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1.0 
INTRODUCTION
This Design Report has been prepared by Bates Smart Pty Ltd 
for Iglu Student Accommodation and forms part of the State 
Significant Development Application submission to the NSW 
Department of Planning & Environment. It describes the design 
of a proposed 18 storey student accommodation facility located 
at 80-88 Regent Street, Redfern.

The tower will accommodate 265 students in a range of studio 
and 6 bed cluster units located over 16 floors. Within the two 
story podium is a retail and commercial space that provide 
an active frontage to Regent Street and Marian Street while 
student communal facilities are located on Level 1. They form 
an extension of the existing Iglu Student Accommodation facility 
located immediately to the north of the site. Facilities include  a 
lounge area, games and study rooms, laundry and an external 
courtyard. A communal roof terrace is located at the top of the 
tower. 

1.1 PROPOSED DEVELOPMENT SUMMARY

Site Area					    821.7sqm
Allowable FSR				    7.0:1
Allowable GFA				    5752sqm
Allowable storeys				    18

Proposed GFA				    7169sqm
Proposed FSR				    8.72:1
Proposed storeys 
(excl. mezzanine)				    18

Retail NLA 				    401sqm
Commercial NLA				    438sqm

TOTAL BEDS
Loft Studios				    6
Accessible Studios			   3
Typical Studios				    160
Single cluster rooms			   96
Total beds				    265

TOTAL UNITS
6 bed cluster 				    16
Studio					     166
Accessible studio				    3
Total units				    185

1.2 DELIVERING DESIGN EXCELLENCE
Iglu Student Accommodation have five existing student 
accommodation facilities in Sydney, two in Brisbane and one 
in Melbourne. Working in collaboration with architects Bates 
Smart they aim to deliver design excellence on all their projects. 
Their buildings located at 1 Regent St, Chippendale and 73 
Albert Ave, Chatswood have been recognised for their design 
excellence through numerous industry awards including AIA 
(NSW) Residential Architecture - Multiple Housing, AIA (NSW) 
Colourbond Award for Steel Architecture, Australian Steel 
Institute Awards, Steel Excellence in Steel Clad Structures 
(National Award).

Iglu 80-88 Regent St, Redfern, builds on the knowledge and 
experience gained on these projects as well as the recently 
completed facility in the adjoining 66 Regent St. It aims to deliver 
an outstanding student accommodation facility with an active 
ground plane that engages the broader community.

The submission has gone through a state design review panel 
process and has used this process to drive the project further in 
achieving design excellence.



Our aim is to create a vibrant student community located in the heart of Redfern 
with excellent access to public transport. A 2-storey podium maintains the scale and 
character of the existing terraces while new retail and commercial uses expand the active 
street frontage realised through the recently completed Iglu development.  A slender 
‘L shaped’ tower form improves separation to the adjoining residential tower while 
reinforcing the corner of Regent and Marian Street. The use of concrete and masonry 
differentiates the new tower from the adjoining Iglu facility ensuring architectural 
diversity.  
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2.0 LOCATION & 
CONTEXT

2.1 LOCATION
80-88 Regent Street is located in Redfern, at the intersection of 
Regent Street and Marian Street. It is approximately 150m east 
of Redfern Station and in close proximity to Sydney University 
and UTS. Redfern Station is one stop from Central Station 
and together they offer residents excellent access to Sydney’s 
public transport network. The area is characterised by a mix of 
uses including commercial, residential, and public use buildings 
ranging from two to 18 stories in height.

The site is an amalgamation of 5 lots currently occupied by two 
storey retail terraces. The southern part of the site has a frontage 
to Marian Street while the eastern frontage faces Regent Street. 
A secondary frontage faces an existing service lane along 
William Lane. 

Bounding the site to the north is the existing 18 storey Iglu 
Redfern located in 60-78 Regent Street. Further north on the 
other side of Redfern Street are two 19 storey mixed use towers 
under construction. On the western side of the service lane is a 
recently completed 18 storey apartment building with a 4-storey 
podium accommodation retail and club facilities. Further south 
on the western side of William Lane is a 18 storey apartment 
building with a supermarket accessed of Gibbons Street.  
Immediately to the south, at 90-102 Regent Street, an 18 storey 
residential building has been proposed. 

1/ Marian St and Regent St intersection 2/ Iglu Redfern by Bates Smart

SITEUniversity of 
Technology Sydney

Redfern StationSydney University
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SITE PLAN

3/ Regent St frontage 4/ Site diagram
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3.1 SITE
80-88 Regent Street is located in Redfern on the corner of 
Marion Street and forms part of the Redfern town centre. The 
site is located approximately 150m from Redfern Station and in 
close proximity to the University of Sydney and UTS. The site 
is currently occupied by five two-storey 19th century individual 
terraces with shopfronts to Regent Street and shop-top housing. 
We have investigated the retention of the existing terraces as we 
did at 60-78 Regent Street, however the buildings occupying the 
site are deemed to be in a poor state and the brickwork of poor 
quality. As such they are proposed to be demolished, as per the 
existing approved SSDA 7080. 

