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This firm is a member of the Association of Australian Acoustical Consultants. The work reported herein has been carried 
out in accordance with the terms of membership. 
 
We stress that the advice given herein is for acoustic purposes only, and that qualified personnel should be consulted 
with regard to compliance with requirements governing areas other than acoustics.  All materials and recommendations 
have been determined only on the basis of their acoustic value. No consideration has been given to any other purpose or 
function.  Separate advice must be sought for other issues including but not limited to, mechanical suitability, fire safety, 
structural and loading requirements, aesthetic value and for compatibility with any non-acoustic requirements.   
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1 Introduction 

 
The purpose of this report is to assess the potential noise impacts from road traffic onto the proposed 
residential development at 390-398 Pacific Highway, Lane Cove.  
 
This report has been prepared to accompany a Development Application for a residential development made 
up 7 levels, located at 390-398 Pacific Highway, Lane Cove, backing onto Mafeking Avenue. 
 
Noise intrusion from road traffic has been assessed against State Environmental Planning Policy 
(Infrastructure) 2007 (the SEPP) and the NSW Department of Planning’s Development near Rail Corridors 
and Busy roads – Interim Guideline.  
 
It is proposed in this report  to provide acoustic rated building elements including glazing to reduce the traffic 
noise from Elizabeth Drive. 
 
The findings of this report are based on architectural drawings 4336_DA_1 to 13 and 4336_DA_72 Dated 
29th September 2014 prepared by Nettleton Tribe Partnership Pty Ltd and calculation by PKA Acoustic 
Consulting. 

2 Summary 

 
The site has been assessed for noise intrusion from road traffic impacts from the Pacific Highway and 
partially Gore Hill Freeway 
 
Noise from road traffic was identified as impacting the site, with some areas of the new buildings requiring 
architectural treatment to satisfy the internal noise goals from the State Environmental Planning Policy 
(Infrastructure) 2007. Details of these requirements are set out in Section 7 of this report. 
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3 Site Description 

 
The site is bounded by Pacific Highway to the north and Makefing Avenue to the south. Directly adjacent the 
site to the east and west are commercial premises. The nearest residential premises are located on the south 
western side on Makefing Avenue, approximately 30m from the site boundary. 
 
The front of the site directly adjoins the Pacific Highway and is subject to significant road traffic noise. 
 
The development comprises a 7 level apartment block including 3 basement levels 
 

 

Figure 1: Site and measurement locations 
 

 

Logger Locations 

Proposed 

Development 
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4 Measurement Results 

4.1 Unattended Noise Loggers 

 
Existing background noise levels were measured at the site via the installation of two noise data loggers over 
a period of 10 consecutive days. One logger was located adjacent the Pacific Highway, on top of the ground 
floor awning of the existing commercial building at 394 Pacific Highway.  
 
The logger recorded from 11:30am on Tuesday 30th September 2014 to 1:30pm on Thursday 9th 
October 2014. The logger was of ARL manufacture Type Ngara with the microphone positioned at 1.2 metres 
above the awning, sampling in 15 minute periods, using an A-weighting curve before converting the 
information to statistical quantities and commencing a new period.  
 
The average Leq noise levels for traffic noise assessment, calculated in accordance with the EPA Road 
Noise Policy (RNP), are shown below. 
 

 Leq(15h) Day 
0700-2200 

Leq(9h) Night 
2200-0700 

Pacific Highway logger 71 67 

Table 4.1: Noise logger results - RNP descriptors 
 
Daily noise logger graphs are presented in Appendix A  
 
4.2 Attended Measurements 
 
Attended traffic noise measurements were carried at the proposed facades to correlate the noise levels 
recorded by the noise logger. 
 
The measurements were carried out on Wednesday 8th October 2014 using a NTI XL2 TA and Svantek 
Svan949 Sound Level Analysers. The meters were calibrated prior to and following the measurements using 
a Bruel & Kjaer type 4230 Sound Level Calibrator and exhibited no significant drift. Temperature during the 
measurements was 21ºC, wind speed was 2.3 m/s coming from the south-east, scattered cloud cover. 
 
The results of the attended measurements and corrections are presented in table 2 below: 
 

Elevation 
Measured at 
Rear of Site 

Leq dBA 

Measured at 
Side of Site Leq 

dBA 

Measured at 
Front of Site 

Leq dBA  

Level 
Difference 

dB (Front to 
Rear) 

Level 
Difference dB 
(Front to Side) 

Ground 43 62 74 31 12 

6 meters 46 64 73 28 10 

Table 4.2 Attended Measurement Results 
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Traffic noise levels recorded by the noise logger have been corrected to account for the distance from the 
road and existing shielding at the logger location. This was determined by relating the logger location noise 
levels to the attended noise levels during the site visit. These noise level are more representative of the traffic 
noise that the proposed rear façade will encounter. 
 
