Manningharh City Council

MEMORANDUM

TO: Paul Molan

FROM: Mandy Banks — Urban Designer
EXT NO: 172 |

DATE: 8 April 2008

FILE PATH: U:\DESIGN_OPEN SPACE\Urban Design\Admin General\customer
requests\Enquiries\DHPrescribed building heights.doc

SUBJECT:  Response to email 31/03/08 Re: Mandatory Prescribed Building Heights

Paul,

I would like to provide the following response to the recent concern raised about building
heights proposed in Short Street, Hepburn Road and the northern ends of Clay Drive and
Frederick Street, in Doncaster Hill; with particular reference to the relationship of base to
vertical planes and the ‘canyon effect’: ‘

It is my understanding that the typical 'canyon effect” on a city street is created by the
following factors;

+  Lack of human scale;

* Relative sense of enclosure, _
*  Lack of natural light penetration; and
*  Extra wind created at ground level.

Human scale .

All buildings in Doncaster Hill require a high degree of articulation of the building form, stich
as recessive planes, podium setbacks with highlighted entryways and tower setbacks. These
elements, along with proposed avenue tree planting help provide visual interest and a
comfortable, human-scale walking environment.

Front, side and rear setbacks are required to enhance pedestrian safety and amenity, and assist
in the retention of view-lines, penetration of sunlight, wind mitigation and to create
opportunities for landscape buffers which seek to further enhance the human-scale /
pedestrian environment.

I have provided you with some indicative cross-sections demonstrating building setbacks
required on the streets of particular concern to Cr Welsh. Please note that these are indicative
only and do not accurately depict building stepping required to reduce overshadowing. The



cross-sections drawn also show buildings with the minimum allowable front setback, making
them, for want of a better term a ‘worst case scenario’. They do demonstrate, | hope, the
required offsets and likely stepping of residential towers from property lines and the resultant
reduced base to vertical plane relationship.

Sense of enclosure

The extensive vistas to the south gained from each side street, and especially from the more
elevated north ends, help to minimise any sense of enclosure resulting from adjoining
buildings.

Light penetration

Overshadowing is one of the important considerations that has influenced the scale of
buildings to be permitted on Doncaster Hill. East-west street alignments typically cause much
of the 'canyon effect’ problem in CBD's, where such streets are cast in shade for much of the
day. In contrast, the side streets off Doncaster Road all have north-south alignments, which
will let in natural light for much of the day.

Wind _
All developers are required to provide a wind assessment to minimise additional wind flow to
ground level.

I hope that the above adequately responds to Cr Welsh’s concerns. Please contact me if you
require anything further. ’

- Mandy Banks
Urban Designer
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