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1.0 INTRODUCTION 

 

This Concept Design Statement has been prepared to accompany drawings prepared by EJE 

Architecture describing the potential for development on the parcel of land located on the northern 

side of the eastern most end of Sanderling Avenue which currently has no street number 

designation, but is described as Lot 1, DA 1234229.  This document has been prepared at the 

request of the Lands Advisory Service. 

The proposal is currently at the conceptual phase, and as such that this statement is limited to 

the overall concept design and whilst careful consideration has been given in determining the 

location, site layout, dwelling design and landscaping of the proposal to ensure that the needs of 

future residents can be met, it is stressed that there is currently insufficient information to enable 

a complete review against relevant standards and codes.  Instead, the potential for compliance 

has been assessed as well as the ability for the development to provide a high standard of living 

which is compatible with surrounding development. 

In particular, this report will assess the ability to comply with State Environmental Planning Policy 

Number 65 – Design Quality of Residential Flat Development as well as the referenced 

‘Apartment Design Guide’ published by the NSW Department of Planning and Environment.   

 

2.0 DEVELOPMENT DESCRIPTION 

 

The proposal is for a total of 124 apartments in a mix of 2 and 3 bedroom configurations on the 

land at Sanderling Avenue, Hawks Nest and described as Lot 1, DP 1234229.  The development 

has been carefully sited and staged to minimise the disruption to the neighbouring existing 

community facility.  The land is undeveloped vacant land.   

The development is well situated for lifestyle living with access to the beach and a golf course 

both adjacent to the site.  This is an exciting opportunity for a destination living resort in Hawks 

Nest to provide a niche development which would be a much needed addition to the living options 

in the area. 

 

2.1 Context 

 

The development is located in Hawks Nest, a coastal town in the Mid-Coast Region of New South 

Wales.  Hawks Nest falls within the Mid-Coast Local Government Area. The site is in close 

proximity to services including water, power & transport options are possible in consultation with 

the community.  Hawks Nest can accommodate basic medical requirements and has banking 

and postal services available to residents as well as a supermarket.  It is also anticipated that a 

development of this scope, geared towards an increase in residential population would have 

ongoing development benefits in the forms of alternate medical practitioners and additional 

shopping facilities.  The development, being situated beside a golf club, and incorporating 

additional communal facilities for residents, as well as close proximity to the beach, would provide 

exceptional recreational opportunities for residents. 
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2.2 Development Type 

 

The proposed developments can be defined as multiple low rise residential flat buildings, with 

buildings generally proposed to have basement car parking and 4 stories of apartments above.  

It is also conceivable that rather than the approach of 4 stories across the site that a design 

outcome with a slightly taller massing toward the middle of the site offset against stepping back 

and reducing bulk towards the street may be more appropriate.  These are discussions for 

consideration as the concept is developed further.  The current concept as presented includes 5 

low rise buildings.  

 

3.0 REPORT METHODOLOGY 

The current phase of the design is such that there is generally not enough detail to do a 

comprehensive analysis against the various legislation, therefore where this proves impractical 

this report will instead look to test if the current design concept has the potential to provide a 

compliant solution.   

In order to undertake this task, the development has been broken into four distinct ‘types’.  This 

has been done as a factor of both the general arrangement of apartments, as well as the general 

orientation of any given building.   The above diagram demonstrates this break up.   

Building 

Type 

Stories Orientation Parking Apartments Qty Total 
A 4* East West Basement 29 per bldg 1  29 
B 4* North South Basement  29 per bldg 1 29 
C 4* North South Basement 22 per bldg 2 44 
D 4* East West Basement 22 per bldg 1 22 
Total 5 124 

* Plus Basement car parking 

The buildings have been identified in this manner to enable a high level study of their likely 

compliance with various environmental guidelines such as sunlight penetration and natural 

ventilation. 

  

Figure 1: Summary of building types for use throughout this report. Source – EJE Architecture 
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4.0 DEVELOPING THE CONTROLS 

The applicable development control documents for this development include the council DCP and 

LEP as well as SEPP 65.  This is considered with consideration of the ‘Apartment Design Guide’ 

which is referenced by SEPP 65.  