Surrounding the site to the west and northwest of William Lane 
are two 18 storey apartment buildings with 3-4 storey podium 
levels. Immediately to the north is the recently completed 18 
storey Iglu Student accommodation facility, consisting of ground 
level retail and level 1 communal facilities accommodated 
behind existing terrace facades. Immediately to the south, at 
90-102 Regent Street, a 18 storey residential building has been 
proposed. 

3.2 SITE PARAMETERS
The site is rectangular in shape with a frontage of 26m to Regent 
Street and 31.7m to Marian Street. It also has a frontage to the 
west to William Lane. The site slopes down 1.6m from north 
to south along Regent Street and a further 1.4m along Marian 
Street.

3.0 
SITE ANALYSIS
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3.3 ENVIRONMENTAL CONSIDERATIONS
The site is bounded to the north and west by 18 storey 
residential buildings that significantly restrict solar access and 
views. Windows and balconies to 7-9 Gibbons Street overlook 
the site requiring careful consideration of building separation 
and privacy. To the east the presence of a wide street frontage 
and low buildings will ensure unrestricted outlook and access to 
morning sun.

3.4 PLANNING PARAMETERS/  
APPROVED DA ENVELOPE
The site is located on land to which the State Environmental 
Planning Policy (State Significant Precincts) 2005 applies. 
Specifically, the site is within the Redfern-Waterloo Authority 
Sites”. The State Significant Precincts SEPP prescribes an FSR 
of 7:1 and a maximum building height of 18 storeys with a 2 
storey street frontage height at Regent Street and a 3 storey 
street frontage height at Marian Street

The Redfern Centre DRAFT Urban Design Principles contains 
the same controls; however, they include additional setback 
requirements at ground level, including:
/ Zero setback on Regent street to activate streetscape
/ 1.5m setback from Marian Street to the boundary
/ 0.8m setback to eastern side of William Lane to provide for 
footpath widening.

The current approval proposed an 18-storey residential building 
with four levels of basement parking, retail elements at ground 
level, child care facilities at first floor level and 16 levels of 
residential apartments above. The DA was approved with:
/Zero setback along Marion Street ground level
/ Three-meter setback from Regent Street above podium
/Three-meter setback from Marion Street above podium
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EXISTING DA
A DA for a mixed-use residential scheme by SJB for Thirdi/
Milligan Group has recently been approved for the site (SSD 
7080). The approved development comprised:
-Demolition of all existing structures on site; 
-Construction of an 18-storey mixed use residential and retail 
building comprising 56 residential apartments, child care on 
level three, commercial offices on level one and two, and retail 
on ground.
-Four level basement car park for 65 car parking spaces; 
-Residential communal space on the roof top; and 
-Extension of services and infrastructure.

3.5
EXISTING DA 
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3.6 IGLU 60-78 REGENT STREET 
Immediately to the north of the site is the recently completed 
18-storey Iglu Student Accommodation facility, consisting of 
ground level retail, level 1 communal facilities accommodated 
behind existing terrace facades and 16 accommodation levels.

Bates Smart / Iglu 60 - 78 Regent St (from Redfern Street) Bates Smart / Iglu 60 - 78 Regent St Communal Terrace Bates Smart / Iglu 60 - 78 Regent St Communal Lounge

3.6 IGLU / 60 - 78 
REGENT STREET 

SITE
80 - 88 REGENT 

STREET
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PROPOSED
The proposed massing has a 2-3 storey podium to Regent 
and Marian Street. The podium steps at regular intervals along 
Regent Street in sympathy with the sloping footpath to define 
an expression of 2-storey terraces. The podium is broken down 
into two separate volumes along Marian Street to reinforce the 
finer grain character of the Redfern context and reinforce the 
separate identity of the commercial office component. 

The tower form is setback 3m from the podium and expressed 
as two slender volumes, one aligned with Regent and the other 
with Marian Street. The taller Regent Street volume serves to 
reinforce the corner. 

4.0 
DESIGN APPROACH

4.1 AMENDMENT TO BUILDING FORM

APPROVED

The approved DA massing has a stepped podium of 2-4 storeys

The tower form is setback 3m above a 2 storey podium along 
Regent Street. Along Marian Street it is setback 3m above a 3-4 
storey podium. The tower is expressed as two volumes when 
viewed from Marian Street with the southern façade of the wider 
primary volume splayed in response to the geometry of the site. 

DA ENVELOPE
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4.2 COMPARISON

APPROVED DA / PROPOSED DA

12
M

20
M

PROPOSED DA ENVELOPE

AMENDED TOWER FOOTPRINT

APPROVED DA ENVELOPE

In seeking approval for an amended tower form we have 
assessed the various built form principles within the Redfern 
Centre DRAFT Urban Design Principles. The key controls 
affecting the proposal, within clause 4.2 Design Principles: high 
rise development, are as follows:

A. 	 Tower design Setbacks
	 Setbacks on ground floor are:
	 - Nil setback along Regent Street
	 - 1.5 m for footpath widening along Marian Street
	 - 0.8 m for footpath widening along William Lane
		  Setbacks above street level are:
	 - 8 meters to Regent Street	
	 - 4 meters to Marian Street

B.	 Building separation
Whilst SEPP 65 does not apply to student accommodation 
developments, it has been used as a reference for separation of 
residential buildings. 

