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SITE PLAN
1

NOTE:

01. DISTANCES AND AREAS BASED ON SURVEY 
SOURCED FROM H RAMSAY SURVEYORS, 
DRAWING REF 8216, DATED 07.11.2019.

SITE ADDRESS: 146-154 O'RIORDAN ST
MASCOT, NSW, 2020

STE AREA: 17,020.5 m²

Rv Amendment By Ck Date

C DEVELOPMENT APPLICATION 11/09/2019
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Site Plan

Building Height Plane applied to Building B 

Introduction:

• The site plan shows the Approved DA for Buildings 
A, B, C & D. The buildings, between 6 and 7 storeys, 
currently sit under the 22m LEP Building Height 
Limit.

• The subject of this report is a Planning Proposal, 
intended to increase the height limit to 44m for 
Buildings A & B, to match the adjacent sites on 
O’Riordan Street (this then also achieves this site’s 
FSR of 3:1)

• The Council Report, Heritage report, etc. support the 
approval of this Planning Proposal as submitted. 

• However, the Local Planning Panel recently while 
recommending approval, now wish to impose an 
arbitrary Building Height Plane on Building B’s 
northern edge, a move which lacks any visual, 
architectural or urban design principle.

• We believe this Building Height Plane imposition 
would produce a rather poor Urban Design outcome 
(see sectional diagram below). Through the key 
Urban Design principles described in this report, 
we will demonstrate the strength of the currently 
proposed 44m Planning Proposal.

• NB: All RLs are measured to the Australian Height 
Datum (AHD) as per standard practice. 

Building Height Plane 
applied to Building B 
creates Wedding cake  
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4
A ‘Wedding Cake’ effect 

is the result of the 
suggested imposition of 
a Building Height Plane 
on Building A’s northern 

end. 

Building Height Plane applied to Building B Envelope - Perspective
Building Height Plane Study

ABC
D

A/
C

A/C

A/C

A/
C

A/C

A/C

A/C

A/C

A/
C

A/CA/C

A/CA/C

A/C

A/
C

A/
C

A/C

A/
C

A/CA/C

A/CA/C

A/C A/C

A/C A/C

A/C

A/
C

A/
C

A/C

A/
C

A/C A/C

A/C A/C

B

A

C

D

O'
RI

OR
DA

N 
ST

A-L1

A-L2

A-L3

A-L4

A-L5

A-L6

A-FS1

A-FS2

A-FS4

A-FS3

RL 18.50

RL 18.50

59 m²
1B

48 m²
ST

25 m²
ST

25 m²
ST

54 m²
1B

53 m²
1B

59 m²
1B

72 m²
2B

46 m²
ST

33 m²
K3

61 m²
K8

67 m²
K5

32 m²
K1

32 m²
K2

32 m²
K2

32 m²
K1

32 m²
K1

32 m²
K2

34 m²
K3

34 m²
K4

32 m²
K2

32 m²
K1

60 m²
K6

41 m²
K5

32 m²
K1

32 m²
K1

32 m²
K2

32 m²
K2

32 m²
K1

34 m²
K3

34 m²
K4

34 m²
K3

34 m²
K4

RL
 1

7.
10

RL
 1

7.
10

B-
L1

B-
FS

2

B-
FS

3

B-
FS

5

B-
FS

4

B-
L2

4 m²
BALC

11 m²
BALC

11 m²
BALC

11 m²
BALC

11 m²
BALC

6 m²
BALC

11 m²
BALC

6 m²
BALC

11 m²
BALC

11 m²
BALC

18 m²
BALC

10 m²
BALC

28 m²
ST

53 m²
1B

60 m²
1B

81 m²
2B

46 m²
1B

55 m²
1B

55 m²
1B

55 m²
1B

55 m²
1B

64 m²
1B

26 m²
ST

25 m²
ST

26 m²
ST

25 m²
ST

24 m²
ST

58 m²
1B

2
DA-30-0100

2
DA-30-0100

2
DA-30-0200

2
DA-30-0200

1
DA-30-0200

1
DA-30-0200

1
DA-30-0300

1
DA-30-0300

1
DA-30-0100

1
DA-30-0100

C-FS1

C-L1 C-L1

C-FS2

RL 15.200

63 m²
1B+S

78 m²
2B

11 m²
BALC

12 m²
BALC

10 m²
BALC

54 m²
1B

73 m²
2B

9 m²
BALC

11 m²
BALC

52 m²
1B

53 m²
1B

10 m²
BALC

53 m²
1B

10 m²
BALC

28 m²
ST

29 m²
ST

57 m²
1B

9 m²
BALC

57 m²
1B

8 m²
BALC10 m²

BALC

CO
M

.