4.1 Zoning 

 

The land this report relates to is currently 

zoned RE1, however a rezoning is 

anticipated to take place to change this to 

R3, matching the adjacent parcel of land.  

The stated aims for the R3 zone are as 

follows: 

To provide for the housing needs of the 

community within a medium density residential 

environment. 

• To provide a variety of housing types within a 

medium density residential environment. 

• To enable other land uses that provide facilities or services to meet the day to day needs of residents. 

• To achieve increased population density in locations that support the business centre. 

Permitted uses include the following (abridged list): 

Car parks; Community facilities; Dwelling houses; Multi dwelling housing; Residential accommodation; 

Serviced apartments; Roads. 

This proposal therefore comprises of uses that would all be permitted with consent, and is entirely 

consistent with the stated objectives of the R3 zone. 

4.2 Floor Space Ratio 

 

It is assumed that the rezoned land would be 

given the same FSR requirements as that of 

the adjacent site (1:1). 

The total area of the site in question is 

approximately 14,900m2. 

A first principal’s approximation of the floor 

space of the proposed dwellings are as 

follows: 

Building Type Area per Building Number of Buildings Total Floor Space 
Type A 3,658m2 1 3,658m2 
Type B 3,658m2 1 3,658m2 
Type C 2,628m2 2 5,256m2 
Type D 2,628m2 1 2,628m2 
Total 15,200 m2 

 

Figure 2: Zoning Map.  Source – Mecone Mosaic 

Figure 3: Floor Space Ratio Map.  Source - 
Mecone Mosaic 
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A site area of 149,000m2 and built area of 15,200m2 gives an FSR of approximately 1.02:1.  

Given the early phase of this design and the close result of this first principals analysis, it is 

considered that the design is capable of complying with this constraint.   

It is also noted that Clause 2B of the Great Lakes LEP makes allowance for exceeding this by 10 

percent in the event that the project is consistent with AS4299-1995 – Adaptable Housing, and 

that all floors are provided with lift access. 

 

4.3 Minimum Dwelling Density 

 

The minimum dwelling density is provided as a 

map within the Great Lakes LEP. The 

development site is unmapped but this report 

again assumes the constraint of the adjoining R3 

lot and is defined as a minimum of 30 dwellings 

per hectare. The site area of the proposed 

development is 1.49 hectares.  

Minimum - 30 x 1.49 = 45 dwellings 

Proposed -  129 dwellings – compliant. 

 

 

4.4 Bushfire 

 

A bushfire report has been prepared for this proposal by Anderson Environment & Planning and 

can be found as Appendix 3 to this report.   

 

Figure 4: Minimum Dwelling Density Map.  
Source – Mecone Mosaic 

Figure 5: Bushfire Setback Diagram. Source - EJE interpretation of report compiled by Anderson 
Environment & Planning (appendix 3) 
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The bushfire setbacks established in the report have been adopted as per the above diagram.  

Aside from the fire setbacks, this bushfire and general setback information has been used to 

inform the strategy and site planning of the site.  Predominately to make use of the required APZ 

for communal gardens and pathways as well as communal facilities such as pools.  This makes 

the most efficient use of the land not encumbered by setbacks. 

 

4.5 Building Envelope 

 

4.5.1 Height of Buildings 

 

The maximum height of buildings map 

shows the site is currently unmapped for 

maximum height. It is assumed that a 

successful rezoning application would 

match this height limit of the adjacent R3 

parcel which has a maximum height of 

12m. 

The proposal as considered at this point is 

shown as 4 stories.  Compliance with the 

stated height limit is possible with a 

number of design solutions. 

It may be possible to consider increasing the height in selected buildings to enable a reduction of 

height to the street front buildings.  This approach could deem the development to comply with 

the ‘average’ height limit, effectively producing a development with higher built forms to the centre 

and lower forms at the street front.  This approach may provide a superior design outcome. 

It is noted that clause 2A of 4.3 Height of Buildings in the Great Lakes Environmental Plan makes 

allowance for an exceedance of 10% of the height of buildings in the event that the project is 

consistent with AS4299-1995 – Adaptable Housing, and that all floors are provided with lift 

access. 