Table 4.3 below shows the external noise levels at each façade of the building, due to road traffic noise. 
 

Façade Level Day Time Night Time 

North Ground - 7 71-63 67-59 

North B1 60 55 

East (Front) Ground - 7 71 67 

South Ground - 7 71-62 67-57 

South B1 60 65 

West (Rear) All Levels 51 47 

Table 4.3: Façade noise levels due to road traffic 
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5 Criteria 

 
Noise intrusion from road traffic has been assessed against State Environmental Planning Policy 
(Infrastructure) 2007 (the SEPP) and the NSW Department of Planning’s Development near Rail Corridors 
and Busy roads – Interim Guideline.  
 

5.1 Road traffic noise 

 
Clause 102 of State Environmental Planning Policy (Infrastructure) 2007 must be applied for sites adjacent 
roads with AADTs in excess of 40,000 and may also be applied for best practice for sites with AADTs 
exceeding 20,000. 
 
Guidelines to the application of the Infrastructure SEPP criteria are published by the NSW Department of 
Planning in their document titled Development Near Rail Corridors and Busy Roads – Interim Guideline. 
 
Section 13.6.1 of the DoP guidelines sets internal noise criteria for residences with windows closed. It also 
states that: 
 

 “if internal noise levels with windows or doors open exceed the criteria by more than 10dB(A), the 
design of the ventilation for these rooms should be such that occupants can leave windows closed, if 
they so desire, and also meet the ventilation requirements of the Building Code of Australia” 

 
The measurement metrics applied in the DoP criteria are the Leq(15hr) Day and Leq(9hr) Night levels. From this 
the following criteria would apply to the site: 
  

Internal Space Time Period 
Internal Noise Level 
– Windows Closed 

Measurement 
Descriptor 

Sleeping areas (bedroom) 
Night (10pm to 

7am) 
35 dB(A) Leq(9hr) Night 

Other habitable rooms (excl. garages, 
kitchens, bathrooms & hallways) 

Day or Night 40 dB(A) 
Leq(15hr) Day 

or Leq(9hr) 
Night 

Table 5.1:  Internal noise goals from DoP guidelines / SEPP Clause 102 
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6 Discussion. 

 

6.1 Road Traffic Noise 

 
From Table 4.3 the Daytime Leq(15h) traffic noise levels at the building façade range from 71dB(A) at the 
facades fronting directly onto the Pacific Highway to 51dB(A) at the rear of the site. 
 
It is typically accepted that an open window (partially open to meet ventilation requirements) results in an 
attenuation of external noise of approximately 10dB. Where external noise levels are below 60dB(A) Leq(15h) 
Day and 55dB(A) Leq(9h) Night the SEPP internal noise criteria will be satisfied without any acoustic treatment 
to the building façade. This is the case for some facades, particularly towards the rear of the site, away from 
the Pacific Highway. 
 
Where external noise levels are above 60dB(A) Leq(15h) Day or 55dB(A) Leq(9h) Night the affected facade will 
need to be acoustically upgraded to achieve the internal noise levels required by the SEPP. Section 7 sets 
out the required works for such areas.  
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7 Recommendations 

 
The traffic noise levels measured on site are sufficiently high to require acoustic treatment to parts of the 
external building envelope most exposed to the Pacific Highway.  
 
In calculating the recommendations we have assumed the following: 
 

• All external walls having a minimum performance of Rw 50 (to be designed and verified prior to CC) 

• All roof /ceiling having a minimum performance of Rw 55 (to be designed and verified prior to CC) 

• All connections between wall and windows, roof and walls to acoustically sealed to future detail. 
 

The recommendations are based on measurements taken from the DA drawings. As these drawings are 
general and not to construction detail it is recommended that the recommended Rw ratings for the glazing be 
reviewed by PKA against relevant dimensioned schedules when available. This may alter some of the Rw 
ratings. 
 
7.1 Windows 
 
The Rw rating required for each window will vary from room to room. Recommendations for windows also 
apply to any other item of glazing located on the external facade of the building in a habitable room unless 
otherwise stated. 
 
Where double glazing is selected, the minimum airspace between the panes should be 150mm.  
 
