






































Building Height

Building 1A.1 1A.2 1B.1 1B.2 1B.3 1B.4 2A.1 2A.2 2A.3 2A.4 2B.1 2C.1 2D.1 2D.2 2D.3 2E.1

Interface to public 
domain 
(difference in height 
between ground 
plane and first level)

0 0 0 0 0 0 0.45 0.45 0.45 0.45 0.45 0.45 0.45 0.45 0.45 0.45

L1 (floor to floor height) 
(m)

4.4 4.4 4.4 4.4 3.7 4.4 3.7 3.7 3.7 3.7 3.7 3.7 3.7 3.7 3.7 3.7

L2 (floor to floor height) 
(m)

3.7 3.7 3.7 3.7 3.7 3.7 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1

L3 (floor to floor height) 
(m)

3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1

L4 (floor to floor height) 
(m)

3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1

L5 (floor to floor height) 
(m)

3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1

L6 (floor to floor height) 
(m)

3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1

L7 (floor to floor height) 
(m)

3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1

L8 (floor to floor height) 
(m)

3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1 3.1

Sub Total (m) 26.7 26.7 26.7 14.3 26 26.7 25.4 13 13 25.4 25.4 25.4 25.4 25.4 25.4 25.4

Maximum Fall of Land 
(m)

1.7 1.7 0.7 3.9 2.5 2 3.2 2.1 2.1 2.1 3.1 3.5 1.8 2.7 2.6 3.1

Maximum Fall of Land 
taken at point of lift 
overrun (if varies from 
above) (m)

0 0.8 1

Predominant Height 
taken at point of least 
site fall (excl. lift 
overrun)

26.7 26.7 26.7 14.3 26 26.7 25.85 13.45 13.45 25.85 25.85 25.85 25.85 25.85 25.85 25.85

Predominant Height 
taken at point of 
greatest site fall (excl. 
lift overrun)

28.4 28.4 27.4 18.2 28.5 28.7 28.6 15.1 15.1 27.5 28.5 28.9 27.2 28.1 28 28.5

Lift overrun/ fire stair 
allowance (not 
applicable if integrated 
within top floor)

3.1 0 3.1 3.1 3.1 0 0 3.1 3.1 0 0 0 3.1 3.1 3.1 3.2

Overall Building Height 
taken at point of 
greatest site fall (incl. lift 
overrun)

31.5 28.4 29.8 21.3 29.9 28.7 28.6 18.2 18.2 27.5 28.5 28.9 30.3 31.2 31.1 29.6

Compliance with SEPP 
Max Building Height

Non-compliance Non-compliance Non-compliance Complies Non-compliance Non-compliance Non-compliance Complies Complies Non-compliance Non-compliance Non-compliance Non-compliance Non-compliance Non-compliance Non-compliance

Reason for Non-
Compliance

First two levels 
are non-
residential 
increasing the 
overall height of 
the envelope

First two levels 
are non-
residential 
increasing the 
overall height of 
the envelope

First three levels 
are non-
residential 
increasing the 
overall height of 
the envelope. the 
building also sits 
on sloping 
topography.

First level is non-
residential 
increasing the 
overall height of 
the envelope. the 
building sits on 
sloping 
topography and 
the building has 
been stepped to 
minimise non-
compliance.

First level is non-
residential 
increasing the 
overall height of 
the envelope.

The building has 
a large floorplate 
and sits on 
sloping 
topography 
resulting in a 
minor non-
compliance 
limited to the top 
level which has 
an increased 
setback to the 
street.

The building sits 
on sloping 
topography 
resulting in a 
minor non-
compliance 
limited to the top 
level which has 
an increased 
setback to the 
street.

The building sits 
on sloping 
topography 
resulting in a 
minor non-
compliance 
limited to the top 
level which has 
an increased 
setback to the 
street.

The building has 
a large floorplate 
and sits on 
sloping 
topography. the 
building has 
been stepped but 
there is still a  
minor non-
compliance in 
two locations.

The building sits 
on sloping 
topography 
creating  minor 
non-compliance. 

The building sits 
on sloping 
topography 
creating  minor 
non-compliance. 
it has been 
stepped down 
from the 
neighbouring 
building 2d.1 to 
minimise this 
non-compliance.

The building sits 
on sloping 
topography 
creating  minor 
non-compliance. 
it has been 
stepped down 
from the 
neighbouring 
building 2d.2 to 
minimise this 
non-compliance.

The building sits on 
sloping topography 
creating  minor non-
compliance.