The DA proposal remains materially within the approved DA 
envelope, however reduces both building height and the overall 
volume towards the north western part of the tower. 

Setbacks – The 3m setback along Regent Street is consistent 
with the tower setback provided by the existing Iglu 
development to the north. The 3m setback is also consistent 
with the approved DA. The 3m setback along Marian Street 
retains the architectural treatment around the corner from 
Regent Street.
Streetscape & view corridors – The 3 m setback poses limited 
impacts when viewed along Regent Street, and results in a 
consistent streetscape relationship. A stepping of the two-storey 
podium along Regent street reinforces the urban grain of the 
block. 
Building separation –The proposal materially retains the 
approved DA building separation towards 7-9 Gibbons of 12 
meters. It also comparatively seeks to improve the privacy of the 
apartments in 7-9 Gibbons by orienting windows away from the 
building.  The reduced volume towards the north west vastly 
improves the building separation of the neighbouring building. 
A slight addition to the northern part of the tower volume has a 
minimal impact on the view corridor from the apartments in 7-9 
Gibbons Street.
Overshadowing –The proposals reduction in both bulk and 
height will significantly reduce the overshadowing impact on the 
surrounding buildings, when compared to the approved DA. 

Decreased tower footprint

Increased tower footprint
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MARIAN ST SECTION

5.0 DESIGN 
DESCRIPTION
Our proposal integrates and expands the adjoining Iglu facility 
to complete the block and deliver a vibrant student community 
located in the heart of Redfern. The 18-storey building has 
a 2-storey podium with a setback tower that sits within the 
footprint of the recently approved residential DA. At ground 
level retail terraces and boutique office space provides an 
active frontage to Regent and Marian Street, with the student 
accommodation accessed via the existing double height entry in 
66 Regent St. Level 1 extends the communal ‘ground plane’ to 
deliver a diverse range of indoor and outdoor facilities.

The 16-storey ‘L shaped’ tower form is articulated into two 
slender volumes aligned with Regent St and Marion St. Each 
floor accommodates 16 beds in studio and cluster apartment 
units with ensuite bathrooms. The tower has been planned 
to largely eliminate overlooking to the adjoining residential 
buildings. Communal corridors are naturally lit and ventilated. 
A communal rooftop terrace and garden with BBQ facilities 
takes advantage of the available views and solar access. New 
brick and concrete facades to the 2-storey podium draw on 
the scale and character of the existing brick terraces fronting 
Regent Street. They reinforce the identity of the individual retail 
tenancies at ground level while providing a level of privacy to the 
communal student accommodation facilities on Level 1. Street 
awnings to Regent Street provide good pedestrian amenity. 

The tower façade is defined by expressed concrete slabs and 
brick piers which express the break-up of the bedrooms and 
studios. Large format picture windows are recessed to provide 
depth and sun shading. Natural ventilation is optimized through 
the use of full height glass louvres, which combine with an 
internal casement window to enhance acoustic performance. 
The two operable window components are integrated and 
expressed as vertical bay windows within the brick and masonry 
frame. 
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5.1 PODIUM MASSING
The 2-3 storey podium along Regent Street and Marian Street 
continues the traditional terrace scale and rhythm and provides 
a consistent character along Regent Street. Retail units with 
mezzanine space face the street and provide an active frontage.. 

On level 1 communal student facilities are located along Regent 
Street while loft and accessible studios are located along Marian 
Street and William Lane.

The student accommodation is entered via the recently 
completed double height lobby located midway along the 
Regent Street frontage. Services vehicles access the building 
via William Lane and the existing loading dock located in 60-78 
Regent Street. There is no carparking provided on site.

5.2 TOWER
Above the podium, a 16 storey tower houses 265 studios and 
single cluster rooms. On the upper level, a communal roof 
terrace provides students with a high quality outdoor space with 
unhindered eastern views. 
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5.3 GROUND LEVEL PLAN 
The development aims to maximise the retail frontage to Regent 
Street. The space is flexible and able to be subdivided into a 
range of different tenancies. The Iglu Student Accommodation 
entry lobby is centrally located within the existing facility 
with a frontage centrally on Regent Street. The entrance is 
clearly indicated through its expression and materiality with a 
contemporary glass and steel façade providing a highly visible 
address for the facility. A secondary entrance leading to ground 
floor bicycle parking and lifts is easily accessible off Marian 
Street. 

Along the Marian Street frontage, a Boutique office is proposed, 
incorporating a mezzanine space.. 

Integration with the existing Iglu facility allows for the co-location 
of services. Both Loading bay, bicycle facilities and communal 
areas are proposed as shared facilities.
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5.4 MEZZANINE PLAN
Retail and commercial tenancies along Regent and Marian 
Street have  mezzanines located within double height spaces.  
The space to the north east of the core accommodates laundry 
and storage facilities for the Student Accommodation.
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REGENT ST SECTION
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5.5 LEVEL 01 PLAN
Level 1 provides dedicated indoor and outdoor communal 
recreation and study facilities for students. Primary access is via 
the existing open stair located within the existing Iglu facility. The 
new floor space forms an extension of the existing communal 
facilities and will provide a diverse range of indoor and outdoor 
facilities for students. 

