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Agenda
Urbis Introduction and response to DPIE Assessment Report

Hayball overview of scheme

Response to Panel Questions (Urbis, Hayball and then Bluesky)

Follow up actions
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01	 Analysis
01	 Location Plan



- Site Boundary

- 2 Stories - 4 Stories

- 1 Storey - 3 Stories

4 10    12 14    16 20 22 24 26 30 32 34 36 38 40 42-44 46 48 50 52

413635333127292523211917A17151311975

20 - 22
  
• Surveyed 

Ridge height: 
6.5m

28 - 30
  
• Estimated 

Ridge height: 
7.5m

10 - 12
  
• Surveyed 

Ridge height: 
10.7m

14 - 16
  
• Surveyed 

Ridge height: 
6.0m

4
  
• Surveyed 

Ridge height: 
7.2m

36
  
• Estimated 

Ridge height: 
9.5m

37
  
• Estimated 

Ridge height: 
9.5m

17A
  
• Surveyed 

Ridge height: 
7.5m

42 - 44
  
• Estimated 

Ridge height: 
12.0m

48 - 50
  
• Estimated 

Ridge height: 
7.5m

31
  
• Estimated 

Ridge height: 
12.5m

25
  
• Estimated 

Ridge height: 
6.5m

19
  
• Surveyed 

Ridge height: 
10.9m

15
  
• Surveyed 

Ridge height: 
12.6m

7 - 9
  
• Surveyed 

Ridge height: 
12.3m

54 - 56
  
• Estimated 

Ridge height: 
6.5m

24
  
• Estimated 

Ridge height: 
6.5m

32 - 34
  
• Estimated 

Ridge height: 
7.9m

26
  
• Estimated 

Ridge height: 
6.5m

38 - 40
  
• Estimated 

Ridge height: 
7.0m

33 - 35
  
• Estimated 

Ridge height: 
6.5m

17
  
• Surveyed 

Ridge height: 
7.5m

5
  
• Surveyed 

Ridge height: 
9.9m

46
  
• Estimated 

Ridge height: 
12.0m

39 - 41
  
• Estimated 

Ridge height: 
12.5m

27 - 29
  
• Estimated 

Ridge height: 
12.5m

21 - 23
  
• Estimated 

Ridge height: 
7.0m

11 - 13
  
• Surveyed 

Ridge height: 
7.4m

52
  
• Estimated 

Ridge height: 
7.5m
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01 Analysis
02 Building Heights

-Proposed Building Footprint
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01	 Analysis
02	 Building Heights



- Character Type 2

- Character Type 1 - Character Type 3

Lot - 4

Lot - 38-40

Lot - 10-12

Lot - 42-44

Lot - 14-16

Lot - 46

Lot - 20

Lot - 48-50

Lot - 22

Lot - 52

Lot - 24 Lot - 26 Lot - 30 Lot - 32-34 Lot - 36

- Site Boundary

Character Type 1
- Single storey federation and 
Victorian period character cottages
- Hipped and Pitched roofs
- Gable vents
- Bay windows
- Timber decorated Gables
- Fretted timber brackets
- Terracotta hip tiles
- Face brick chimney stacks
- Decorative timber columns
- Entry porch

Character Type 3
- 2  or more storey residential 
apartment block
- Face brick or rendered 
brick construction
- Pitched, hipped and fl at roof styles
- Some with street facing balconies
- 1960’s to current architectural style

Character Type 2
- Two storey semi-detached 
Victorian  Filigree terrace houses

DONCASTER AVE DONCASTER AVE

4 10    12 14    16 20 22 24 26 30 32 34 36 38 40 42-44 46 48 50 52

EAST
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01 Analysis
04 Architectural Style & Materials (Eastern Side of Doncaster Ave)

-Proposed Building Footprint
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01	 Analysis
03	 Architectural Style & Materials (Eastern Side of Doncaster Ave)



