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INTRODUCTION 
 
Simon Ochudzawa is the project Architect since its inception and has 
been commissioned on behalf of the applicant related professionals and 
experts in respect of the matter. The project has been designed in 
consultation with Council’s planning officers to provide a development 
that is respectful of local planning and design controls and that responds 
to the best practise design principles of “Apartment Design Guide.” 
 
 
SEPP 65 DESIGN VERIFICATION STATEMENT 
 

 
 
 
Simon Ochudzawa has prepared and reviewed the architectural 
drawings and is satisfied that the design meets the intent of the design 
quality principles as set out in Part 2 of State Environmental Planning 
Policy No.65 Apartment Design Guide. 
 
Simon Ochudzawa is a qualified registered architect with extensive 
experience in the design of residential housing developments in various 
forms ranging from clubs, retail, commercial & medium residential 
density to high-rise apartment development. 
 

This assessment of the proposal in made in accordance with respect to 
the Design Quality principles as set out in SEPP 65, part 2.  As noted in 
the introduction: 
 

 Good design is a creative process which, when applied to towns 
and cities, results in the development of great urban places: 
buildings, streets, squares and parks.   

 
 Good design is inextricably linked to its site and locality, 

responding to the landscape, existing built form, culture and 
attitudes.  It provides sustainable living environments, both in 
private and public areas. 

 
 Good Design serves the public interest and includes appropriate 

innovation to respond to technical, social, aesthetic, economic 
and environmental challenges. 

 
 The design quality principles do not generate design solutions, 

but provide a guide to achieving good design and the means of 
evaluating the merit of proposed solutions. 

 

Reference has also been made to the Residential Flat Design Code in 
preparing this report. These sections are used in order to cite objectives for 
each of the section headings. 
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Principle 1 Context 
 
Good design responds to and contributes to its context.  Context can be 
defined as the key natural and built features of an area. 
 
Responding to context involves identifying the desirable elements of a 
location’s current character or, in the case of precincts under going a 
transition, the desired future character as stated in planning and design 
policies. New buildings will thereby contribute to the quality and identity 
of the area. 
 
Assessment: 
 
 
The proposed development has been designed to accord with the 
provisions of Council’s planning instruments so as to ensure an 
appropriate design solution is derived to reflect the desired character of 
the existing precinct.  
 
The site is located approx. 1.2 km North from proposed new Cudgegong 
Road Station Precinct Centre. There is existing public transport on 
Schofileds Road, which includes regular bus services. 

 
The site lies in an area undergoing transition as the site and surrounding 
areas have been zoned to encourage high-rise (12m) high residential 
buildings. The site slopes from west to east. 

 
There are no heritage items on the subject site or on adjoining 
properties. 
 
The proposed design ensures reasonable spatial separation will be 
established between existing neighbouring residential buildings. 
 
In view of the above, the proposed development is appropriate in its 
context and complies with the objectives. 

  
Principle 2: Scale 
 
Good design provides an appropriate scale in terms of the bulk and height that 
suits the scale of the street and the surrounding buildings. 
 
Establishing an appropriate scale requires a considered response to the scale 
of existing development.  In precincts undergoing a transition, proposed bulk 
and height needs to achieve the scale identified for the desired future 
character of an area. 
 
Height is an important control because it has a major impact on the physical 
and visual amenity of a place.  It can also reinforce an areas existing character 
or relate to an area’s desired character. 
 
Height controls can be further refined by decisions about daylight access, 
roofs, residential amenity, setting and topography and heritage context. 
 
With respect to height the following objects are noted in the Apartment Design 
Guide. 
 

 To ensure future development responds to the desired scale and 
character of the street and local area. 
 
 To allow reasonable daylight access to all developments and the 
public domain. 

 
Assessment 
 
The proposal complies in desired scale and character. The height is consistent 
with councils SRGC DCP of 12m / 4 storeys high. The proposal suitably 
complies with councils SRGC DCP and relevant Planning controls. 
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The design solution has responded to the topography of the site and adjoining 
properties, by means of configuring building envelope to respond to due north 
orientation which best achieves its orientation and provide adequate building 
separation from neighbouring boundaries. 
 