A series of double height loft studies are located towards Marian 
Street, whilst accessible studios are located towards William 
Lane. Located between these rooms is a study area/lounge. To 
the north of the site is a large landscaped courtyard forms an 
extension of the existing Iglu Facility.
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Check all dimensions and site conditions prior to commencement of any work, the purchase or ordering of 
any materials, fittings, plant, services or equipment and the preparation of shop drawings and or the 
fabrication of any components.

Do not scale drawings - refer to figured dimensions only. Any discrepancies shall immediately be referred to 
the architect for clarification.

All drawings may not be reproduced or distributed without prior permission from the architect.
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PERSPECTIVE LOFT STUDIO
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All drawings may not be reproduced or distributed without prior permission from the architect.
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PERSPECTIVE COURTYARD
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5.6 TYPICAL FLOOR LEVELS 2-17
A slender massing along Regent Street provides a continuation 
of the existing Iglu Redfern to the north. The proposed 3m 
setback ensures that separation with 7-9 Gibbons Street is 
maximised whilst allowing for a consistent setback along the 
street. The southern part of the tower along Marian Street 
is separated from the tower along Regent Street through a 
continuous gap in the facade, breaking up the bulk and scale of 
the massing. 

Each floor accommodates 10 studios and a 6-bed cluster unit. 
The cluster unit is located within the western wing and has a 
dual aspect living space with no windows directly overlooking 
the adjoining residential building.
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All drawings may not be reproduced or distributed without prior permission from the architect.

@ A3

Plot Date

StatusProject no.

Drawn

Scale

Revision

Checked

Sydney 43 Brisbane Street
Surry Hills NSW 2010 Australia
T 02 8354 5100 F 02 8354 5199
email syd@batessmart.com.au
http://www.batessmart.com.au

Melbourne 1 Nicholson Street
Melbourne VIC 3000 Australia
T 03 8664 6200 F 03 8664 6300
email mel@batessmart.com.au
http://www.batessmart.com.au

23/08/2018 4:08:06 PM

 1 : 200

A

Iglu Regent St

Floorplate Level 04, 08 ,14
Development Applications12174

MH

A03.106

JC

MTRevision Date Description Initial Checked
A 20.08.2018 Development Application

Studios occupy the eastern wing with the majority orientated 
towards Regent Street to take advantage of the abundant views 
and sunlight. 

Two lifts and a scissor stair are centrally located with the 
communal circulation enjoying access to natural light on both 
sides. 

All cluster units have a communal open plan kitchen, dining 
and living room and bedrooms have ensuite bathrooms. 
Studios have their own kitchenette, dining facilities and ensuite 
bathrooms.
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CLUSTER ROOM IGLU REDFERN

TYPICAL STUDIO PERSPECTIVE
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5.7 ROOFTOP TERRACE
The top level accommodates a communal roof terrace. It’s 
north easterly position allows for excellent access to views and 
sunlight. 

The roof terrace accommodates a range of different seating, 
barbeque facilities and a communal garden.

The roof terrace is an active landscape offering students a series 
of seating areas and paths, nestled amongst dense gardens, 
set out to engage view lines. The roof terrace ultimately provides 
a garden oasis with direct solar access and sweeping city and 
suburban views. 
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fabrication of any components.

Do not scale drawings - refer to figured dimensions only. Any discrepancies shall immediately be referred to 
the architect for clarification.
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360 ° / PERSPECTIVE ROOF TERRACE 

Oxley + Stirling Residences Kinghorn Cancer Centre Crown Towers Perth
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6.0 FAÇADE & 
MATERIALS

6.1 TOWER FACADE
The tower façade is defined by expressed concrete slabs and 
brick piers which express the break-up of the bedrooms and 
studios. Large format picture windows are recessed to provide 
depth and sun shading. Windows shift in position over 2 to 4 
floors to break up the modularity and introduce a horizontal 
scale. This shifting window position references the existing Iglu 
tower drawing it into the composition.

Natural ventilation is optimized through the use of full height 
glass louvres, which combine with an internal casement window 
to enhance acoustic performance. The two operable window 
components are integrated and expressed as vertical bay 
windows within the brick and masonry frame. 
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MATERIALS LEGEND
1/ Light grey face brick
2/ Red brick
3/ Window System (vision glass, glass louvres & spandrel)
4/ Expressed concrete
5/ Expressed aluminium window box
6/ Shopfront glass
7/ Aluminium louvre screen
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REDFERN ST

VISUALISATION ON REGENT ST
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6.2 PODIUM FAÇADE
The brick façade references the historic buildings within the 
Redfern area and defines the  integrates with the existing facade 
of the adjoining Iglu facility. The rhythm, scale and detailing 
of the facades has been designed to reference the traditional 
Redfern terrace house. 