Blue Sky
4-18 Doncaster Ave, Kensington

Presentation to IPC
13 May 2020

Project No.
2309

Hayball     6

BUILDING A HOME BUILDING A COMMUNITY



FOR DEVELOPMENT 
APPLICATION
TOWN PLANNINGSKETCH DESIGNPRELIMINARY ISSUEDESIGN DEVELOPMENTCONSTRUCTION ISSUE 0

Builders/Contractors shall verify job dimensions before any job commences. Figured dimensions shall take precedence over scaled work.  Work shall also conform to the specification, other drawings and job dimensions.  All shop drawings shall be submitted to the Architect/Consultant and manufacture shall not commence prior to the return of inspected shop drawings signed by the Architect/Consultant. © Copyright 2008 All rights reserved

1 2 3 5

m

Drawn By
Checked By
Date Printed
Scale

Project No Drawing No RevisionDrawing TitleProject Title Status
GroundFloor11-1 Buckingham Street,Surry Hills, NSW 2010T +61 2 9660 9329

Level 12,324 Queen Street, Brisbane Qld 4000 T +61 7 3211 9821

4/135 Sturt Street Southbank,VIC 3006  T +61 3 9699 3644

ABN: 84006394261 NSW Nominated Architects:Tom Jordan 7521,

Melbourne :
Sydney      :
Brisbane   :

Richard Leonard 7522, David Tordoff 8028

1 : 200@ A1
31/05/2019 12:05:37 PM4-DONCASTER AVE GROUND PLAN BW

Author
Checker

2309 DR01.02
KENSINGTON SYDNEY

Rev Date Description

02	 Communal
01	 Student Community Shared Facilities - Ground Floor 

Blue Sky
4-18 Doncaster Ave, Kensington

Presentation to IPC
13 May 2020

Project No.
2309

Hayball     7Blue Sky
4-18 Doncaster Ave, Kensington

Project No.
2309

Hayball     7

Hub and Reception Lobby

Communal Gardens

Privacy Landscape

Circulation

Meeting/Study Areas

Family Room

CIrculation Path 

Connection



FOR DEVELOPMENT 
APPLICATION
TOWN PLANNINGSKETCH DESIGNPRELIMINARY ISSUEDESIGN DEVELOPMENTCONSTRUCTION ISSUE 0

Builders/Contractors shall verify job dimensions before any job commences. Figured dimensions shall take precedence over scaled work.  Work shall also conform to the specification, other drawings and job dimensions.  All shop drawings shall be submitted to the Architect/Consultant and manufacture shall not commence prior to the return of inspected shop drawings signed by the Architect/Consultant. © Copyright 2008 All rights reserved

1 2 3 5

m

Drawn By
Checked By
Date Printed
Scale

Project No Drawing No RevisionDrawing TitleProject Title Status
GroundFloor11-1 Buckingham Street,Surry Hills, NSW 2010T +61 2 9660 9329

Level 12,324 Queen Street, Brisbane Qld 4000 T +61 7 3211 9821

4/135 Sturt Street Southbank,VIC 3006  T +61 3 9699 3644

ABN: 84006394261 NSW Nominated Architects:Tom Jordan 7521,

Melbourne :
Sydney      :
Brisbane   :

Richard Leonard 7522, David Tordoff 8028

1 : 200@ A1
28/05/2019 2:55:44 PM4-DONCASTER AVE 1 & 2 PLAN BW

Author
Checker

2309 DR01.03
KENSINGTON SYDNEY

Rev Date Description

02	 Communal
02	 Student Community Shared Facilities - Level 1 & 2 

Blue Sky
4-18 Doncaster Ave, Kensington

Presentation to IPC
13 May 2020

Project No.
2309

Hayball     8Blue Sky
4-18 Doncaster Ave, Kensington

Project No.
2309

Hayball     8

Circulation

Meeting/Study Areas

Natural Light



02	 Communal
03	 Family Room

Resilient Floor
Resilient floor to gym. and laundry

Joinery
Underbench utility storage
Laundry bench, sink and ironing station 

Gym Equipment 
TBC, supply by client.