Note that the Rw rating is required for the complete glazing and frame assembly. The minimum glazing 
thicknesses will not necessarily meet the required Rw rating without an appropriate frame system.  It will be 
therefore necessary to provide a window glass and frame system having a laboratory tested acoustic 
performance meeting that required in the above table.  
 
The window systems must be tested in accordance with both of the following:   
 

• Australian Window Association Industry Code of Practice Window and Door – Method of Acoustic 
Testing. 
 

• AS 1191 Acoustics – Method for laboratory measurement of airborne sound insulation of building 
elements 

 
It is necessary to submit such Laboratory certification for the proposed glazing systems (ie windows and 
framing systems) (eg NAL or CSIRO) for approval by PKA prior to ordering or commitment.  
 
 
The entire frame to the glazing must be sealed into the structural opening using acoustic mastics and backer 
rods. Normal weather proofing details do not necessarily provide the full acoustic insulation potential of the 
window system. The manufacturers’ installation instructions for the correct acoustic sealing of the frame must 
be followed. 
 
It is possible that structural demands for wind loading or fire rating or the like may require more substantial 
glass and framing assemblies than nominated above. Where this is the case the acoustic requirements must 
clearly be superseded by the structural or fire rating demands. 
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The following table presents the required Rw glazing values: 
 

Location Required Rw Ratings 

Unit Room Title Window or sliding door 
Required 

minimum Rw 

Basement 1 

B01 Living W-105 <23 

B01 Bedroom 1 W-102 25 

B01 Bedroom 2 W-101 27 

B02 Living W-104 26 

B02 Bedroom 1 W-103 24 

B03 Living W-107 <23 

B03 Bedroom 1 W-108 <23 

B03 Bedroom 2 W-106 <23 

B03 Bedroom 3 W-109 <23 

Ground Floor 

G01 Living W-109,W-110 <23 

G01 Living W-111 30 

G01 Bedroom 1 W-113 32 

G01 Bedroom 2 W-112 32 

G02 Living W-114 30 

G02 Bedroom 1 W-115 30 

G03 Living W-114 33 

G03 Bedroom 1 W-103 34 

G04 Living W-111 32 

G04 Bedroom 1 W-116 35 
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G05 Living W-109 35 