At ground level brick piers spaced at 5.1m centres frame 
shopfront glazing and define the different retail tenancies. 
Shopfront windows with steel frame doors open the retail 
tenancies up to the public domain. On Level 1 a splayed brick 
face increases the solidity of the façade referencing the solidity 
of traditional terraces, and the geometry of the site. Full height 
windows provide glazing to internal spaces which overlook 
board marked concrete planter boxes. 

Along Regent and Marian Street the shopfronts and commercial 
offices are protected by a series of footpath awnings that step in 
sympathy with the existing streetscape. 

Along Marian Street the awning steps down, emphasizing the 
secondary Iglu entrance and the shift in programme from retail 
to commercial. Large shopfront windows provide good lighting 
and amenity to the office space. 

VISUALISATION ON REGENT ST



IGLU STUDENT ACCOMMODATION REGENT STREET REDFERN � 32

DA DESIGN REPORT

REGENT STREET FROM NORTH

FIXED GLAZING

RED BRICKWORK

CONCRETE PLANTER

RETAIL PIVOT DOOR

WALL FIXED SIGNAGE

SOLID AWNING
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FACADE CLOSEUPPART ELEVATION

LIGHT GREY FACE BRICK

FIXED GLAZING

WINDOW BOX

SHADOW BOX

EXPRESSED SLAB

6.3 MATERIALS AND FINISHES
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6.4 MATERIALITY
1/ Light brick finish to tower towards Marian and Regent Street
2/ Insulated charcoal panels to north east part of tower
3/ Coloured Metal finish to interior of hoods
4/ Dark metal finish to exterior of hoods and window frames
5/ DGU Glazing
6/ Plant louvre grilles
7/ Concrete planters and slabs
8/ Red brick

6.5 REFLECTIVITY
Light reflectivity from all building materials used on façades, 
including glazing, will not exceed 20% 
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VISUALISATION ON REGENT ST
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7.0 
LANDSCAPE 
DESIGN
LANDSCAPE DESIGN PHILOSOPHY
The proposed landscape offers a complete design response and holistic design solution for the nature of the development. It presents a co-operative environment, triggered by the need to respond to 
an evolving student housing design approach and a broadening social ecology. Anticipating the developments nodal significance and broad student population, the design accommodates flexibility of 
use and clear legibility of space. The landscape encourages social interaction and private respite, and will become a functional part of student life.
The union of existing student accommodation facilities and new build presents a versatile environment supportive of student needs, fostering positive interaction. The landscape design process and 
resulting design outcomes were guided by the following principles, ideals and philosophies:

•	 Connectivity – both visual and physical
•	 Access – equitable and unimpaired
•	 Variety and Flexibility
•	 Adaptability and Versatility
•	 Environmental Sensitivity
•	 Sustainability
•	 Social Responsibility

The design is not only localised to the site but is sensitive to its role within the broader student community. The objectives for the proposed landscape are to:
•	 Create a development with an inherently strong community identity.
•	 Manipulate scale and space to provide areas of high social legibility and community opportunity.
•	 Ensure the design including materiality and function complements the existing facilities of the adjoining Student Accommodation.
•	 Consider the future sustainability of the development in terms of ecological, economic, social and cultural needs.
•	 Support the building functions and promote student well being.

DESIGN STATEMENT
Three distinct landscapes have been organized to respond to the site situation and architecture to create landscapes which inhabit the building and provide activated spaces and social student 
retreats. These landscapes include; 
•	 Level 01 internal Courtyard
•	 Rooftop Terrace
•	 Façade Planters

The landscape is conceived as a holistic urban garden. It is both elevated and vertical, and being integral to the architecture, demonstrates a progressive whole-of-building approach to the urban 
landscape creating a cohesive, environmental and socially sustainable landscape and living community. A sense of the greater gardens that lie within and atop the building are eluded to through a 
series of planters integrated within the façade design of level 01 + level 02. Visible from the street, these planters offer a public contribution of green in a hostile urban environment, providing visual 
interest and softening the hard built form which currently dominates Regent Street. 
The level 01 courtyard provides a passive retreat for students, engaging quite social interaction, study, or personal reflection. Adjoining the existing student accommodation at 66 Regent St, the space 
is a shared garden, comprised of perimeter planters with Bambusa lako to breakdown the scale of the interior wall, and free standing tree planters with integrated tables housing Largestromia indica 
‘Natchez’, a deciduous tree to provide shaded canopy in summer and solar access in winter. 
The roof terrace is an active landscape offering students a series of seating areas and paths, nestled amongst dense gardens, set out to engage view lines. The tapestry of pocketed seating spaces 
are supported by BBQ facilities located adjacent the lift lobby under a weather protected awning, while a produce garden to the north provides edibles plants and citrus orchid for student harvest and 
use. The roof terrace ultimately provides a garden oasis with direct solar access, sweeping city and suburban views, which enables students to escape their daily pressures, and improve their mental 
health. The studied benefits of access to landscape and gardens on mental and physical health are widely published. Within an urban environment, Iglu Student Accommodation promotes access to 
the environment within its development and supports the development of its student population.
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LANDSCAPE DESIGN PHILODOPHY

The proposed landscape offers a complete design response and hol ist ic design solut ion for  the nature of 
the development.  I t  presents a co-operat ive environment,  t r iggered by the need to respond to an evolv ing 
student housing design approach and a broadening social  ecology. Ant ic ipat ing the developments nodal 
s igni f icance and broad student populat ion,  the design accommodates f lexibi l i ty  of  use and clear legibi l i ty 
of space. The landscape encourages social  interact ion and pr ivate respi te,  and wi l l  become a funct ional 
part  of  Student l i fe.