Communal Kitchen
Fridge
Double sink
5 Burner cooktop 
Convection Microwave 
Oven
Rangehood
Dishwasher

Brick Paving
Brick internal paving

Landscape 
Planter to provide privacy buffer. 

Loose Furniture
Heavy duty outdoor loose tables, 
stools and chairs.

BBQ
Built in  electric BBQ station with stone 
top, sink and lockable storage.

Landscape 
Planters to provide  privacy buffer. 

Glazing
Full height powder coated metal 
framed glazed sliding doors and 
glazed side panel

Glazing
Glazed internal windows. Full height 
to gym, half height to laundry

Joinery
Built in hardwood banquette with  
timber base, fully upholstered 
seat and back.. Black double 
GPOs to base. Timber feature 
panels to rear of nook.

Timber Flooring
Solid hardwood timber 
flooring to kitchen and 
dining.

Outdoor Seating
Hardwood timber outdoor fixed bench 
seating

Walls
Full height mirrors.

Joinery
Open steel staircase with 
hardwood treads  and landing, 
perforated steel balustrading.

Joinery
Built in hardwood solid timber base with fixed upholstered 
seat pads and backs. Black double GPOs to base of seat.

Loose furniture by client 
(indicated in white).
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THE BACKYARD
OUTDOOR SEATING

COMMUNAL 
LOUNGE

COMMUNAL KITCHEN
AND DINING

GYM

LAUNDRY

VN02

BRK01

TM01

TM04

FB02

ACCESSIBLE 
WC

GAMES 
AREA

MTL01TM04 FB02



02	 Communal
04	 Family Room Precedent Imagery 
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•	 - Relaxation and down time
•	 - Playful and comfortable 
•	 - Social interaction and internal gatherings 
•	 - Sharing meals and cooking 
•	 - Fresh air and outdoor eatery  



03	 Private
01	 The Studio - Internal Render
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INIDCATIVE ONLY - Refer to inidivdual room types, finishes & fee schedules



PRELIMINARY ISSUE

Builders/Contractors shall verify job dimensions before any job  commences. Figured dimensions shall 
take precedence over scaled work.  Work shall also conform to the specification, other drawings and job 
dimensions.  All shop drawings shall be submitted to the Architect/Consultant and manufacture shall not 
commence prior to the return of inspected shop drawings signed by the Architect/Consultant. © Copyright 
2008 All rights reserved
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Room Design Principles:

•  A diversity of types from studio, twin, accessible and shared 
cluster models

• Direct access to light and fresh air from external operable 
windows

• High ceiling with localised bulkheads

• Robe storage

• Separate spaces to study and eat

•  Shared spaces in clusters to promote communal living

Wall Mounted TV
(supply TBC)

Built in Study Desk
• Pedestal storage below
• Open shelving above 
• Pinboard 

Operable Window

Desk Chair

Built in Wardrobe

Standard Bathroom 
Pod

Kitchenette
• Fridge
• Single Sink
• 2 Burner cooktop 
• Convection Microwave 

Double Bed

Eating Nook
• Built in table
• Low height stool

Timber look vinyl 
fl oor

Circulation
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04 Private
03 Studio - Typical Plan
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03	 Private
02	 Studio - Typical Plan
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Exterior



GROUND
AHD 29.710

LEVEL 1
AHD 32.810

LEVEL 2
AHD 35.910

ROOF
AHD 39.010

FOR DEVELOPMENT 
APPLICATION
TOWN PLANNINGSKETCH DESIGNPRELIMINARY ISSUEDESIGN DEVELOPMENTCONSTRUCTION ISSUE 0

Builders/Contractors shall verify job dimensions before any job commences. Figured dimensions shall take precedence over scaled work.  Work shall also conform to the specification, other drawings and job dimensions.  All shop drawings shall be submitted to the Architect/Consultant and manufacture shall not commence prior to the return of inspected shop drawings signed by the Architect/Consultant. © Copyright 2008 All rights reserved

