 :1

Proposed GFA: 16,143 m²

Proposed FSR: 3.25 :1

Building A

1B 2B 3B Sub CV Solar No Solar GFA GFA AH
Residential

Lower Ground 02 0 0 0 0 0 0 0 0

Lower Ground 01 2 3 4 9 3 9 0 1,011 168
Ground Level 3 8 4 15 6 10 3 1,565 460
Level 01 4 16 2 22 13 15 4 2,082 439
Level 02 4 16 2 22 13 15 4 2,082 439
Level 03 4 15 2 21 13 14 4 1,952 439
Level 04 4 13 3 20 14 14 3 1,821 370
Level 05 4 9 5 18 13 13 2 1,682 431
Level 06 4 9 5 18 13 13 2 1,682
Level 07 3 9 4 16 12 11 2 1,518
Level 08 2 0 4 6 5 6 0 748

Roof
100% 17%

Subtotal 34 98 35 167 105 120 24 16143 2746
Achieved Mix 20% 59% 21% 100% 63% 72% 14% m² m²

Unit Mix Total 1B 2B 3B Total
34 98 35 167

20% 59% 21% 100%

DISCLAIMER

These areas are schematic only and subject to council and other requisite approval. Areas are not to be used for marketing purposes.

This scheme has been prepared generally within the bounds of the current site dimensions however is subject to detailed discussion with 

hence may be subject to change once advice is received.

This design has been prepared without structural or services engineering input hence is subject to change once advice is received.

The information contained herein is believed to be correct at time on preparation based on the information available at the time of prepa

Recipients must make their own investigations to satisfy themselves in all aspects.

The design and accompanying documentation contained herein is and remains the intellectual property of dKO Architecture (NSW) P/L.

LE
VE

LS

Proposed
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06. ESD INITIATIVES



WASTE

 – Considered apartment design 
that encourages ease of waste 
separation and disposal 

 – Provision of 4 streams of waste 
including sufficient storage 

 – Diversion of 80% of construction 
and demolition waste

HEALTH

 – Large communal plaza and 
outdoor open spaces with 
generous solar access. 

 – Maximising natural ventilation to 
reduce reliance of A/C. 

 – Highly pedestrianised and site.

COMMUNITY

 – Design guided by the aboriginal 
community and recognised 
Knowledge Leaders. 

 – Public offerings promoting shared 
outdoor spaces. 

 – Variety of large consolidated 
communal areas throughout the 
development, including a generous 
arrival lobby. 

 – Maximise tree canopies + 
provision for low water use/native 
plants. 

 – Well-considered landscaped 
design with connected networks of 
soil across the site. 

 – Ecology design with connected 
networks of soil across the site. 

 – Regeneration and rejuvenation 
of ecological zone with endemic 
species.

REGENERATIVE DESIGN

1. Integrated Rainwater Reuse System 
Already implied via BASIX water targets, but highlighting 
reuse for landscape irrigation and communal washdown 
areas makes it feel more tangible. 
 
2. EV-Ready Infrastructure 
Rather than install EV chargers upfront, commit to EV-ready 
wiring/conduits in car parks. It shows foresight with minimal 
upfront cost. 
 
3. Embedded Network Readiness (with Opt-Out Clause) 
Set up for smart metering, embedded solar and/or battery 
systems, with clear protections for residents (to avoid the 
“lock-in” perception). Looks progressive but allows flexibility. 
 
4. Operable Windows and Cross-Ventilation 
Highlight natural ventilation strategies (especially in corner 
apartments) as passive cooling solutions, reducing reliance 
on mechanical systems. 
 
5. Greening and Habitat Value 
Incorporate low-maintenance native landscaping and 
pollinator species. Mention potential to achieve a small-scale 
“Green Star Communities” feature or equivalent. 
 
6. Low-VOC and Recycled Materials 
Call out commitments to use low-VOC paints, recycled 
concrete/steel, and sustainably sourced timbers in key 
locations. 
 
7. Building Management System (BMS) for Common Areas 
A light version of a BMS for monitoring lighting, 
solar performance, and ventilation in common areas 
demonstrates smart, sustainable operation post-occupancy.