The union of  exist ing student accommodat ion faci l i t ies and new bui ld presents a versat i le environment 
support ive of  student needs, foster ing posi t ive interact ion.  The landscape design process and resul t ing 
design outcomes were guided by the fol lowing pr inciples,  ideals and phi losophies:
•  Connect iv i ty – both v isual  and physical
•  Access – equi table and unimpaired
• Var iety and Flexibi l i ty
•  Adaptabi l i ty  and Versat i l i ty
•  Environmental  Sensi t iv i ty
•  Sustainabi l i ty
•  Social  Responsibi l i ty

The design is not only local ised to the s i te but is sensi t ive to i ts role wi th in the broader student community. 
The object ives for  the proposed landscape are to:
•  Create a development wi th an inherent ly strong community ident i ty.
•  Manipulate scale and space to provide areas of  h igh social  legibi l i ty  and community opportuni ty.
•  Ensure the design including mater ia l i ty  and funct ion complements the exist ing faci l i t ies of  the adjoining 
Student Accommodat ion.
•  Consider the future sustainabi l i ty  of  the development in terms of  ecological ,  economic,  social  and 
cul tural  needs.
•  Support  the bui ld ing funct ions and promote student wel l  being.

DESIGN STATEMENT

Three dist inct  landscapes have been organized to respond to the s i te s i tuat ion and archi tecture to 
create landscapes which inhabi t  the bui ld ing and provide act ivated spaces and social  student retreats. 
These landscapes include; 
•  Level  01 internal  Courtyard 
•  Rooftop Terrace 
•  Façade Planters

The landscape is conceived as a hol ist ic urban garden. I t  is  both elevated and vert ical ,  and being integral 
to the archi tecture,  demonstrates a progressive whole-of-bui ld ing approach to the urban landscape 
creat ing a cohesive,  environmental  and social ly sustainable landscape and l iv ing community.  A sense 
of the greater gardens that l ie wi th in and atop the bui ld ing are eluded to through a ser ies of  p lanters 
integrated within the façade design of  level  01 + level  02.  Vis ib le f rom the street,  these planters offer  a 
publ ic contr ibut ion of  green in a host i le urban environment,  providing visual  interest  and softening the 
hard bui l t  form which current ly dominates Regent Street. 

The level  01 Courtyard provides a passive retreat for  students,  engaging qui te social  interact ion,  study, 
or personal  ref lect ion.  Adjoining the exist ing Student Accommodat ion at  66 Regent St,  the space is a 
shared garden, comprised of  per imeter planters wi th Bambusa lako  to breakdown the scale of  the inter ior 
wal l ,  and free standing tree planters wi th integrated tables housing Largestromia indica  ‘Natchez’ ,  a 
deciduous tree to provide shaded canopy in summer and solar access in winter. 

The roof terrace is an act ive landscape offer ing students a ser ies of  seat ing areas and paths,  nest led 
amongst dense gardens, set  out to engage view l ines.  The tapestry of  pocketed seat ing spaces are 
supported by BBQ  faci l i t ies located adjacent the l i f t  lobby under a weather protected awning, whi le a 
produce garden to the north provides edibles plants and ci t rus orchid for  student harvest and use. The 
roof terrace ul t imately provides a garden oasis wi th direct  solar access, sweeping ci ty and suburban 
views, which enables students to escape their  dai ly pressures,  and improve their  mental  heal th.  The 
studied benef i ts of  access to landscape and gardens on mental  and physical  heal th are widely publ ished. 
Within an urban environment,  IGLU Student Accommodat ion promotes access to the environment wi th in 
i ts development and supports the development of  i ts  student populat ion.
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Social pocket

Seating edge to gardens

Banquet with arbour over Garden seating edges view views

Raised tree planters in deck Banquet seating booths (intimate social space)
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8.0
SCHEDULE OF AREAS

Iglu Redfern
Area Calculations

Job No: s12174

Iglu Redfern
Site area 821.7  sqm
Allowable height 18 Storeys
Permitted FSR 7

Level Function GFA 6 Bed Cluster Studio Accessible Studio Loft Studio No of Beds
Ground Floor Retail/Commercial/Services 536 0 0 0 0 0
Mezzanine Plant/Mezzanine 362 0 0 0 0 0