The height and scale of the development is well contained on-site. 
 
The height of the building and orientation of the land ensures that adjoining 
properties are not compromised in terms of solar access and privacy. 
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Principle 3: Built Form 
 
Good design achieves an appropriate built form for a site and the building’s 
purpose, in terms of building alignments, proportions, building type and the 
manipulation of building elements. 
 
Appropriate built form defines the public domain, contributes to the character of 
streetscapes and parks, including their views and vistas, and provides internal 
amenity and outlook. 
 
Open Space 
 
Open space is a critical environment resource as well as breathing space for 
residential flat development.  It may be public (accessible and usable by the 
general public), communal (shared by all residents of a development) or 
private (associated with a single dwelling and for the exclusive use of the 
occupants).  The size, location and design treatment of open space will vary 
depending on the context of the site and scale of development.  The primary 
function of open space is to provide amenity in the form of: 
 

 Landscape design 
 Daylight and ventilation access to apartments 
 Visual privacy 
 Opportunities for recreation and social activities  
 Water cycle management 

 
The objectives with respect to open space are: 

 To provide residents with passive and active recreational opportunities 
 To provide an area on site that enables soft landscape and deep soil 

planting 
 To ensure that communal open space is consolidated configured and 

designed to be usable and attractive 
 To provide a pleasant outlook 

 
 

 
Building Orientation 
 
Building orientation is concerned with the way buildings are arranged on site 
and the way their internal spaces are arranged.  It has an impact on the urban 
form, the street and the block and on residential amenity. 
 
Maximising the number of apartments with northern orientation for solar 
access is an important consideration, but it must be balanced with: 
 

 Maintaining a desired streetscape character 
 Providing for enjoyment of views 
 Fitting with the topography 
 Supporting desired streetscape character 
 Accommodating contextual constraints 
 Responding to existing overshadowing 

 
The objectives with respect to orientation are: 
 

 To optimise solar access to residential apartments within the 
development and adjacent development 

 To contribute positively to the desired streetscape character 
 

 To support landscape design of consolidated open space 
 To protect the amenity of exiting development 
 To improve the thermal efficiency of new buildings  

 
Assessment 
 
The proposed development has been designed with well articulated elevations 
which allow a variety of exposures from the units, increasing the cross 
ventilation across the units. Most of units have opportunity for cross ventilation. 
The articulated built form results in an improved streetscape presentation and 
visual appearance when viewed from adjoining properties (relative to the 
existing built form in the immediate locality). 
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The proposed development provides good solar access to most of individual 
units. 70% + of the units in the development will receive more than 3 hours of 
direct sunlight during the year, in particular on the Solstice (21st  June).  
 
In this regard all units: 
 

 Block A :71% / Block B: 66% of units have dual aspect for cross 
ventilation. 

 
 Have Internal living areas and private balconies with a northerly or 

north-westerly or northerly- westerly orientation to sunlight. 
 
There are 7% of units within the development with a restricted southerly 
orientation. This is well documented and allowed within the ADG. 
 
The building elevations use a combination of materials and finishes to enhance 
the appearance of the development (refer to architectural plans and schedule 
for details and 3D montage). 
 
The communal open space is on the roof top and will receive reasonable 
sunlight access and is located well away from services or infrastructure that 
could affect its amenity.  
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Principle 4: Density 
 
Good design has a density appropriate for a site and its context in terms of 
floor space yields (or number of units or residents). 
 
Appropriate densities are sustainable and consistent with the evolving density 
in an area and are consistent with the stated desired future density.  
Sustainable densities respond to the regional context, availability of 
infrastructure, public transport, community facilities and environmental quality. 
 