G05 Living W-113 36 

G05 Bedroom 1 W-116 37 

G06 Living W-113 36 

G06 Bedroom 1 W-116 37 

G07 Living W-113 35 

G07 Bedroom 1 W-116 37 

G08 Living W-109 33 

G08 Living W-113 37 

G08 Bedroom 1 W-116 37 

G09 Living W-114 28 

G09 Bedroom 1 W-116 28 

G09 Bedroom 2 W-102 35 

G10 Living W-119 <23 

G10 Bedroom 1 W-108, W-115 <23 

G10 Bedroom 2 W-106 <23 

G10 Bedroom 3 W-109 <23 

Level 1 

101 Living W-109, W-110 <23 

101 Living W-116 30 

101 Bedroom 1 W-116 31 

101 Bedroom 2 W-116 32 

102 Living W-114 31 

102 Bedroom 1 W-115 30 
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103 Living W-107 32 

103 Bedroom 1 W-124 30 

103 Bedroom 2 W-124 30 

104 Living W-119 <23 

104 Bedroom 1 W-108 <23 

104 Bedroom 1 W124 26 

104 Bedroom 2 W-106 <23 

104 Bedroom 3 W-109 25 

105 Living W-111 33 

105 Bedroom 1 W-116 35 

106 Living W-109 34 

106 Living W-113 38 

106 Bedroom 1 W-116, W-121 36 

107 Living W-113 35 

107 Bedroom 1 W-116 37 

108 Living W-113 36 

108 Bedroom 1 W-120 33 

109 Living W-113 37 

109 Living W-109 35 

109 Bedroom 1 W-116, W-122 41 

110 Living W-107 32 

110 Bedroom 1 W-124 30 

110 Bedroom 2 W-124 30 
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Level 2 

201 Living W-109, W-110 <23 

201 Living W-116 30 

201 Bedroom 1 W-116 31 

201 Bedroom 2 W-116 32 

202 Living W-114 31 

202 Bedroom 1 W-115 30 

203 Living W-107 32 

203 Bedroom 1 W-124 30 

203 Bedroom 2 W-124 30 

204 Living W-119 <23 

204 Bedroom 1 W-108, W124 <23 

204 Bedroom 2 W-106 26 

204 Bedroom 3 W-109 <23 

205 Living W-111 25 

205 Bedroom 1 W-116 33 

206 Living W-109 35 

206 Living W-113 34 

206 Bedroom 1 W-116, W-121 38 

207 Living W-113 36 

207 Bedroom 1 W-116 35 

208 Living W-113 37 

208 Bedroom 1 W-120 36 

209 Living W-113 33 
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209 Living W-109 37 

209 Bedroom 1 W-116, W-122 35 

210 Living W-107 41 

210 Bedroom 1 W-124 32 

210 Bedroom 2 W-124 30 

Level 3 

301 Living W-109, W-110 <23 

301 Living W-116 30 

301 Bedroom 1 W-116 31 

301 Bedroom 2 W-116 32 

302 Living W-114 31 

302 Bedroom 1 W-115 30 

303 Living W-107 32 

303 Bedroom 1 W-124 30 

303 Bedroom 2 W-124 30 

304 Living W-119 <23 

304 Bedroom 1 W-108, W124 <23 

304 Bedroom 2 W-106 26 

304 Bedroom 3 W-109 <23 

305 Living W-111 25 

305 Bedroom 1 W-116 33 

306 Living W-109 35 

306 Living W-113 34 

306 Bedroom 1 W-116, W-121 38 
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307 Living W-113 36 

307 Bedroom 1 W-116 35 

308 Living W-113 37 

308 Bedroom 1 W-120 36 

309 Living W-113 33 

309 Living W-109 37 

309 Bedroom 1 W-116, W-122 35 

310 Living W-107 41 

310 Bedroom 1 W-124 32 

310 Bedroom 2 W-124 30 

Level 4 

401 Living W-109, W-110 <23 

401 Living W-116 30 

401 Bedroom 1 W-116 31 

401 Bedroom 2 W-116 32 

402 Living W-114 31 

402 Bedroom 1 W-115 30 

403 Living W-107 32 

403 Bedroom 1 W-124 30 

403 Bedroom 2 W-124 30 

404 Living W-119 <23 

404 Bedroom 1 W-108, W124 <23 

404 Bedroom 2 W-106 26 

404 Bedroom 3 W-109 <23 
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405 Living W-111 25 

405 Bedroom 1 W-116 33 

406 Living W-109 35 

406 Living W-113 34 

406 Bedroom 1 W-116, W-121 38 

407 Living W-113 36 

407 Bedroom 1 W-116 35 

408 Living W-113 37 

408 Bedroom 1 W-120 36 

409 Living W-113 33 

409 Living W-109 37 

409 Bedroom 1 W-116, W-122 35 

410 Living W-107 41 

410 Bedroom 1 W-124 32 

410 Bedroom 2 W-124 30 

Level 5 

501 Living W-109, W-110 <23 

501 Living W-116 30 

501 Bedroom 1 W-116 31 

501 Bedroom 2 W-116 32 

502 Living W-114 31 

502 Bedroom 1 W-115 30 

503 Living W-107 32 

503 Bedroom 1 W-124 30 
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503 Bedroom 2 W-124 30 

504 Living W-119 <23 

504 Bedroom 1 W-108, W124 <23 

504 Bedroom 2 W-106 26 

504 Bedroom 3 W-109 <23 

505 Living W-111 25 

505 Bedroom 1 W-116 33 

506 Living W-109 35 

506 Living W-113 34 

506 Bedroom 1 W-116, W-121 38 

507 Living W-113 36 

507 Bedroom 1 W-116 35 

508 Living W-113 37 

508 Bedroom 1 W-120 36 

509 Living W-113 33 

509 Living W-109 37 

509 Bedroom 1 W-116, W-122 35 

510 Living W-107 41 

510 Bedroom 1 W-124 32 

510 Bedroom 2 W-124 30 

Level 6 

601 Living W-105-W-125 33 

601 Bedroom 1 W-112 32 

601 Bedroom 2 W-112 33 
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601 Bedroom 3 W-113 33 

602 Living W-126, W-127 39 

602 Living W-109 35 

602 Lounge W-113 34 

602 Bedroom 1 W-129 37 

602 Bedroom 2 W-106 35 

603 Living W-127 38 

603 Lounge W-113 30 

603 Bedroom 1 W-129 36 

603 Bedroom 2 W-106 31 

604 Living W-127 38 

604 Lounge W-113 30 

604 Bedroom 1 W-129 36 

604 Bedroom 2 W-106 31 

605 Living W-126, W-127 39 

605 Living W-109 35 

605 Lounge W-113 30 

605 Bedroom 1 W-129 37 

605 Bedroom 2 W-106 35 

606 Living W-108, W128 32 

606 Bedroom 1 W-112 32 

606 Bedroom 2 W-112 33 

606 Bedroom 3 W-106 26 

Table 7.1: Rw Ratings Required 
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We have assumed that the floor coverings are carpet in the bedrooms and tiles or timber in the living and 
lounge rooms. We note that Rw ratings for bedroom will be higher if hard floor covering are used. 
 