1 2 3 5

m

Drawn By
Checked By
Date Printed
Scale

Project No Drawing No RevisionDrawing TitleProject Title Status
GroundFloor11-1 Buckingham Street,Surry Hills, NSW 2010T +61 2 9660 9329

Level 12,324 Queen Street, Brisbane Qld 4000 T +61 7 3211 9821

4/135 Sturt Street Southbank,VIC 3006  T +61 3 9699 3644

ABN: 84006394261 NSW Nominated Architects:Tom Jordan 7521,

Melbourne :
Sydney      :
Brisbane   :

Richard Leonard 7522, David Tordoff 8028

As indicated@ A1
31/05/2019 6:25:54 PM4-DONCASTER AVE ELEVATION DIAGRAMS

Author
Checker

2309 DR01.00
KENSINGTON SYDNEY

Rev Date Description

GROUND
AHD 29.710

LEVEL 1
AHD 32.810

LEVEL 2
AHD 35.910

ROOF
AHD 39.010

FOR DEVELOPMENT 
APPLICATION
TOWN PLANNINGSKETCH DESIGNPRELIMINARY ISSUEDESIGN DEVELOPMENTCONSTRUCTION ISSUE 0

Builders/Contractors shall verify job dimensions before any job commences. Figured dimensions shall take precedence over scaled work.  Work shall also conform to the specification, other drawings and job dimensions.  All shop drawings shall be submitted to the Architect/Consultant and manufacture shall not commence prior to the return of inspected shop drawings signed by the Architect/Consultant. © Copyright 2008 All rights reserved

1 2 3 5

m

Drawn By
Checked By
Date Printed
Scale

Project No Drawing No RevisionDrawing TitleProject Title Status
GroundFloor11-1 Buckingham Street,Surry Hills, NSW 2010T +61 2 9660 9329

Level 12,324 Queen Street, Brisbane Qld 4000 T +61 7 3211 9821

4/135 Sturt Street Southbank,VIC 3006  T +61 3 9699 3644

ABN: 84006394261 NSW Nominated Architects:Tom Jordan 7521,

Melbourne :
Sydney      :
Brisbane   :

Richard Leonard 7522, David Tordoff 8028

As indicated@ A1
31/05/2019 6:25:54 PM4-DONCASTER AVE ELEVATION DIAGRAMS

Author
Checker

2309 DR01.00
KENSINGTON SYDNEY

Rev Date Description

1. Distinct series of pavilions reminiscent of the original subdivision
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04	 Exterior
01	 Facade Concept Diagrams
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4. Fine horizontal articulation resonating heritage dwelling

3. Primary & secondary vertical articulation interpretation of heritage language
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04	 Exterior
02	 Facade Concept Diagrams



599 SWANSTON STREET, CARLTON 
STUDENT ACCOMMODATION

599 SWANSTON STREET, CARLTON 
STUDENT ACCOMMODATION

JOHNSTONE STREET, SUBURB 
APARTMENT

PROJECT 100, TRINITY COLLEGE 
STUDENT ACCOMMODATION

599 SWANSTON STREET, CARLTON 
STUDENT ACCOMMODATION

HOLMESGLEN TAFE, GLEN WAVERLY 
STUDENT ACCOMMODATION

17 - 21 HARCOURT PARADE, CREMORNE 
OFFICE

578 - 580 RIVERSDALE ROAD, CAMBERWELL 
APARTMENT
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04	 Exterior
03	 Precedents
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04	 Exterior
04	 Doncaster Avenue Views