C/
H

W
M

GA
S

LS
A

C/
H

W
M

GA
S

EL
EC

N
BN

SP
K

GE

79 m²
2B

10 m²
BALC

84 m²
2B

27 m²
ST

68 m²
1B+S

57 m²
1B

54 m²
1B

70 m²
2B

53 m²
1B

54 m²
1B

84 m²
2B

53 m²
1B

57 m²
1B

26 m²
ST

27 m²
ST

53 m²
1B

33 m²
ST

27 m²
ST

51 m²
1B

76 m²
2B

28 m²
ST

10 m²
BALC

8 m²
BALC

8 m²
BALC

10 m²
BALC

9 m²
BALC

10 m²
BALC

10 m²
BALC

10 m²
BALC

10 m²
BALC

12 m²
BALC

11 m²
BALC

10 m²
BALC

78 m²
2B

9 m²
BALC

12 m²
BALC

68 m²
1B+S

9 m²
BALC

78 m²
2B

33 m²
ST

27 m²
ST 54 m²

1B
70 m²

2B

25 m²
ST

54 m²
1B

57 m²
1B

27 m²
ST

10 m²
BALC

53 m²
1B

10 m²
BALC

84 m²
2B

10 m²
BALC

53 m²
1B

8 m²
BALC

53 m²
1B8 m²

BALC

10 m²
BALC

76 m²
2B

9 m²
BALC

51 m²
1B

28 m²
ST

10 m²
BALC

57 m²
1B

10 m²
BALC

10 m²
BALC

10 m²
BALC

RL 15200RL 15200

C/
H

W
M

GA
S

SP
K

COM.LBR

GE

SPR

C/
H

W
M

GA
S

EL
EC

LS
A

N
BN

LS
A

D-FS5

D-L3 D-L4

D-FS7

D-FS3

C/
H

W
M

GA
S

LS
A

C/
H

W
M

GA
S

SP
K

COM. LBR

GE

SPR

EL
EC

LS
A

N
BN

D-L2D-L1

D-FS2

FLOOR LINE ABOVEFLOOR LINE ABOVE

S
E

TB
A

C
K

30
00

SETBACK

4000

S
E

TB
A

C
K

60
00 S
E

TB
A

C
K

90
00

SEPARATION

18000

S
E

P
A

R
A

TO
N

13
00

0

S
E

P
A

R
A

TI
O

N

90
00

SEPARATION

9000
SETBACK

6000

S
E

TB
A

C
K

30
00

SETBACK

6000

SETBACK

6000

S
E

TB
A

C
K

30
00

SEPARATION

12000

2
DA-30-0300

2
DA-30-0300

0 10521:250
N Do not scale from drawings.

Verify all dimensions on site before commencing work.
Copying or reproduction of this drawing is strictly prohibited 
without the consent of PTW Architects

Key Plan: ArchitectDrawing Disclaimer: Consultants

Client

Title

Drawing Number Revision

B1

PTW Architects
Level 11, 88 Phillip Street
Sydney NSW 2000 Australia
T +61 2 9232 5877

ptw.com.au

Project

NSW Nominated Architects
S Parsons Architect No.6098
D Jones Architect No.4778

Peddle Thorp & Walker P/L
ABN 23 000 454 624
trading as PTW Architects

Status

@ B1

16
/0

7/
20

20
 7

:1
2:

25
 P

M
C:

\R
ev

it_
Lo

ca
l\P

A0
16

59
3_

OR
io

rd
an

To
pl

ac
e_

AA
_A

R_
DA

_Z
Go

od
br

an
d.

rv
t

ADA-10-1200

DA-10 - GENERAL ARRANGEMENT PLANS

LEVEL 02 FLOOR PLAN
O'RIORDAN ST TOPLACE
146-154 O'RIORDAN ST
MASCOT, NSW, 2020TOPLACE

DEVELOPMENT APPLICATION

PA016593

1 : 250
LEVEL 02 FLOOR PLAN

1

Rv Amendment By Ck Date

A DEVELOPMENT APPLICATION 11/09/2019



PTW ARCHITECTS     I     146 - 154 O ‘Riordan St, Mascot     -     Building Height Analysis Urban Design Response     -     Toplace     -     October 2020