Rw values might be reduced if the living and lunge rooms are carpeted. 
 
Where an Rw of <23 is specified above and for windows not listed in the table (i.e. for bathrooms) standard 
glazing is sufficient. i.e. no specific acoustic requirements apply for windows. 
 
7.2 Roof/Ceiling Rw Rating 
 
All recommendations must be checked by others to ensure compliance with other non acoustic requirements 
that Council or other authority may impose (e.g. Thermal requirements for BASIX compliance) 

A minimum Rw rating of 55 is required, no further acoustic upgrade is required where standard cement 
roof/ceiling construction is specified.  
 
7.3 External Wall Rw Rating 
 
All recommendations must be checked by others to ensure compliance with other non acoustic requirements 
that Council or other authority may impose (e.g. Thermal requirements for BASIX compliance) 

 
7.4 Masonry Wall Types 
 
A minimum Rw rating of 50 is required, no further acoustic upgrade is required where standard brick veneer 
wall construction is specified.  
 

7.5 Penetrations in façade and roof 

 
Penetrations in the building façade, and to a lesser extent the roof, will provide an ingress path for intruding 
traffic noise. Such penetrations frequently appear for kitchen and toilet exhaust fans, outside air intakes etc., 
particularly those that directly serve an apartment. In these instances the penetrations and associated 
ductwork must be acoustically designed and detailed such that the specified acoustic performance of the 
façade is not compromise. This must be checked prior to CC. 
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7.6 Alternative ventilation 

 
Where internal noise levels with windows open exceed the SEPP criteria by more than 10dBA the design of 
ventilation for these rooms must be such that the occupants can leave windows closed and still meet the 
ventilation requirements of the Building Code of Australia. This generally requires the provision of alternate 
ventilation 
 
Alternate ventilation is NOT required in the following Units/Rooms: 
 

• Unit B1 

• Unit B2 

• Unit B3 

• Living Rooms and western bedroom (W-106) in Units104 – 204 -304 – 404 – 504 

• Western bedroom (W-106) in Unit 606 
 
Alternate ventilation is required in the remainder Units, any ventilation penetration in elements such as walls 
or ceilings must be acoustically detailed to coordinate with the required Rw rating.  
 
Any mechanical plant provided for the provision of alternate ventilation would need to comply with any 
relevant noise criteria for the operation of such plant 
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APPENDIX A - Noise logger at Pacific Highway Boundary 
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APPENDIX B:  
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1 .0  In t roduct ion 

 

This  repor t  is  submit ted to  Lane Cove Counci l  in  support  o f  a  

development appl icat ion for  the demol i t ion of  the ex is t ing commerc ia l  

bu i ld ings and the construct ion of  a  res ident ia l  f la t  bu i ld ing wi th  basement 

park ing at  390 – 398 Paci f ic  H ighway,  Lane Cove.  The proposal  

compr ises 69 un i ts  be ing 38 x  1  bed,  22 x  2  bed and 9 x  3  bed uni ts  wi th  

four  leve ls  of  basement park ing for  114 cars.  

 

The subject  s i te  is  located on the Paci f ic  H ighway corr idor  a t  the 

Junct ion of  the Gore Hi l l  Freeway and the Lane Cove tunnel  prov id ing 

excel lent  access to  the CBD, Chatswood and the St  Leonards/North  

Sydney centres.   The s i te  is  very  wel l  served by publ ic  t ransport  and is  

wi th in  easy walk ing d is tance of  the Lane Cove town centre wi th  a  h igh 

leve l  o f  serv ices and ameni t ies.  

 

Th is  repor t  addresses the nature of  the proposed development and the 

character is t ics  o f  the s i te  and surrounding area.  I t  a lso prov ides an 

assessment o f  the proposed development under the prov is ions of  Sect ion 

79C of  the Envi ronmenta l  P lanning and Assessment Amendment Act  

1997.  