The key objectives for density considerations are: 
 

 To ensure that development is in keeping with optimum capacity of the 
site and the local area 

 
 To define allowable development density for building types 

 
 To provide opportunities for modulation and depth of external walls 

with the allowable density control 
 

 To promote “thin cross section buildings” which maximise daylight 
access and natural ventilation 

 
 To allow generous habitable balconies 

 
Assessment 
 
The proposed density can be comfortably contained on-site in respect of car 
parking provision and site facilities. 
 
The density complies with relevant codes, in a manner that does not 
compromise the amenity of future occupants particularly in respect of solar 
access, cross ventilation and privacy considerations; that does not 
compromise the amenity of the adjoining properties; and which reflects the 
urban design. 
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Principle 5: Resource, energy and water efficiency 
 
Good design makes efficient use of natural resources, energy and water 
throughout its full life cycle, including construction. 
 
Sustainability is integral to the design process.  Aspects include demolition of 
existing structures, recycling of materials, selection of appropriate and 
sustainable materials, adaptability and reuse of buildings, layouts and built 
form, passive solar design principles, efficient appliances and mechanical 
services, soil zones for vegetation and re-use of water. 
 
Waste Management Plan 
 
A water management plan for the full life cycle of the proposal has been 
prepared. 
 
Energy Assessment 
  
An energy assessment for the buildings has been prepared, in accordance 
with Nathers standards for multi unit housing, with inclusion of Basix Report. 
 
Stormwater Management 
 
The following objectives are noted: 
 

 To minimise the impacts of residential flat development and associated 
infrastructure on the health and amenity of natural waterways 

 Reduce the volume of stormwater on infrastructure by retaining it on 
site – possibly by minimising impervious areas by using pervious or 
open pavement materials 

 Retaining runoff from roofs and balconies in water features as part of 
the landscape design or for reuse by activities such as toilet flushing 

 Landscape design incorporating appropriate vegetation 
 Optimising deep soil zones 

 

A Stormwater Concept Plan has been prepared as part of the hydraulics deign 
for the project. 
 
Assessment 
 
The proposed design solution is entirely consistent with the principles of the 
SEPP No 65 particularly through the orientation and design of the units (solar 
access and ventilation) and the choice of construction materials to reduce 
heating and cooling costs; the provision of substantial areas of deep soil to 
assist in natural water absorption and reduce run off and the selection of 
appropriate planting/landscaping (refer to landscape plan). 
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Principle 6: Landscape 
 
Good design recognises that together landscape and buildings operate as an 
integrated and sustainable system, resulting in greater aesthetic quality and 
amenity for both occupants and the adjoining public domain. 
 
Landscape design builds on the site’s natural and cultural features in 
responsible and creative ways.  It enhances the development’s natural 
environmental performance by coordinating water and soil management, solar 
access, microclimate, and tree canopy and habitat values.  It contributes to the 
positive image and contextual fit of development by respecting the streetscape 
and neighbourhood character, or desired future character. 
 
Landscape design should optimise useability, privacy and social opportunity, 
equitable access and respect for neighbours amenity and provide for practical 
establishment and long term management. 
 
Several Best practice design measures that should be considered in landscape 
design are: 
 

 Improve the amenity of landscape design which provides appropriate 
shade from trees or structures 

 Provides accessible routes through the space and between buildings 
 Screens cars, communal drying areas, swimming pools and the 

courtyards of ground floor units 
 Allows for locating art works  
 Contributes to streetscape character by relating landscape design to 

the desired proportions and character of the streetscape 
 Using planting and landscape elements appropriate to the scale of the 

development 
 Mediating between and visually softening the bulk of large 

development for the person on the street 
 Improve the energy efficiency and solar efficiency of dwellings and the 

microclimate of private open space 

 Designing landscape which contributes to the sites particular and 
positive characteristics 

 Contributing to water and stormwater efficiency by integrating 
landscape design with water and stormwater management 

 Provides a sufficient depth of soil above paving slabs to enable the 
growth of mature trees 

 Minimises maintenance by using robust landscape elements 
 
Deep Soil zones 
 
Deep soil zones are areas of natural ground level with relatively natural soil 
profiles retained within a development.  Deep soil zones have important natural 
benefits, these include: 
 

 Promoting healthy growth of large trees 
 Protecting existing mature trees 
 Allowing infiltration of rainwater to the watertable and reduction of 

stormwater runoff. 
 