Non-Residential Levels Shown in Red 

Adaptable Residential Levels Shown in Blue

Residential Levels Shown in Black

Definition
  
Building height (or height of building) means:
(a) in relation to the height of a building in metres—the vertical distance from ground level (existing) to the highest point of the 

building, or
(b) in relation to the RL of a building—the vertical distance from the Australia Height Datum to the highest point of the building, 

including plant and lift overruns, but excluding communication devices, antennae, satellite dishes, masts, flagpoles, 
chimneys, flues and the like.
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Non-Residential Residential Total

Site Building Floorplate 
Area

No. of 
Floors

GBA (meas) GFA (calc) 
(85% GBA)

GBA 
(meas)

GFA (calc) 
(75% GBA)

NSA (calc) 
(90% GFA)

GBA GFA Average Apartment 
Size  (sqm)

No. Apartments 
(NSA/69sqm)

Residential Car 
Parking Rate (per 

dweling) (incl. visitor)

Residential 
Car Spaces 

Required

Non-Residential 
Car Spaces 

Required

Bicycle 
Rate (per 
dwelling)

Bicycle 
Spaces 

Required 

Site 1 0 0

Building 1A 1A.1 1,480 2 2,960 2,516 2,960 2,516

1A.1 1,060 6 6,360 4,770 4,293 6,360 4,770

1A.1 Total 2,960 2,516 6,360 4,770 4,293 9,320 7,286 69 62 1.04 65 40 1.1 68

1A.2 908 1 908 772 908 772

1A.2 1,246 1 1,246 1,059 1,246 1,059

1A.2 1,020 6 6,120 4,590 4,131 6,120 4,590

1A.2 Total 2,154 1,831 6,120 4,590 4,131 8,274 6,421 69 60 1.04 62 29 1.1 66

Site 1A Total 5,114 4,347 12,480 9,360 8,424 17,594 13,707 122 127 69 134

Building 1B 1B.1 509 1 509 433 509 433

1B.1 919 1 919 781 919 781

1B.1 1,033 6 6,198 4,649 4,184 6,198 4,649

1B.1 Total 1,428 1,214 6,198 4,649 4,184 7,626 5,862 69 60 1.04 62 19 1.1 66

1B.2 1,020.5 2 2,041 1,735 2,041 1,735

1B.2 1,020 2 2,040 1,530 1,377 2,040 1,530

1B.2 Total 2,041 1,735 2,040 1,530 1,377 4,081 3,265 69 20 1.04 21 28 1.1 22

1B.3 751 2 1,502 1,127 1,014 1,502 1,127

1B.3 792 1 792 673 792 673

1B.3 1,543 6 9,258 6,944 6,249 9,258 6,944

1B.3 792 1 792 594 535 792 594

1B.3 Total 792 673 11,552 8,664 7,798 12,344 9,337 69 113 1.04 118 11 1.1 124

1B.4 792 1 414 352 227 170 153 641 522

1B.4 792 1 792 673 792 673

1B.4 792 6 4,752 3,564 3,208 4,752 3,564

1B.4 Total 1,206 1,025 4,979 3,734 3,361 6,185 4,759 69 49 1.04 51 16 1.1 54

Site 1B Total 5,467 4,647 24,769 18,577 16,719 30,236 23,224 242 251 74 266

Site 1 Total 10,581 8,994 37,249 27,937 25,143 47,830 36,931 364 378 143 400

Site 2

Building 2A 2A.1 1,130 1 1,130 848 763 1,130 848

2A.1 1,405 3 4,215 3,161 2,845 4,215 3,161

2A.1 1,349 3 4,047 3,035 2,732 4,047 3,035

2A.1 1,152 1 1,152 864 778 1,152 864

2A.1 Total 0 0 10,544 7,908 7,117 10,544 7,908 69 103 1.04 107 1.1 113

2A.2 425.5 4 1,702 1,277 1,149 1,702 1,277

2A.2 Total 0 0 1,702 1,277 1,149 1,702 1,277 69 16 1.04 17 1.1 18

2A.3 387.25 4 1,549 1,162 1,046 1,549 1,162

2A.3 Total 0 0 1,549 1,162 1,046 1,549 1,162 69 15 1.04 16 1.1 17

2A.4 617 7 4,319 3,239 2,915 4,319 3,239

2A.4 489 1 489 367 330 489 367

2A.4 Total 0 0 4,808 3,606 3,245 4,808 3,606 69 47 1.04 49 1.1 52

Site Building
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Site 2A Total 0 0 18,603 13,952 12,557 18,603 13,952 181 188 199