 

Th is  repor t  should be read in  conjunct ion wi th  arch i tectura l  drawings 

prepared by Net t le ton Tr ibe  Arch i tects :   

 

Drawing DA 02 Issue 1 dated October 2014 Si te  Analys is  P lan 

Drawing DA 03 Issue 1 dated October 2014 Si te  P lan 

Drawing DA 04 Issue 4 dated October 2014 Basement  3  

Drawing DA 05 Issue 4 dated October 2014 Basement  2  

Drawing DA 06 Issue 6 dated October 2014 Basement  1  

Drawing DA 07 Issue 5 dated October 2014 Ground F loor  

Drawing DA 08 Issue 5 dated October 2014 Level  1  

Drawing DA 09 Issue 5 dated October 2014 Level  2  

Drawing DA 10 Issue 5 dated October 2014 Level  3  

Drawing DA 11 Issue 5 dated October 2014 Level  4  

Drawing DA 12 Issue 5 dated October 2014 Level  5  
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Drawing DA 13 Issue 5 dated October 2014 Level  6  

Drawing DA 14 Issue 3 dated October 2014 Level  7  

Drawing DA 15 Issue 1 dated October 2014 Roof  P lan 

Drawing DA 21 Issue 3 dated October 2014 Elevat ions -  East  & South  

Drawing DA 22 Issue 3 dated October 2014 Elevat ions -  West  & North   

Drawing DA 31 Issue 2 dated October 2014 Sect ions A & B 

 

 

 
 

Aer ia l  photo of  the subject  s i te  and surrounding development.   

Source:  RPData 2014 
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2 .0  S i te  and Context  

 

The s i te  is  located on the western s ide of  the Paci f ic  H ighway,  south of  

i ts  in tersect ion wi th  the Gore Hi l l  Freeway and lane Cove Tunnel .  The 

s i te  compr ises the amalgamat ion of  three a l lo tments each wi th  f rontage 

to  the pac i f ic  H ighway on the east  and Mafek ing Avenue on the west.   

The s i tes are known as  390 – 398 Paci f ic  H ighway,  Lane Cove .  I t  has a 

to ta l  s i te  area of  2 ,575.6m 2 and is  rectangular  in  shape.  The s i te  is  

known as Lots  13 DP1056023,  Lots  14 DP1056023,  Lots  15 DP1056023.  

 

  
Locat ion P lan  

Source:   GoogleMaps 2014 

 

Subject Site 
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The s i te  has a f rontage o f  42.27m to Paci f ic  H ighway and a depth of  

60.965m. The f rontage to  Mafek ing Avenue is  42.25m.  The s i te  fa l ls  

f rom east  to  west  by approx imate ly  6 .84m (RL99.19 to  RL92.35) .   The 

landform of  the s i te  has been s ign i f icant ly  modi f ied to  accommodate the 

ex is t ing improvements .    

 

 
Survey extract  prepared by Geomat Engineer ing Pty  Ltd 2013  
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Survey extract  prepared by Geomat Engineer ing Pty  Ltd 2013  

 

 

The s i te  features three separate commerc ia l  bu i ld ings.   Each is  or iented 

to  the Paci f ic  H ighway but  ga ins access f rom the rear  v ia  Mafek ing 

Avenue.    The bui ld ings are unremarkable mul t i - leve l  commerc ia l  

bu i ld ings vary ing in  he ight  and s i te  coverage.  Vehicu lar  and pedestr ian 
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access to  each s i te  is  f rom Mafek ing Avenue wi th  lesser  used pedestr ian 

access f rom the Paci f ic  H ighway.   The bui ld ings are not  considered to  

have any arch i tectura l  mer i t  or  to  be of  any her i tage s ign i f icance. 

 

 
Survey extract  prepared by Geomat Engineer ing Pty  Ltd 2013  

 

 

The Lane Cove Tunnel  passes below the subject  s i te  in  a  s t ra tum below 

RL88.91.   Th is  s t ra tum is  located at  approx imate ly  3 .5m below the lowest  

por t ion of  the s i te .   The tunnel  construct ion is  s ign i f icant ly  be low the top 

of  the s t ra tum but  no works can occur  be low RL88.91.   Any development 

on the s i te  requires concurrence of  the RMS to ensure loadings above 

the tunnel  can be appropr ia te ly  accommodated.  
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Aer ia l  photo of  the subject  s i te .   

Source:  RPData 2013  

 

The proper ty  a t  398 Paci f ic  H ighway is  the nor thern most  a l lo tment  and 

accommodates a furn i ture show room, warehouse and of f ices.   I t  is  

constructed wi th  100% s i te  coverage and presents  as h igh vo lumes 

s ing le  s torey to  the Paci f ic  H ighway and extends to  the rear  u t i l iz ing the 

fa l l  o f  the land to  prov ide a three s torey vo lume.  Th is  a l lo tment  has an 

area of  815.5m2.  