Figure 7: Height of Buildings Map. Source – 
Mecone Mosaic 

Figure 6: Site Strategy Diagram - orange shows location of communal facilities pushing into the 
APZ.  Source - EJE Architecture 
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4.5.2 Setbacks 

 

Setbacks for multi storey buildings are described in the council DCP and mirror those of the SEPP 

65, however in this case only the front boundary and side boundaries become the governing 

factor.  This is because where a bushfire setback applies this exceeds the setback prescribed by 

council.  It is therefore noted that the proposal provides setbacks that exceed the minimum 

requirement. 

  

Figure 8: Setback Diagram.  Source - EJE Architecture 
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5.0 CONCEPT DESIGN CONSIDERATIONS (SEPP 65) 

5.1 Site Analysis, Orientation, Public Interface 

 

At this early stage, a basic site analysis has been completed demonstrating solar access, desired 

views and potential links to surrounding sites, as well as site constraints such as setbacks, asset 

protection zones, likely pedestrian and vehicular access etc.  This has assisted in siting the 

buildings on the lot to ensure maximum efficiency in the use of developable land.  The site 

analysis and buiding separation diagrams combine together to assess the likely penetration of 

sunlight into the buildings, as well as the likleyhood of effective ventilation.  

 

A similar study has been conducted relating to vehicular and pedestrian movement and the likely 

public/private interface which will be created by this development.  A rear spine system of 

vehicular movement provides strong vehicular movement contained to one side of the site.  This 

allows the other side to be dedicated to pedestrian movement, providing clearly delineated 

Figure 9: A basic site analysis assists in planning the site, designing the built forms, and 
assessing environmental aspects to the potential design. Source - EJE 

Figure 10: Vehicular and Pedestrian Movement - Red indicates primary vehicular movement, 
orange indicates pedestrian paths across the site. Source – EJE Architecture. 
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separation. 

This is important as the nature of the site is such that intersections between vehicular access and 

pedestrian movement are inevitable on this site. 

 

5.2 Building Separation 

 

The diagram to the right demonstrates that 

the nearest buildings are set at 12.2m 

apart.  This is compliant with the Apartment 

Design Guide, which states in a 4 storey 

development, no two habitable spaces 

should be closer than 12 meters apart.  It is 

likely that through the development of this 

concept that an outcome which exceeds 

the minimum standard referenced will be 

achieved.    

 

5.3 Building Depth 

 

Building depth is a poor indicator of design quality of residential apartments.  This is 

predominately due to building depth not taking dual aspect apartments into consideration.  A vast 

majority of the apartments within this development are dual aspect and as such encourage light 

and ventilation into the apartment from multiple aspects.  It is also noted that ‘double loaded’ 

apartment designs are effectively discouraged by the building depth guidelines.  It is thus 

presumed that compliance with ventilation and sunlight / daylight penetration would preclude any 

concern relating to building depth.  

 

5.4 Communal and Public Open Space 

 

The development included communal facilities, and although the exact facilities are to be 

confirmed, they are likely to include a swimming pool, tennis court and gym.   

In addition, a recreation area will provide opportunities for socialisation and informal gathering 

and will serve as a recreation hub for residents. 

Some communal open space is provided for residents in the development, however the 

surrounding landscape including coastal dunes and bush as well as the nearby ocean beach are 

likely to provide the vast majority of the resident’s outdoor recreational needs. 

5.5 Deep Soil Zone 

 

The project is capable of providing significant deep soil zone within the title boundaries and again, 

the location next to bushland will allow a blurring of the property boundary that will likely occur 

with careful use of vegetation. 

 

Figure 11: Building Separation Diagram. 
Source - EJE Architecture 
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5.6 Visual Privacy 

 

The development meets the minimum requirements for privacy which is essentially mandated by 

meeting the 12m building separation discussed above.  Where required, it is likely that screening 

devices will be utilised to enhance that privacy whilst also providing solar protection. 

5.7 Pedestrian Access 

 

Figure 13 below demonstrates the likely pedestrian access across the site in orange.  It is further 

envisaged that pedestrian access connections to the beach. 

 

5.8 Vehicle Access, Parking & Bike Parking 

Vehicle access touched on above in section 5.8 however to elaborate, it is proposed that an 

additional vehicle crossover be created from Sanderling Avenue to create a primary vehicle road 

spine system.   