Building 2B 2B.1 1,084 1 1,084 813 732 1,084 813

2B.1 1,335 3 4,005 3,004 2,703 4,005 3,004

2B.1 647 3 1,941 1,456 1,310 1,941 1,456

2B.1 513 1 513 385 346 513 385

2B.1 Total 0 0 7,543 5,657 5,092 7,543 5,657 69 73 1.04 76 1.1 80

Site 2B Total 0 0 7,543 5,657 5,092 7,543 5,657 73 76 80

Building 2C 2C.1 724 1 724 543 489 724 543

2C.1 855 1 855 641 577 855 641

2C.1 2,438 1 2,438 1,829 1,646 2,438 1,829

2C.1 2,748 1 2,748 2,061 1,855 2,748 2,061

2C.1 2,801 1 2,801 2,101 1,891 2,801 2,101

2C.1 2,156 3 6,468 4,851 4,366 6,468 4,851

2C.1 1,606 1 1,606 1,205 1,084 1,606 1,205

2C.1 642 1 642 482 433 642 482

2C.1 Total 0 0 18,282 13,712 12,340 18,282 13,712 69 178 1.04 185 1.1 196

Site 2C Total 0 0 18,282 13,712 12,340 18,282 13,712 178 185 196

Building 2D 2D.1 727 1 727 545 491 727 545

2D.1 978 2 1,956 1,467 1,320 1,956 1,467

2D.1 672 4 2,688 2,016 1,814 2,688 2,016

2D.1 613 1 613 460 414 613 460

2D.1 Total 0 0 5,984 4,488 4,039 5,984 4,488 69 58 1.04 60 1.1 64

2D.2 1,071 3 3,213 2,410 2,169 3,213 2,410

2D.2 768 4 3,072 2,304 2,074 3,072 2,304

2D.2 704 1 704 528 475 704 528

2D.2 Total 0 0 6,989 5,242 4,718 6,989 5,242 69 68 1.04 71 1.1 75

2D.3 1,252 3 3,756 2,817 2,535 3,756 2,817

2D.3 850 4 3,400 2,550 2,295 3,400 2,550

2D.3 786 1 786 590 531 786 590

2D.3 Total 0 0 7,942 5,957 5,361 7,942 5,957 69 78 1.04 81 1.1 85

Site 2D Total 0 0 20,915 15,686 14,118 20,915 15,686 204 212 224

Building 2E 2E.1 1,017 1 1,017 763 686 1,017 763

2E.1 1,288 6 7,728 5,796 5,216 7,728 5,796

2E.1 1,195 1 1,195 896 807 1,195 896

2E.1 Total 0 0 9,940 7,455 6,710 9,940 7,455 69 97 1.04 101 1.1 107

Site 2E Total 0 0 9,940 7,455 6,710 9,940 7,455 97 101 107

Site 2 Total 0 0 75,283 56,462 50,816 75,283 56,462 733 762 807

Total 10,581 8,994 112,532 84,399 75,959 123,113 93,393 1097 1,140 143 1,207

Non-Residential Residential Total

Floorplate 
Area

No. of 
Floors

GBA (meas) GFA (calc) 
(85% GBA)

GBA 
(meas)

GFA (calc) 
(75% GBA)

NSA (calc) 
(90% GFA)

GBA GFA Average Apartment 
Size  (sqm)

No. Apartments 
(NSA/69sqm)

Residential Car 
Parking Rate (per 

dweling) (incl. visitor)

Residential 
Car Spaces 

Required

Non-Residential 
Car Spaces 

Required

Bicycle 
Rate (per 
dwelling)

Bicycle 
Spaces 

Required 

Site Building
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Site Area Non-Residential Residential Total

GBA 
(meas)

GFA 
(calc)

GBA (meas) GFA (calc) NSA (calc) GBA GFA Net FSR Avg Apt 
size

Yield 
Estimate

Site 1 1A 4,677 5,114 4,347 12,480 9,360 8,424 17,594 13,707 2.93:1 69 122

1B 11,623 5,467 4,647 24,769 18,577 16,719 30,236 23,224 2:1 69 242

Sub Total 16,300 10,581 8,994 37,249 27,937 25,143 47,830 36,931 2.27:1 364

ASSUMPTIONS

SITE AREA Superlot Includes internal roads and open space etc

Devp Block At property boundary. Includes land zoned B4 & R3 only. 

GBA Area of external face of building

GFA Measured from internal face of envelope. Excludes balconies, 
common stairs, lifts and services risers.