25M HEIGHT LIMIT
44M HEIGHT LIMIT44M HEIGHT LIMIT

44M HEIGHT LIMIT44M HEIGHT LIMIT

44M HEIGHT LIMIT 44M HEIGHT LIMIT

CO
W

A
RD

 S
T

CA
RP

A
RK

 E
N

TR
Y

KI
N

G
 S

T

H
IG

H
 S

T

RO
BE

Y 
ST

OVAL

B

A

C

D

182-196 O’Riordan St

1.O’RIORDAN ELEVATION DIAGRAM WITH SETBACK IMPOSED
   1:1000

B A

SUBJECT SITE

SUBJECT SITE

25M HEIGHT LIMIT
44M HEIGHT LIMIT 44M HEIGHT LIMIT

CO
W

A
RD

 S
T

CA
RP

A
RK

 E
N

TR
Y

KI
N

G
 S

T

H
IG

H
 S

T

RO
BE

Y 
ST

OVAL

182-196 O’Riordan St

2. PROPOSED O’RIORDAN ELEVATION DIAGRAM
   1:1000

B A

BUILDING HEIGHT PLANE

O
’R

IO
RD

A
N

 S
T

O
’R

IO
RD

A
N

 S
T

13.5m

B

A

C

D

B

A

C

D

182-196 O’Riordan St

182-196 O’Riordan St

1.O’RIORDAN ELEVATION DIAGRAM WITH SETBACK IMPOSED
   1:1000

BCD A

SUBJECT SITE

1.O’RIORDAN ELEVATION DIAGRAM WITH SETBACK IMPOSED
   1:1000

BCD A

SUBJECT SITE

44M HEIGHT LIMIT

44M HEIGHT LIMIT

5

Building Height Plane applied to Building B Envelope - O’Riordan Street Elevation and Site Plan
Building Height Plane Study

As requested by council, a study of the effect that the 
Building Height Plane on Building B has been undertaken. 
A plane of 45 degrees starting at RL 19.00m AHD from the 
northern site boundary has been applied to the footprint 
of Building B. The result (as demonstrated in the two 
accompanying elevations) is a fractured and stepped 
building mass that lacks a sensible formal streetscape 
definition. 

From an architectural perspective, a stepped form of 
this nature is inefficient, both in terms of design and 
construction. 

North Elevation (Mascot Oval)

West Elevation (O’Riordan St)
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Preliminary Artist Impression of Building A

Preliminary Artist Impression of Building B

Building A’s well-modulated building form successfully addresses the 
intersection of Bourke and O’Riordan Street. In the same way, it is 
important for Building B to have a recognisable form that anchors the 
tall-building spine to create a clear delineation between the O’Riordan 
Street building wall and the low scale medium-density residential zone 
to the east of the site. The stepped form that resulted from the Building 
Height Plane ignores this urban opportunity. 

The “wedding cake” building form would erode the urban fabric. It 
would create a poorly defined elevation on O’Riordan Street. It also 
misses the opportunity to create a landmark corner that marks the 
edge of Mascot Oval and the beginning of the O’Riordan Street tall-
building urban spine. 

High Points as Urban Landmarks 
Urban Design 
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Botany Bay Local environmental Plan 2013,   10 December 2018  
https://www.legislation.nsw.gov.au/#/view/EPI/2013/313/maps

Proposed LEP Amendment
Urban Design 

Under the Botany Bay 2013 LEP, the building height for the site is 22m. 
The lots to the north (across O’Riordan Street), the south and the west 
of the site already have a height limit of 44m. There is a tall-building 
spine that defines this portion of O’Riordan Street. This is the street that 
leads directly from Sydney CBD to Sydney Airport. 

The heritage listed Mascot Oval is an open area that marks the beginning 
of this tall-building spine on O’Riordan Street. The planning proposal 
seeks to complete the north-east end of this spine and reinforce the 
site’s relationship to the oval. 
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Urban Design
Distance between surrounding buildings and Mascot Oval 

T Mascot Railway Station

King St
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ur

ke
 S

t

Lionel Bowen 

Mascot Public 
School

Coward St

Park

13

7

4
4

4

4
4
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712

13
A

B C

D

The heritage item is the picket-fenced Mascot Oval itself. It is not the 
service road leading to the council carpark nor the surveyor’s haphazard 
property boundaries. Therefore, our approach has been to design 
height transitions relative to the oval’s perimeter geometry. Thus, the 
design responds directly to the heritage oval. Heritage

Mascot Oval

Distance relationship to picket fence of Mascot Oval 
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O’Riordan Street Elevation and Site Plan
Proposed Envelope

North Elevation (Mascot Oval)

West Elevation (O’Riordan Street)

The proposed building envelope achieves two main goals:

• It creates a recognisable urban gateway that marks 
the start of the tall-building spine on O’Riordan 
Street. 

• It creates a 4-storey built form relating to the oval’s 
perimeter. 

The proposed reference design for this Planning Proposal 
is intended to exactly match the built forms for the 
subsequent DA application.
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