WATER ENERGY

 – Water sensitive urban design 
strategies to reduce runoffs and 
filter rainwater.  

 – Harvest rainwater to be reused for 
irrigation and water features. 

 – Permeable paving integrated in the 
public realm. 

 – Efficient showers and taps to 
reduce water consumption.

 – Passive design strategies to 
incorporate shading devices and 
natural ventilation.  

 – implement efficient lighting, 
building systems and appliances 
throughout the site to reduce 
energy usage. 

 – Solar PV on roofs to offset 
emissions. 

RESILIENCE

 – Strategic use of low-maintenence 
materials and considered shading 
design to increase thermal 
performance of building. 

 – Using Light coloured materials. 

 – Optimised amount of glazing 
apertures utilising higher 
efficiency ratings to minimise heat 
gain and loss. 

 – Reduce project embodied carbon 
emissions by exploring recycled 
content, locally made materials, 
low carbon concrete.

MOBILITY

 – Provision for on-site electric 
vehicle. 

 – Provision of bicycle spaces to 
reduce emissions and road 
congestion. 

 – Connection to existing street 
networks to allow easy access to 
public transport.
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AFFORDABLE HOUSING OPPORTUNITY
01  Context & Place

AGE TENURE TYPEEMPLOYMENT STATUS

58% Worked Full Time 
(VS 55% for NSW)

30% Worked Part Time 
(VS 30% for NSW)

MORTGAGE  & RENT  

$3,600 Median mortgage repayment 
(VS $2,167 for NSW)

$620 Median weekly Rent 
(VS $420 for NSW) 

$4,010,000  Median House Price  
(Last 5 years )– one of the highest in NSW

$1,188,000  Median Apartment Price 
(Last 5 years) – one of the highest in NSW

Median age 41 years old. 

20.8% Adults aged 20-39 
(VS 27.5% for NSW)

28.8% Adults aged 40-59 
(VS 25.2% for NSW).

HOUSEHOLD COMPOSITION

80.5% Family household 
(VS 71.2% for NSW) 

17.6% Single (or lone) person household
(VS 25% for NSW)

73% Dwellings owner occupied 
(VS 64% for NSW) 

24% Dwellings Rented 
(VS 33% for NSW)

There is an urgent and growing need for affordable housing across the Ku-ring-gai Local Government Area (LGA), where escalating 
property prices and rising rents are making it increasingly difficult for essential workers to live locally. Nurses, teachers, aged care 
workers, and other key workers are being forced to relocate away from their communities due to the area’s high cost of living.

Expanding the supply of affordable housing in Ku-ring-gai not only supports vulnerable and lower-
income households but also strengthens the fabric of local communities—enabling essential workers to 
live close to their jobs and contribute meaningfully to the local economy and community life.

30% of Lindfield residents work part-time and therefore desperately require discounted accommodation options.

HOUSING PRICE

*Reference Australian Bureau of Statistics 2021 Census
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Appendices

HOUSING SEPP 2021 - CHAPTER 4 - DESIGN PRINCIPLES
HOUSING SEPP 2021 - CHAPTER 4: DESIGN OF 

RESIDENTIAL APARTMENT DEVELOPMENT
Superceeding the former SEPP 65 -  Design Quality 
of Residential Apartment Development, the purpose 
of Chapter 4 of the Housing SEPP 2021 is to improve 
the design of residential development to ensure it 
contribution to a number of sustainability, social, 
contextual, housing provision and community factors.

DESIGN PRINCIPLES
Clause 147 identifies the requirement for development to 
be evaluated (and thus show demonstration of) the design 
principles for residential apartment development set out in 
Schedule 9. The following text identifies these principles as 
well as how the proposed development demonstrates them.