NON RES GFA = 85% GBA

RES GFA = 75% GBA

NSA = 90% GFA

Yield Estimate NSA/Average Apartment Size

Dwelling Density Area of R3 land + 50% road / number of dwellings in R3 land

Site 2 2A 7,049 0 18,603 13,952 12,557 18,603 13,952 1.98:1 69 181

2B 3,222 0 7,543 5,657 5,092 7,543 5,657 1.76:1 69 73

2C 5,067 0 18,282 13,712 12,340 18,282 13,712 2.71:1 69 178

2D 7,718 0 20,915 15,686 14,118 20,915 15,686 2.03:1 69 204

2E 3,904 0 9,940 7,455 6,710 9,940 7,455 1.91:1 69 97

Sub Total 26,960 0 0 75,283 56,462 50,816 75,283 56,462 2.09:1 733

COMBINED SITES 1 AND 2

Site 1 16,300 10,581 8,994 37,249 27,937 25,143 47,830 36,931 2.27:1 69 364

Site 2 26,960 0 0 75,283 56,462 50,816 75,283 56,462 2.09:1 69 733

Total 43,260 10,581 8,994 112,532 84,399 75,959 123,113 93,393 1,097

R3 Site Area 
(sqm)

Area of 50% Road 
(within B4 zone) 

Total Area (R3 Zoned Land 
and 50% Road)  (sqm)

Hectares Dwellings Dwelling Density (Dwellings per hectare) 

R3 Dwelling Density 30,281 1,087 31,368 3.1368 733 233.7

BENNETT AND TRIMBLE



Site No. 
Apartments

No. Residential 
Parking Required 
(incl. visitor)

No. Non-Residential 
Parking Required 

Parking Area 
Multiplier

Parking Area 
Allowance 
(Parking x 35sqm)

Refuse & Services 
Allowance

Storage 
Multiplier

Storage Allowance 
(No. Apartment x 
Storage Multiplier)

Bicycle 
Parking 
Multiplier

Bicycle 
Parking Area 
Allowance

Total Garage 
Area

Single 
Garage Area

No. Levels 
Required 
(Approx.)

1A 122 127 69 35sqm 6,863sqm 400sqm 2.6 317sqm 0.75 101sqm 7,580sqm 2,314sqm 3.3

1B 242 251 74 35sqm 11,383sqm 400sqm 2.6 628sqm 0.75 199sqm 12,411sqm 5,127sqm 2.4

2A 181 188 0 35sqm 6,587sqm 400sqm 2.6 471sqm 0.75 149sqm 7,458sqm 2,960sqm 2.5

2B 73 76 0 35sqm 2,657sqm 400sqm 2.6 190sqm 0.75 60sqm 3,246sqm 1,323sqm 2.5

2C 178 185 0 35sqm 6,479sqm 400sqm 2.6 463sqm 0.75 147sqm 7,341sqm 3,142sqm 2.3

2D 204 212 0 35sqm 7,427sqm 400sqm 2.6 531sqm 0.75 168sqm 8,358sqm 3,319sqm 2.5

2E 97 101 0 35sqm 3,528sqm 400sqm 2.6 252sqm 0.75 80sqm 4,180sqm 1,441sqm 2.9

�1



Developable Area FSR Non Residential Residential Total

LEP 
Control

GBA 
(meas)

GFA 
(calc)

GBA (meas) GFA (calc) NSA (calc) GBA GFA FSR Avg Apt 
size

Yield 
Estimate

Site 1 1A 5,114 4,347 12,480 9,360 8,424 17,594 13,707 69 122

1B 5,467 4,647 24,769 18,577 16,719 30,236 23,224 69 242

Site 2 2A 0 0 18,603 13,952 12,557 18,603 13,952 69 181

2B 0 0 7,543 5,657 5,092 7,543 5,657 69 73

2C 0 0 18,282 13,712 12,340 18,282 13,712 69 178

2D 0 0 20,915 15,686 14,118 20,915 15,686 69 204

2E 0 0 9,940 7,455 6,710 9,940 7,455 69 97

Total 70,424 1.75 10,581 8,994 112,532 84,399 75,959 123,113 93,393 1.33:1 1,097

ASSUMPTIONS

SITE AREA Lot areas as illustrated in figure adjacent. Excludes land 
zoned SP2

GBA Area of external face of building

GFA Measured from internal face of envelope. Excludes balconies, 
common stairs, lifts and services risers.

NON RES GFA = 85% GBA

RES GFA = 75% GBA

NSA Measured from internal face of apartment. Excludes 
balconies.

NSA = 90% GFA

Yield Estimate NSA/Average Apartment Size

BENNETT AND TRIMBLE
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