 

The proper ty  a t  396 Paci f ic  H ighway accommodates a two storey 

commerc ia l  bu i ld ing above a large vo lume above ground car  park.   The 

bui ld ing occupies the eastern two th i rds of  the s i te  wi th  the remainder o f  

the s i te  a  ra ised hard s tand park ing area.   Th is  a l lo tment  has an area of  

794.1m2.  

 

The proper ty  a t  390 -  392 Paci f ic  H ighway accommodates a two s torey 
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commerc ia l  bu i ld ing which occupies the eastern ha l f  o f  the s i te  wi th  the 

remainder o f  the s i te  a  ra ised hard s tand park ing area.   Th is  a l lo tment  

has an area of  966m 2.  

 

Ex is t ing vegetat ion on the s i te  is  genera l ly  l im i ted to  per imeter  p lant ing 

on the Mafek ing Avenue boundary and genera l ly  inc ludes t rees and 

shrubs.   

 

The area has recent ly  been rezoned R4 High Densi ty  and has been 

subject  to  a  number of  recent  development appl icat ions for  h igh densi ty  

res ident ia l  development.   The area is  in  t rans i t ion towards a des i red 

fu ture character  which is  re f lected in  the p lanning inst ruments ra ther  

than the character  o f  development current ly  in  ex is tence. 
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9  Mafek ing Avenue (a lso known as 400 Paci f ic  H ighway and 2 

Longuevi l le  Rd) 

 

 
Source:  RPData 2014 
 

 

The adjo in ing proper ty  to  the nor th  is  subject  o f  a  development approval .   

The approval  compr ises the demol i t ion of  the s t ructures on the s i te  and 

the construct ion of  a  res ident ia l  f la t  bu i ld ing conta in ing 58 apar tments.   

The proposal  compr ises 7 res ident ia l  leve ls  above park ing wi th in  a 

podium and par t  basement accessed f rom Mafek ing Avenue.   The 

proposal  has a he ight  o f  27m.   

 

The proposal  is  genera l ly  or iented away f rom the subject  s i te  in  a  

nor ther ly  d i rect ion a l though there are a number of  dwel l ings or iented to  

the common boundary.   
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North e levat ion (Longuevi l le  Road)  

Source:  Urb is  SEE Lane Cove Counci l  2013 
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Approved South east  e levat ion (common boundary)   

Source;  Not i f icat ion Lane Cove Counci l  2014 
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388 Paci f ic  H ighway 

 

 
Source:  RPData 2014 
 

 

The adjo in ing proper t ies  to  the south-east  is  a  commerc ia l  bu i ld ing wi th  

f rontage and access f rom the Paci f ic  H ighway and a secondary access to  

Gatacre Avenue.  

 

The ex is t ing bui ld ing is  constructed wi th  a n i l  setback to  the common 

boundary and a n i l  setback to  i ts  o ther  common boundary.   

 

The bui ld ing is  o f  l i t t le  mer i t  and has recent ly  been rezoned as 

Resident ia l  H igh Densi ty  wi th  a f loor  space rat io  o f  2 .4 :1 .   I t  is  

cons idered that  the improvements on the s i te  do not  re f lect  the des i red 

fu ture character  o f  the area and that  the s i te  is  cons idered as in  

t rans i t ion to  a  h igh densi ty  res ident ia l  character .  
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3  –  7 Gatacre Avenue 

 

 
Source:  RPData 2014 
 

 

The adjo in ing proper t ies to  the south-west  are three s ing le dwel l ings wi th  

f rontage and access f rom Gatacre Avenue.   The dwel l ing at  7  Gatacre 

Avenue a lso has a f rontage to  Mafek ing Avenue.  

 

The ex is t ing bui ld ings are constructed in  the f ront  ha l f  o f  the i r  s i tes and 

or iented to  Gatacare Avenue wi th  a  setback of  approx imate ly  15m to the 

common boundary and a 6m setback to  the i r  f ront  boundary.   

 

These dwel l ings are of  l i t t le  mer i t  and have recent ly  been rezoned as 

Resident ia l  H igh Densi ty  wi th  a f loor  space rat io  o f  2 .4 :1 .   I t  is  

cons idered that  the current  improvements on the s i te  do not  re f lect  the 

des i red fu ture character  o f  the area and that  the s i te  is  cons idered as in  

t rans i t ion to  a  h igh densi ty  res ident ia l  character .    

 



 
 
 
 
 

 
 

    
 
 

16 

I t  is  cons idered that  these s i tes together  w i th  388 Paci f ic  H ighway form a 

development parce l  o f  approx imate ly  1800m2 wi th  three s t reet  f rontages 

and v iews to  the south-east .  