In landscape design the following best practice techniques should be 
considered: 
 

 Optimising the provision of deep soil zones within a site by designing 
the basement areas so as to ensure that they do not fully cover the 
site;  

 Utilizing the front and side setbacks for deep root planting zones 
 Promoting landscape health by supporting for a rich variety of 

vegetation type and size 
 Increasing the permeability of paved areas 

 
 
 
 
 
 



 SEPP 65 - Design Verification Statement                                                      No: 172 Tallawong Road, Rouse Hill  
 

JS Architects Pty Ltd        Issue: 12 June 2017       Page 10  of 15  

 
Fences and walls 
 
Fences and walls include all built vertical landscape elements designed to 
define boundaries between one space and the next or to rationalise a change 
in level.  The design of fences and walls has an impact on the real and 
perceived safety and security of residents as well on the amenity of the public 
domain and the identity of the residential flat development. 
 
Better Practice design measures include: 
 

 Use of appropriate materials including solid and transparent materials  
 Clear delineation of the private and public domain without 

compromising safety and security by designing fences and walls which 
provide privacy and security while not eliminating views outlook light 
and air 

 Limiting the length and height of retaining walls along street frontages 
 Contribute to the amenity beauty and useability of private and 

communal open spaces by incorporating items such as: 
Benches and seats 
Planter boxes 
Pergola and trellises 
Barbeques 
Water features 

Retaining and enhancing the public domain by avoiding the use of continuous 
lengths of blank walls at street level 
 
Using planting to soften the edges of any raised terraces to the street, such as 
over sub basements 
 
 
 
 
 
 

 
Assessment 
 
The proposed landscape design has been prepared with the intent of achieving 
the following: 

 
 Using planting and landscape elements appropriate to the scale of the 

development and relative to existing character; 
 Improve the energy efficiency and solar efficiency of dwellings and the 

microclimate of open space; 
 Provides substantial deep soil depths to enable the growth of mature 

trees; 
 Minimises maintenance by using robust landscape elements. 
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Principle 7: Amenity 
 
Good design provides amenity through the physical, spatial and environmental 
quality of a development. 
 
Optimising amenity requires appropriate room dimensions and shapes, access 
to sunlight, natural ventilation visual and acoustic privacy, storage, indoor and 
outdoor space, efficient layouts and service areas, outlook and ease of access 
for all age groups and degrees of mobility. 
 
 
Visual privacy 
 
Visual privacy measures protect resident’s ability to carry out private functions 
within all rooms and private open spaces without compromising views, outlook, 
ventilation and solar access or the functioning of internal or external spaces.  
The consideration of visual privacy requires an understanding of the adjacent 
context, site configuration, topography the scale of the development and the 
layout of the residential flats. 
 
Some of the better practice measures that should be considered include: 
 

 Locating and orienting new development to maximise visual privacy 
externally and internally, during the day and night 

 Designing building layouts to minimise direct overlooking of rooms and 
private open spaces adjacent to apartments by 

 Using balconies to screen other balconies and any ground level private 
open space 

 Separating communal open space common open areas and access 
routes through the development from the windows of rooms, 
particularly habitable rooms 

 Changing the level between ground floor apartments with their 
associated private open spaces and the public domain or communal 
open space 

 Using detailed site design and building design elements to increase 
privacy without compromising access to light and air. 

 
Apartment layout 
 
The internal layout of an apartment establishes the spatial arrangement of 
rooms, the circulation between rooms and the degrees of privacy of each 
room. 
 