APARTMENT DESIGN GUIDE (ADG)
As identified in Clause 147 of the Housing SEPP, for 
development consent to be grated for a residential 
apartment building, consideration is required of the 
ADG. Housing SEPP’s clause 149 further states that the 
requirements, standards and controls set out within the 
ADG prevail over any within adevelopment control plan.
The table on appendix 3 provides a summary 
comparison of the proposed development against 
key ADG design objectives and criter

DESIGN PRINCIPLE 1: CONTEXT AND NEIGHBOURHOOD CHARACTER RESPONSE

(1) Good design responds and contributes to its context, which is the key natural 
and built features of an area, their relationship and the character they create when 
combined and also includes social, economic, health and environmental conditions.
(2) Responding to context involves identifying the desirable 
elements of an area’s existing or future character.
(3) Well designed buildings respond to and enhance the qualities and identity 
of the area including the adjacent sites, streetscape and neighbourhood.
(4) Consideration of local context is important for all 
sites, including sites in the following areas:

a) establised areas,
b) areas undergoing change,
c) areas identified for change

The subject site is located in Lindfield, an established suburb undergoing a 
gradual transformation through the introduction of medium-density residential 
development. The site benefits from excellent access to public transport, 
established vehicular connections, and proximity to green open spaces, 
including parks and recreational areas that enhance its residential amenity.

The proposal is the result of a thorough design process and detailed site analysis, 
which have informed the overall masterplanning strategy and site response. The 
design is shaped by the site’s natural topography, its immediate context, and the 
broader Lindfield precinct. It provides a sensitive transition between the higher-
density development closer to the town centre and the finer-grain suburban 
character of the surrounding residential neighbourhood. 

DESIGN PRINCIPLE 2: BUILT FORM AND SCALE RESPONSE

(1) Good design achieves a scale, bulk and height appropriate to the existing 
or desired future character of the street and surrounding buildings.
(2) Good design also achieves an appropriate built form for a site 
and the building’spurpose in terms of the following.

a) building alignment and proportions,
b) building type,
c) building articulation,
d) the manipulation of building elements

(3) Appropriate built form:
a) defines the public domain, and
b) contributes to the character of streetscapes and 
parks, including their views and vistas, and
c) provides internal amenity and outlook

The proposed building envelopes are a contextual response to the evolving 
character of the area, addressing future streetscape conditions, solar orientation, 
key view corridors, planning objectives, and targeted residential density.

The built form is composed of two buildings ranging from 8 to 9 storeys, with 
massing that steps in accordance with the site’s natural topography. This approach 
ensures the built form remains within the height limits permitted under the 
Transit-Oriented Development (TOD) and Affordable Housing Bonus provisions.

Fronting Nelson Road, the proposed envelopes are designed to respond to the 
emerging urban character through a considered architectural form that integrates 
with the surrounding context. The building envelope has been carefully articulated 
to break down massing, minimise visual bulk, and enhance both permeability and 
interaction with the public domain. 

The envelope allows for good solar access, natural ventilation, and 
future internal layouts that will deliver high residential amenity and 
outlook. The bulk and separation have been tested to ensure privacy 
and amenity are achievable in subsequent design stages



DESIGN PRINCIPLE 3: DENSITY RESPONSE

(1) Good design achieves a high level of amenity for residents and each 
apartment, resulting in a density appropriate to the site and its context.
(2) Appropriate densities are consistent with the 
area’s existing or projected population.
(3) Appropriate densities are sustained by the following:

a) existing or proposed insfrastructure,
b) public transport,
c) access to jobs,
d) community facilities,
e) the environment

The development density proposed for the site is informed by the maximum 
permissible Floor Space Ratio under both the Transit-Oriented Development (TOD) 
SEPP and the Infill Affordable Housing SEPP. This density is considered appropriate 
given the site’s strategic location, offering strong connections to existing and 
planned public transport infrastructure, local services, community amenities, and 
employment centres within an evolving urban framework. 
 
The proposal provides a mix of apartment typologies ranging from one-bedroom 
to three-bedroom plus layouts, designed to respond to diverse market demands. A 
number of apartments exceed minimum size requirements and include dedicated 
study areas and generously sized private open spaces. 
 
Residents will benefit from well-appointed communal amenities located at 
both ground and rooftop levels, supported by a high-quality public domain 
that enhances accessibility, connectivity, and overall residential amenity.

DESIGN PRINCIPLE 4: SUSTAINABILITY RESPONSE

(1) Good design combines positive environmental, social and economic outcomes..
(2) Good sustainable design includes:

a) use of natural cross ventilation and sunlight for the 
amenity and liveability of residents, and
b) passive thermal design for ventilation, heating and cooling, 
which reduces reliance on technology and operation costs.