2

Blue Sky
4-18 Doncaster Ave, Kensington

Presentation to IPC
13 May 2020

Project No.
2309

Hayball     18

04	 Exterior
05	 Doncaster Avenue Views
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04	 Exterior
06	 Doncaster Avenue Views
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Facade Panel 3D Sections4-DONCASTER AVE

KENSINGTON SYDNEY

2309 WK07.03

Rev Date Description

1. Typical horizontal flashing 
integrated to standing seam 
metal cladding, matt finish 
with Dulux Monument

2. Grey tint double glass 
with matt Dulux Monument 
powdercoat frames & louvres

3. Double Brick fin, refer to 
plan for location

4. Single brick, La Paloma 
cornice

5. Austral Bricks, La Paloma 
Castellana

6. Clear vision glass to all 
communal areas

7. Grey tint double glass 
spandrel panel with shadow 
box

8. Powder coated folded 
aluminium window shroud & 
frame, matt finish with Dulux 
Monument

9. Brick wall on a stell stud 
wall

10. Powder coated aluminium 
windows matt finish with 
Dulux Monument shroud to 
match frame finish

11. Aluminium louvre to flood 
path 

12. Austral Bricks, 
Chillingham White

13. Austral Bricks, Bowral Blue 
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04	 Exterior
07	 Kit of Parts
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05
Response to IPC 
comments
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05	 Response to IPC comments
01	 Comment 02 - Response to NSW Government Architect comments

FENCE REDUCED TO 1.2M HEIGHT 
AND MORE SOFT LANDSCAPING 
ADDED ALONG DONCASTER AVE 
BOUNDARY

GARDENS AROUND HERITAGE 
COTTAGE WITH GROVE OF 
DECIDUOUS TREES AND LUSH 
UNDERPLANTING

8° 15' 50"
75.90 m

S W

B
TP04.02

B
TP04.02

A
TP04.01

A
TP04.01

68.4 m²
COMMUNAL

153.0 m²
COMMUNAL

44.8 m²
COMMUNAL

COMMUNAL COURTYARD

CAR PARK 
ENTRANCE

EXISTING HERITAGE BUILDING

MAIN ENTRANCE

RL 29.710

RL 29.710

RL 29.710

COMMUNAL COURTYARD

RL 28.06

BBQ & OUTDOOR 
LOUNGE

LOUNGE / STUDY
LOBBY / 

RECEPTION

20.0 m²
STUDIO

18.9 m²
STUDIO

18.4 m²
STUDIO

18.9 m²
STUDIO

31.9 m²
TUDIO

20.1 m²
STUDIO

19.0 m²
STUDIO

19.1 m²
STUDIO

19.0 m²
STUDIO

19.8 m²
STUDIO

19.0 m²
STUDIO

18.9 m²
STUDIO

18.9 m²
STUDIO

19.1 m²
STUDIO

13.4 m²
COMMUNAL

18.9 m²
STUDIO

18.9 m²
STUDIO

6.8 m²
CORE

75.4 m²

6 BED
CLUSTER

76.0 m²

6 BED
CLUSTER

AHIP NO HARM ZONE

OUTDOOR LOUNGE

18.9 m²
STUDIO

M
EC
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RI
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R

DB

H
H

H H

H
H

BOOSTERWM RPZD

SUB 
STATION

M
EC

H 
RI

SE
R FXFX

1:14 RAMP

RL 28.26RL 28.50

BUILDING LINE OF PREVIOUS 
APPROVED DEVELOPMENT 
SHOWN DASHED IN BLUE
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05	 Response to IPC comments
04	 Comment 03 - Proposed FSR departure

w	 Proposed FSR (1.37:1) 
w	 FSR control under RLEP (0.9:1)
w	 Bonus otherwise available for boarding houses under ARH SEPP (0.5:1) 
w	 Proposed FSR is achieved while maintaining amenity and appropriate impacts as:
		  • 	 Complies with height of building standards 
		  • 	 Increased setbacks to the heritage item and appropriate conservation works to the item 
		  • 	 Landscaped area is 27% of site area 
		  • 	 Deep soil 23% of site area
		  • 	 Communal space delivered in exceedance of DCP requirement
		  • 	 Site suitability for student accommodation is demonstrated 
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05	 Response to IPC comments
05	 Comment 04 - Variation of maximum room size