At this stage of the design process, the concept plan has been drafted to ensure sufficient car 

parking for residents and guests and although not currently shown, heavy vehicle traffic 

movements will be accounted for in design development (including emergency vehicles and 

waste collection vehicles). 

Bicycle parking is also not shown, however will also be accounted for within the design.  

 

6.0 DESIGNING THE BUILDING (SEPP 65) 

6.1 Solar Access 

The apartment design guide recommends achieving a minimum of 70% apartments having 

access to 3 hours of sunlight to the living room in mid-winter.   

Appendix 1: Compliance Schedule contains a preliminary summary of the likely compliance of 

the development and shows that 72% of the apartments are likely to achieve this requirement. 

Figure 12: Pedestrian Access has been carefully considered and prioritised. Source - EJE 
Architecture 
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6.2 Ventilation 

 

The apartment design guide recommends achieving cross flow ventilation to 60% of the 

apartments. 

Appendix 1: Compliance Schedule contains a preliminary summary of the likely compliance of 

the development and shows that 76% of the apartments are likely to achieve this requirement. 

 

6.3 Apartment Sizes & Apartment Mix  

 

The proposal currently provides a mix of two and three bedroom apartments, all of which are 

slightly larger than the minimum apartment sizes required by the apartment design guidelines.  It 

is likely that during the design development stage that this mix and sizes will change to 

accommodate. 

The apartment mix is generally in line with expected needs of prospective residents, many of 

whom are moving from much larger properties. 

The final mix will also reflect direction from the project team who will provide market demand 

advice throughout the design development process. 

 

6.4 Primary Open Space & Balconies 

 

The development is likely to comply with primary open space requirements as each apartment is 

designed with a private open space in the form of a balcony which will allow sufficient sizing to 

occur during development of the design. 

 

6.5 Common Circulation Spaces 

 

Common circulation spaces are provided with natural light at all levels and all buildings.  In 

addition the maximum number of apartments accessible of any core per level is limited to 8 as 

recommended in the apartment design guidelines referred to in the SEPP 65. 

 

6.6 Apartment Storage 

The concept does not currently have the detail level to assess storage requirements, however 

there is nothing in the design that would preclude the concept from offering compliance in this 

area. 

 

6.7 Universal Design 

The concept does not currently include the detail level required to assess compliance in this area, 

however the concept plan includes nothing that would preclude the developed design from 

complying in this area. 
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6.8 Waste Storage 

The road design has considered access of waste vehicles and it is anticipated that the developed 

design will ensure sufficient space is allocated for the storage of waste as well as the access to 

those areas for removal. 

 

 

7.0 ARCHITECTS STATEMENT 

The Sanderling Avenue development represents a community driven development which will 

result in the provision of high quality housing, significantly improving the housing stock and 

residential offerings in the surrounding locality.   

Throughout the initial concept phase, a natural process of review has been undertaken internally 

among our architects, through the project management team and also within the wider 

community.  The enthusiastic support received suggests that the development will be popular, 

and ultimately successful. 

The design of the development has been carefully considered from master planning level, and 

right though to site resolution and has the potential to be followed through in detailing.  The project 

appears to be capable of fulfilling the design criteria of the various legislation and design guides 

and is capable of design compliance with all elements of the Apartment Design Guide, as well as 

other relevant legislation.  In addition, the design is likely to provide a strong architectural project 

for the region. 

Should you wish to discuss any element of this proposal, please do not hesitate to contact or 

Richard Waterson at EJE. 

 

Richard Waterson – NSWARB 9761  

Associate 

EJE Architecture 

Nominated Architect: 

Bernard Collins NSWARB 4438 
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Appendix 1: Likely Compliance Schedule 
  
 
 

Building 
Type 

Number of 
bldg type 

Apartments 
per building 

Apartments Likely 
to Achieve 
Sunlight 

Apartments Likely 
to Achieve 
Ventilation 

Subtotal 
Sunlight 

Subtotal 
Ventilation 

Subtotal 
Apartments 

 

Type A 1 29 20/29 25/29 20 25 29 

Type B 1 29 20/29 25/29 20 25 29 

Type C 2 22 18/22 15/22 36 30 44 

Type D 1 22 14/22 15/22 14 15 22 

        

Totals  90 
72% 

95 
76% 

124 

 
 
 
 