Level 01 Communal/Student accomodation 607 0 0 3 6 9
Level 02 Student accomodation 354 1 10 0 0 16
Level 03 Student accomodation 354 1 10 0 0 16
Level 04 Student accomodation 354 1 10 0 0 16
Level 05 Student accomodation 354 1 10 0 0 16
Level 06 Student accomodation 354 1 10 0 0 16
Level 07 Student accomodation 354 1 10 0 0 16
Level 08 Student accomodation 354 1 10 0 0 16
Level 09 Student accomodation 354 1 10 0 0 16
Level 10 Student accomodation 354 1 10 0 0 16
Level 11 Student accomodation 354 1 10 0 0 16
Level 12 Student accomodation 354 1 10 0 0 16
Level 13 Student accomodation 354 1 10 0 0 16
Level 14 Student accomodation 354 1 10 0 0 16
Level 15 Student accomodation 354 1 10 0 0 16
Level 16 Student accomodation 354 1 10 0 0 16
Level 17 Student accomodation 354 1 10 0 0 16
Level 18 Roof Terrace / Plant 0 0 0 0 0 0

Total 7169 16 160 3 6 265

The GFA definition is as follows:
gross floor area means the sum of the floor area of each floor of a building measured from the internal face of external walls, or from 
the internal face of walls separating the building from any other building, measured at a height of 1.4 metres above the floor, and 
includes:

(a)  the area of a mezzanine, and
(b)  habitable rooms in a basement or an attic, and
(c)  any shop, auditorium, cinema, and the like, in a basement or attic,
but excludes:
(d)  any area for common vertical circulation, such as lifts and stairs, and
(e)  any basement:
(i)  storage, and
(ii)  vehicular access, loading areas, garbage and services, and
(f)  plant rooms, lift towers and other areas used exclusively for mechanical services or ducting, and
(g)  car parking to meet any requirements of the consent authority (including access to that car parking), and
(h)  any space used for the loading or unloading of goods (including access to it), and
(i)  terraces and balconies with outer walls less than 1.4 metres high, and
(j)  voids above a floor at the level of a storey or storey above.

The GFA definition is as follows:
The sum of the floor area of each floor of a building measured to external face of exterior walls and excluding balconies and any 
projections.

Unit Area- GFA unit area measurement of apartment area.  Measured to the centreline of party walls and inside face of external
All area calculations are advisory only and all figures should be checked and verified by a licensed surveyor.
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DA DESIGN REPORT

APPENDIX A
SHADOW 
DIAGRAMS

June 9am

Additional overshadowing

Reduced overshadowing 
Compared with Approved DA

Existing shadows 

Proposed footprint

WINTER SOLSTICE

June 12pm

June 3pm
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DA DESIGN REPORT

Dec 21 9am

Additional overshadowing

Reduced overshadowing 
Compared with Approved DA

Existing shadows 

Proposed footprint

SUMMER SOLSTICE

Dec 21 12pm

Dec 21 3pm
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DA DESIGN REPORT

EQUINOX

Sept 21  9am

Sept 21 12pm

Sept 21 3pm

Additional overshadowing

Reduced overshadowing 
Compared with Approved DA

Existing shadows 

Proposed footprint
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DA DESIGN REPORT

APPENDIX A
VIEW FROM SUN

9am

Proposed Tower footprint 

WINTER SOLSTICE

10 am

11am



IGLU STUDENT ACCOMMODATION REGENT STREET REDFERN � 47

DA DESIGN REPORT
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View from 7-9 Gibbons Street Unit H - Level 05 
Existing view

View from 7-9 Gibbons Street Unit H - Level 10 
Existing view

View from 7-9 Gibbons Street Unit H - Level 05 
View with currently approved DA

View from 7-9 Gibbons Street Unit H - Level 10 
View with currently approved DA

View from 7-9 Gibbons Street Unit H - Level 05 
View with proposed DA

View from 7-9 Gibbons Street Unit H - Level 10 
View with proposed DA
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Architectural Drawings To Be Read In Conjunction With All Other
Consultants Detailed Drawings, Reports And Specifications.

All Levels Indicated Taken To Australian Height Datum (AHD)

Refer To DA900 & Abbreviation Schedule For Proposed Finishes.

Survey Underlay Carried Out By Paul A.Lawson Surveying Services -
Refer To Drawing 6868 / 6713-09

General Notes:

JOB No.

DATE

SCALE

DWG No.

TITLE

A1 @

CNR PARRAMATTA RD & JOHNSTON ST  -  PO BOX 254  -  ANNANDALE
STEPHEN J. NORDON  REGISTRATION No. NSW - 4704          -

  -  NSW 2038  -  T.02 9517 2822  F.02 9517 2833
        GRAHAM  P.  JAGO  REGISTRATION No. NSW - 4926

 1 : 100

C:\Arch\00 Jobs\DEI00110\DEI00110_DA Model_heike_101206.rvt

A

Levels 05 - 17

DA111

November 2010

DEI00110

Development Application 7-9 Gibbons Street, REDFERN - Proposed Mixed Use Development
Rev Description Date

A Section 75W Application Issue 08.12.10

VIEWS FROM
7-9 GIBBONS 
STREET / UNIT H



View from 7-9 Gibbons Street Unit H - Roof level 
Existing view

View from 7-9 Gibbons Street Unit H - Roof level 
View with currently approved DA