EXISTING ROOMS AND 
INTERNAL WALLS ARE 
MAINTAINED TO MINIMISE 
IMPACT ON HERITAGE 
CHARACTER OF COTTAGE
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05	 Response to IPC comments
06	 Comment 05 - 25sqm Room Size

BEDROOM GFA: 35M2

10
00

57
0

24
45

770013803070

12150

40
15

BEDROOM GFA: 21M2

950 3650

4600

19
60

32
45

52
10

BEDROOM GFA: 26M2

2565 1380 430 1040

5415

30
35

24
45

43
0

10
65

69
70

BEDROOM GFA: 25M2

2995 2445 1100

6535

31
55

13
80

45
35

BEDROOM GFA: 25M2

39
50

12
50

11
95

63
95

425 3270 1380

5080

BEDROOM GFA: 22M2

55
95

10
10

66
00

1550 1590 2260

5400

FOR DEVELOPMENT 
APPLICATION

0

Builders/Contractors shall verify job dimensions before any job commences. Figured dimensions shall take precedence over scaled work.  Work shall also conform to the specification, other drawings and job dimensions.  All shop drawings shall be submitted to the Architect/Consultant and manufacture shall not commence prior to the return of inspected shop drawings signed by the Architect/Consultant. © Copyright 2008 All rights reserved

1 2 3 5

m

Drawn By
Checked By
Date Printed
Scale

Project No Drawing No RevisionDrawing TitleProject Title Status
GroundFloor11-1 Buckingham Street,Surry Hills, NSW 2010T +61 2 9660 9329

Level 12,324 Queen Street, Brisbane Qld 4000 T +61 7 3211 9821

4/135 Sturt Street Southbank,VIC 3006  T +61 3 9699 3644

ABN: 84006394261 NSW Nominated Architects:Tom Jordan 7521,

Melbourne :
Sydney      :
Brisbane   :

Richard Leonard 7522, David Tordoff 8028

1 : 50@ A1
4/10/2019 3:41:49 PM34-DONCASTER AVE ROOM TYPES

KL
JV

2309 TP07.03
KENSINGTON SYDNEY

1 : 50A06.05
TUDIO TYPE H1

1 : 50A06.05
TUDIO TYPE G2

1 : 50A06.05
TUDIO TYPE F3

1 : 50A06.05
TUDIO TYPE E4

1 : 50A06.05
TUDIO TYPE I5

1 : 50A06.05
TUDIO TYPE J6

Rev Date Description
1 15/01/2019 ISSUE FOR DEVELOPMENT APPLICATION
2 31/05/2019 REVISED FOR DEVELOPMENT APPLICATION
3 04/10/2019 RESUBMISSION FOR DEVELOPMENT

APPLICATION

QTY: 2 QTY: 2 QTY: 2

QTY: 1 QTY: 1 QTY: 1

INCREASE KITCHEN.
MOVE ENTRY SLIGHTLY
IN.

12sqm 12sqm



Blue Sky
4-18 Doncaster Ave, Kensington

Presentation to IPC
13 May 2020

Project No.
2309

Hayball     28

05	 Response to IPC comments
07	 Comment 06 - Communal Toilet
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05	 Response to IPC comments
08	 Comment 07 - Car Waiting Bay
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05	 Response to IPC comments
09	 Comment 08 - Bicycle Access on Ground Floor
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05	 Response to IPC comments
10	 Comments 09 to 12

w	 Flood planning levels 
w	 Aboriginal archaeological investigations
w	 Geotechnical studies
w	 Dilapidation surveys
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06
Further questions 
and next steps