Several of the key objectives for apartment layout are 
 

 To ensure the spatial arrangement of apartments is functional and well 
organised 

 To ensure the apartment layouts provide high standards of residential 
amenity  

 To maximise the environmental performance of apartments 
 To accommodate a variety of house hold activities and occupants 

needs 
 
Some of the key better design practices include  
 

 Providing private open space in the form of a balcony a terrace a 
courtyard or a garden for every apartment 

 Orienting main living areas towards the primary outlook and aspect 
and away from neighbouring noise sources 

 Locating main living spaces adjacent to main private open space 
 Locating habitable rooms, and where possible kitchens and bathrooms 

on the external face of the buildings thereby maximising the number of 
rooms with windows 

 Maximising the opportunities to facilitate natural ventilation and to 
capitalise on natural daylight, for example by providing corner 
apartments, cross over or cross through apartments 

 Split level or maisonette apartments 
 Shallow single level apartments 
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 Avoiding locating the kitchen as part of the main circulation spaces of 
an apartment, such as a hallway or entry space 

 Including adequate storage space in the apartment 
 Ensure the layouts enable apartment layouts and dimensions facilitate 

furniture removals 
 
Balconies 
 
Balconies are outdoor spaces that enhance the amenity and lifestyle.  They 
provide private open space, extend the living spaces of the apartment and 
capitalise on the temperate climate.  Balconies are also important architectural 
elements, contributing to the form and articulation of apartment buildings. 
 
Several of the key better design practices relating to balconies include: 
 

 Primary balconies should be located adjacent to the main living areas, 
such as living room, dining room or kitchen to extend the dwelling 
living room 

 Balconies should be sufficiently large and well proportioned to be 
functional and promote indoor /outdoor living 

 Design balconies to predominantly face north, east or west to provide 
solar access 

 Utilise sun screens pergolas, shutters and operable walls to temper 
noise conditions 

 Utilise cantilevered balconies, partially cantilevered balconies and or 
recessed balconies in response to daylight wind acoustic privacy and 
visual privacy. 

 
Natural Ventilation 
 
Some of the better design practices for natural ventilation in residential flat 
buildings include: 
 

 Utilising the building layout and section to increase the potential for 
natural ventilation, this includes the introduction of dual aspect 
apartments. 

 
 Minimising the interruptions for airflow in an apartment, generally by 

encouraging more open layouts. 
 

 Grouping rooms with similar usage together which allows for better 
compartmentalisation. 

 
Daylight Access 
 
Daylight consists of sunlight –diffuse light from the sky- and sunlight – direct 
beam radiation from the sun.  Daylight changes with the time of day, season 
and weather conditions.  The variability contributes to pleasant environments 
to live and work in.  Within an apartment day lighting reduces reliance on 
artificial light, improving energy efficiency and resident amenity. 
 
Some of the key better practice: 

 Plan the layout to maximise general north orientation of the residential 
apartments. 

 Ensure direct daylight to communal open space between March and 
September and provide appropriate shading in summer 

 Optimise the number of apartments receiving daylight access to 
habitable rooms and principal windows 

 Ensure daylight access to habitable rooms and private open space 
particularly in winter. 
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Ground level Apartments 
 
Ground floor apartments are special because they offer the potential for direct 
access from the street and on-grade private landscape areas.  They also 
provide opportunities for the apartment building and its landscape to respond 
to the streetscape and the public domain at the pedestrian level.  Ground floor 
apartments also support housing choice by providing accessibility to the elderly 
and or disabled and support families with small children.  Ground floor 
apartments extend the lifestyle choices available in apartment buildings by 
facilitating activities, such as gardening, play and pet ownership. 
 
Some of the key better design practices that are relevant for this project 
include: 
 
Balancing privacy requirements by utilising a change in level from the common 
domain, providing appropriate fencing, lighting and /or landscape to meet 
privacy and safety requirements for occupants. 
 
 
Assessment: 
 
The above principles have been applied in the preparation of the proposal.   
 
Each unit has a private recreation area either on balconies or ground floor 
courtyards to the ground floor units, of which have functional areas and 
configuration conducive to recreational use. The private recreation areas are 
directly accessible from the internal living areas and benefit from good solar 
access. 
 
71 to 66%+ of units have dual aspect for cross ventilation and 71 to 73% of 
units have northerly exposure to sunlight. 
 