(3) Good sustainable design also includes the following:
a) recycling and reuse of materials and waste,
b) use of sustainable materials,
c) deep soil zones for groundwater recharge and vegetation.

Our proposal strives for optimal sustainability outcomes through 
strong environmental performance of the building, future-proofing and 
water and ecology. The key targets of proposed design includes:
• 7 Star NATHERS for residential 
• BASIX energy reduction
• BASIX water reduction
• Efficient water and waste management
• WSUD incorporated into the central shared zone
Strategies are implemented for sustainable lifestyle, water, waste, 
energy, materials, social and community impact. Low maintenance 
native species are reintroduced into the proposed landscape 
to preserve and rejuvenate the ecology of the area. 

DESIGN PRINCIPLE 5: LANDSCAPE RESPONSE

(1) Good design recognises that landscape and buildings operate together as an 
integrated and sustainable system, resulting in development with good amenity.
(2) A positive image and contextual fit of well designed development is achieved by 
contributing to the landscape character of the streetscape and neighbourhood.
(3) Good landscape design enhances the development’s environmental performance 
by retaining positive natural features that contribute to the following:

a) the local context,
b) co-ordinating water and soil management,
c) solar access,
d) micro-climate,
e) tree canopy,
f) habitat values,
g) preserving green networks.

(4) Good landscape design optimises the following:
a) usability,
b) privacy and opportunities for social interaction,
c) equitable access,
d) respect for neighbours’ amenity.

(5) Good landscape design provides for practical 
establishment and long term management.

Landscape is a key component of the proposal, and has been integrated 
throughout the built form to provide significant amenity to residents. 

In addition to retaining existing trees where possible, additional vegetation is used 
to create diverse spaces and micro-climates to enhance habitat and biodiversity. 

The public domain interface promotes activation through a fine-grain 
design approach that supports a vibrant and engaging streetscape. A 
variety of thoughtfully designed communal open spaces ensure equitable 
access, usability, and opportunities for social interaction. A generous 
deep soil zone is proposed along the all boundaries, functioning as a green 
buffer that contributes to urban ecology and residential amenity
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DESIGN PRINCIPLE 6: AMENITY RESPONSE

(1) Good design positively influences internal and external 
amenity for residents and neighbours.
(2) Good amenity contributes to positive living environments and resident well-being.
(3) Good amenity combines the following:

a) appropriate room dimensions and shapes,
b) access to sunlight,
c) natural ventilation,
d) outlook,
e) visual and acoustic privacy,
f) storage,
g) indoor and outdoor space,
h) efficient layouts and service areas,
i) ease of access for all age groups and degrees of mobility.

The apartments have been meticulously designed to achieve both 
efficiency and functionality. Apartments are designed to meet ADG 
standards of cross-ventilation, solar access and storage. 

An abundance of natural light is spread throughout the building 
including in corridors, lobbies, apartments and internal amenity.

DESIGN PRINCIPLE 7: SAFETY RESPONSE

(1) Good design optimises safety and security within 
the development and the public domain.
(2) Good design provides for quality public and private spaces 
that are clearly defined and fit for the intended purpose.
(3) Opportunities to maximise passive surveillance of 
public and communal areas promote safety.
(4) A positive relationship between public and private spaces is achieved 
through clearly defined secure access points and well lit and visible areas 
that are easily maintained and appropriate to the location and purpose.

The proposed development enhances the safety and amenity of the surrounding 
streetscape while creating a welcoming and secure living environment for future 
residents. 
 
A high level of passive and public surveillance is achieved through the orientation of 
dwellings and communal areas toward the central open space, with clear sightlines 
maintained and minimal visual obstructions. This layout supports visibility and 
natural supervision throughout the site. 
 
All building entrances and ground-level communal areas will be appropriately 
illuminated in accordance with relevant Australian Lighting Standards, ensuring a 
safe environment during evening hours. 
 
The design also ensures a clear and legible separation between 
pedestrian and vehicular access points, supporting safe and 
efficient movement throughout the development.