View from 7-9 Gibbons Street Unit H - Roof level 
View with proposed DA

View from 7-9 Gibbons Street Unit H - Level 18 
Existing view

View from 7-9 Gibbons Street Unit H - Level 18 
View with currently approved DA

View from 7-9 Gibbons Street Unit H - Level 18 
View with proposed DA



View from 7-9 Gibbons Street Unit J - Level 10 
Existing view

View from 7-9 Gibbons Street Unit J - Level 05 
Existing view

View from 7-9 Gibbons Street Unit J - Level 10 
View with currently approved DA

View from 7-9 Gibbons Street Unit J - Level 05 
View with currently approved DA

View from 7-9 Gibbons Street Unit J - Level 10 
View with proposed DA

View from 7-9 Gibbons Street Unit J - Level 05 
View with proposed DA
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View from 7-9 Gibbons Street Unit J - Level 18 
Existing view

View from 7-9 Gibbons Street Unit J - Level 18 
View with currently approved DA

View from 7-9 Gibbons Street Unit J - Level 18 
View with proposed DA



Be
dr

oo
m

Lo
un

ge
/D

in
in

g

Balcony

W
C

Lo
un

ge
/D

in
in

g
Be

dr
oo

m
W

C

C
U

R
R

E
N

T 
D

A
 O

U
TL

IN
E

View corridor maintained

View corridor reduced

Setback increased  
from 12 to 20 m

Average setback maintained



0.0  
SECTION TITLE  

HERE OVER  
MULTIPLE LINES  
IN ALL CAPS

APPENDIX E
SURVEY



of
00

O
R

IG
IN

A
L 

IS
S

U
E

R
E

V
D

A
TE

D
E

S
C

R
IP

TI
O

N
P

ro
je

ct

C
lie

nt

Ti
tle

In
fo

rm
at

io
n 

co
nt

ai
ne

d 
w

ith
in

 th
is

 d
ra

w
in

g 
is

 c
op

yr
ig

ht
 o

f M
itc

he
ll 

La
nd

 S
ur

ve
yo

rs
 P

ty
 L

td
.

©

D
ra

w
in

g 
N

o.
R

ev
is

io
n

D
at

e
D

ra
w

n

S
he

et
s

S
ca

le

A
1 

P
la

n 
Fo

rm

M
itc

he
ll 

La
nd

 S
ur

ve
yo

rs
 P

ty
 L

td
4/

62
9 

K
in

gs
w

ay
 M

ira
nd

a
N

S
W

 2
22

8
e:

 e
nq

ui
rie

s@
m

itc
he

lls
ur

ve
yi

ng
.c

om
.a

u

A
B

N
 4

9 
12

9 
63

2 
39

1
P

O
 B

ox
 5

9
M

ira
nd

a 
N

S
W

 1
49

0
t: 

02
 9

53
1 

00
60

f: 
02

 9
53

1 
00

68

12
41

A
A

00

14
 S

E
P

T 
20

15
S

JM

D
et

ai
l S

ur
ve

y
N

o 
80

-8
8 

R
eg

en
t S

tre
et

, R
ed

fe
rn

B
ei

ng
 L

ot
s 

A
-E

 in
 D

P
 1

05
82

4

Ja
m

es
 M

ill
ig

an
14

/9
/1

5
1:

10
0

1
5



of
00

O
R

IG
IN

A
L 

IS
S

U
E

R
E

V
D

A
TE

D
E

S
C

R
IP

TI
O

N
P

ro
je

ct

C
lie

nt

Ti
tle

In
fo

rm
at

io
n 

co
nt

ai
ne

d 
w

ith
in

 th
is

 d
ra

w
in

g 
is

 c
op

yr
ig

ht
 o

f M
itc

he
ll 

La
nd

 S
ur

ve
yo

rs
 P

ty
 L

td
.

©

D
ra

w
in

g 
N

o.
R

ev
is

io
n

D
at

e
D

ra
w

n

S
he

et
s

S
ca

le

A
1 

P
la

n 
Fo

rm

M
itc

he
ll 

La
nd

 S
ur

ve
yo

rs
 P

ty
 L

td
4/

62
9 

K
in

gs
w

ay
 M

ira
nd

a
N

S
W

 2
22

8
e:

 e
nq

ui
rie

s@
m

itc
he

lls
ur

ve
yi

ng
.c

om
.a

u

A
B

N
 4

9 
12

9 
63

2 
39

1
P

O
 B

ox
 5

9
M

ira
nd

a 
N

S
W

 1
49

0
t: 

02
 9

53
1 

00
60

f: 
02

 9
53

1 
00

68

12
41

A
A

00

14
 S

E
P

T 
20

15
S

JM

D
et

ai
l S

ur
ve

y
N

o 
80

-8
8 

R
eg

en
t S

tre
et

, R
ed

fe
rn

B
ei

ng
 L

ot
s 

A
-E

 in
 D

P
 1

05
82

4

Ja
m

es
 M

ill
ig

an
14

/9
/1

5
1:

10
0

3
5