Privacy between balconies has been maintained through the use of blade 
walls, and movable louvered screens. 
 

 
Day lighting has been considered for the general amenity of all units. The 
restricted depth of the dwellings maintains reasonable access to natural 
daylight to all rooms therein. 
 
The design appropriately separates the dwellings from potential noise sources 
particularly from street noise levels by providing portions of solid balcony wall 
returns. 
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Principle 8: Safety and Security 
 
The built environment has an impact on perceptions of safety and security, as 
well as on the actual opportunities for crime.  A development which provides 
safe ground level entry and exit during all times of the day and night will 
minimise opportunities for crime. Design for safety works by enabling casual 
surveillance, reinforcing territory, controlling access and managing space. 
 
Key better design practice measures include: 
 

 Reinforcing the development boundary to strengthen the distinction 
between public and private space.  This can be symbolic and may 
include  

Fences walls and gates 
Changes of materials  
Changes in levels 
Signage 

 
 Optimising the visibility functionality and safety of building entrances: 
 Orienting entrances towards the public street 
 Providing clear lines of sight between entrances, foyers and the street 
 Providing direct entry to ground level apartments from the street rather 

than through a common foyer  
 Direct and well lit access between car parks and dwellings, between 

car parks and lift lobbies and to all unit entrances. 
 Improving the opportunities for casual surveillance by: 

o Orienting living areas with views over public or communal 
open spaces, where possible 

o Using bay windows and balconies, which protrude beyond the 
main façade and enable a wider angle of vision to the street 
and communal areas 

o Using corner windows which provide oblique views of the 
street or communal areas 

o Providing casual views of common internal areas, such as 
lobbies and foyers, hallways, recreation areas and car parks. 

 Minimising opportunities for concealment by avoiding blind or dark 
alcoves near lifts and stairwells, at the entrances and within car parks, 
along corridors and walkways 

 Providing well lit routes throughout the development 
 Providing appropriate levels of illumination for all common areas 
 Proving graded illumination to car parks and illuminating entrances 

higher than the acceptable standard. 
 Controlling access to the development by making apartments in 

accessible from the balconies, roofs and windows of neighbouring 
buildings 

 Separating the residential component of a development’s car parking 
from any other buildings use and controlling car park access from 
public and common areas 

 Providing direct access from car parks apartment lobbies for residents 
 Providing separate access for residents in mixed use buildings 
 Providing an audio or intercom system at the entry for visitors to 

communicate with residents 
 Providing key card access for residents 

 
Assessment 
The following design initiatives have been incorporated: 
 

 The design utilises direct access from the public domain to the one 
front entrance and side entry. 

 Building entrances are oriented where practicable towards the public 
street.  

 The balconies protrude beyond the building alignment permitting 
casual surveillance. 

 Lighting details will be furnished in accordance with Australian 
Standards at the lodgement of the Construction Certificate. 
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Principle 9: Social dimensions 
 
Good design responds to the social context and needs of the local community 
in terms of lifestyles, affordability and access to social facilities. 
 
New developments should optimise the provision of housing to suit the social 
mix and needs in the neighbourhood or, in the case of precincts undergoing 
transition, provide for desired future community. 
 
Assessment 
 
The locality has been zoned to permit flat building developments. 
 
The proposal incorporates a broad range of units with different characteristics 
and each offers a good level of amenity.  
 
 
 
Principle 10 Aesthetics 
 
Quality aesthetics require the appropriate composition of building elements, 
textures, materials and colours and reflect the use, internal design and 
structure of the development.  Aesthetics should respond to the environment 
and context, particularly to desirable elements of the existing streetscape or, in 
precincts undergoing transition, contribute to the desired future character of an 
area. 
 
Assessment 
 
The proposed development has been suitably treated and includes appropriate 
finishes to have a high aesthetic content. 
 

The proposal provides an appropriate mix of finishes and an appropriate scale 
and form of building. The proposed design reflects contemporary design 
initiatives. 