DESIGN PRINCIPLE 9: HOUSING DIVERSITY AND SOCIAL INTERACTION RESPONSE

(1) Good design achieves a mix of apartment sizes, providing housing choice 
for different demographics, living needs and household budgets.
(2) Well designed residential apartment development responds to social context 
by providing housing and facilities to suit the existing and future social mix.
(3) Good design involves practical and flexible features, including:

a) different types of communal spaces for a broad range of people, and
b) opportunities for social interaction among residents.

The proposal is comprised of 167 apartments in total with a mix of 1, 2 
and 3 bed apartments as suitable to the future housing context. 

The breakdown is as follows: 
- 1 Beds: 34 units (20%) 
- 2 Beds: 98 units (59%) 
- 3 Beds: 35 units (21%)

All apartments are compliant minimum sizes. 
A high level of amenity is afforded to the building with a 
livable apartments for the future aging residents.
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APPENDIX AP2. 
BETTER PLACED ASSESSMENT



The following table provides a summary of how the proposed development, as illustrated by the Architectural Design 
Report, achieves the good design outcomes (identified by the  Design Objectives for NSW) of GANSW’s ‘Better Placed’ 
policy. As the table shows, the elements of the proposed design have overlapping achievement of the objectives.

DESIGN OBJECTIVES FOR NSW ARCHITECTURAL DESIGN REPORT SECTIONS

CONTEXT &  PLACE DESIGNING WITH 

COUNTRY

BUILT FORM & URBAN 

DESIGN RESPONSE

PUBLIC DOMAIN & 

COMMUNAL SPACE

ARCHITECTURE 

& MATERIALITY

ESD & RESIDENTIAL 

AMENITY

1. BETTER FIT
Contextual, local and of its place     

2. BETTER PERFORMANCE
Sustainable, adaptable and durable   

3. BETTER FOR COMMUNITY
Inclusive, connected and diverse     

4. BETTER FOR PEOPLE
Safe, comfortable and liveable    

5. BETTER WORKING
Functional, efficient and fit for purpose    

6. BETTER VALUE
Creating and adding value    

7. BETTER LOOK AND FEEL
Engaging, inviting and attractive    

BETTER PLACED ASSESSMENT
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ADG CRITERIA COMPLIANCE TABLE

- 

 
 

 
 

 
 

 

 

 

 
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 
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 

 

 

 

 

 
 
 
 
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APPENDIX AP4.
ARCHITECTURE DESIGN VERIFICATION STATMENT



 

DKO.COM.AU 1 / 1 

 
DKO ARCHITECTURE (NSW) PTY LTD 

ABN 81 956 706 590 

42 Davies Street 
Surry Hills NSW 2010 AUS 

Telephone +61 2 8346 4500 

info@dko.com.au 

SSUUBBJJEECCTT  

Architect Statement – Concept DA  
 

 

 

 

 

 

Via email: adam@landmarkgr.com 

 

Dear Adam, 

RRee::    AArrcchhiitteeccttuurraall  DDeessiiggnn  VVeerriiffiiccaattiioonn  SSttaatteemmeenntt    
11--55  NNeellssoonn  RRooaadd,,  LLiinnddffiieelldd  NNSSWW  22007700  

  
Pursuant to Clause 29(1)(2) & 33 of the Environmental Planning and Assessment Regulation 2021;  
 
I hereby declare that I am a qualified designer, which means a person registered as an architect in 
accordance with the Architects Act 2003. I directed the design of the residential development 
stated above and to the best of my information, knowledge and belief, the architectural 
documentation prepared for this Concept Development Application achieves the aims of Housing 
SEPP 2021 Chapter 4 Design of residential apartment development and the objectives in Parts 3 
and 4 of the Apartment Design Guide, as relevant. Further detail on how the objectives are 
addressed is provided in the Design Report accompanying this Development Application.  
 
 
Yours sincerely, 

DKO Architecture (NSW) Pty Ltd. 
per: 

 

Nicholas Byrne 
Registration No NSW ARB #7806 
Architect 

ATTENTION 

Adam Martinez 
Project Director 
Landmark Group 
Level 17, 2 Chifley Plaza, Sydney NSW 2000 

 

DATE 

21.05.2025 
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