 

There is  no current  appl icat ion for  the redevelopment of  th is  or  the 

ad jo in ing s i tes a l though the p lanning contro ls  would encourage 

res ident ia l  f la t  bu i ld ings wi th  an FSR of  2 .4 :1 

 

  
Ant ic ipated development s i te  1800m 2  
Source:  RPData 2014 
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2  –  8 Mafek ing Avenue 

 

 
Source:  RPData 2014 
 

 

The adjacent  proper t ies to  the west  are s ing le dwel l ings wi th  f rontage 

and access f rom Mafek ing Avenue.   The dwel l ings are or iented genera l ly  

nor th-east  to  south-west  address ing the s t reet  but  are re la t ive ly  deep 

b locks wi th  large rear  gardens and access f rom Bul ler  Lane at  the rear . 

 

The ex is t ing bui ld ings are constructed in  the f ront  ha l f  o f  t he i r  s i tes and 

are genera l ly  setback f rom f ront  boundary creat ing a separat ion f rom the 

boundary f rom the subject  s i te  o f  25 – 40m.  There is  a  s ign i f icant  leve l  

change between the subject  s i te  and these proper t ies as the land fa l ls  

towards the south-west .  
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Separat ion d is tance Source:   
RPData 2014 
 

 
5m Contour  Over lay Source:  RPData 2014 

 

These dwel l ings reta in  a zoning of  R2 Low Densi ty  Resident ia l  w i th  a 

he ight  l im i t  o f  9 .5m.   The character  o f  these dwel l ing are unl ike ly  to  

change in  the near  fu ture.  
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9  –  13 and 4 – 10 Gatacre Avenue 

 

 
Source:  RPData 2014 
 

 

The proper t ies  to  the south-west  are s ing le dwel l ings wi th  f rontage and 

access f rom Gatacre Avenue.   The dwel l ings are genera l ly  or iented to  

address the s t reet  and are less deep b locks wi th  gardens at  the rear .  

 

The ex is t ing bui ld ings are constructed in  the f ront  ha l f  o f  the i r  s i tes and 

genera l ly  have a reduced setback f rom f ront  boundary.   There is  a  

s ign i f icant  leve l  change between the subject  s i te  and these proper t ies as 

the land fa l ls  towards the south-west .  
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5m Contour  Over lay Source:  RPData 2014 

 

These dwel l ings reta in  a zoning of  R2 Low Densi ty  Resident ia l  w i th  a 

he ight  l im i t  o f  9 .5m.   The character  o f  these dwel l ing are un l ike ly  to  

change in  the near  fu ture.  
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3 .0  Proposed Development  

 

The development appl icat ion proposes to  demol ish the ex is t ing 

commerc ia l  bu i ld ings and construct  a  res ident ia l  f la t  bu i ld ing compr is ing 

69 un i ts  and park ing leve ls  for  114 cars.  

 

The proposal  compr ises 69 un i ts  be ing 38 x  1  bed,  22 x  2  bed and 9 x  3  

bed uni ts  and at tendant  landscaping. 

 

The proposal  has been des igned to  address the Paci f ic  H ighway wi th  

pedestr ian access f rom that  f rontage and park ing accessed f rom 

Mafek ing Avenue at  the rear .   The proposed bui ld ing is  or iented to  the 

nor th  to  maximise so lar  access and v iews and is  setback f rom the 

boundar ies consis tent  w i th  the contro ls  and requirements.   

 

 
Proposed Paci f ic  H ighway f rontage  
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Basement 3 P lan   
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 RL90.45 

 54 car  spaces;  

o  4  x  smal l  car  spaces;  

 3  x  Motorcyc le ;  

 B icyc le  s tore;  

 Ramp f rom levels  above;  

 L i f t  lobby 1;  

 L i f t  1 ;  

 Sta i r  1 ;  

 L i f t  lobby 2;  

 L i f t  2 ;  

 Sta i r  2 ;  

 Swi tch room; 

 24 x  s tore (7 .2  – 11.3m 3) ;  
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Basement 2 P lan  
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 RL93.25 

 35 car  spaces;  

o  14 x  accessib le  spaces;  

o  18 x  v is i tor  spaces;  

o  2  x  smal l  car ;  

 1  x  Motorcyc le ;  

 12 x  B ike locker ;  

 Ramp f rom leve ls  above and below; 

 L i f t  lobby 1;  

 L i f t  1 ;  

 Sta i r  1 ;  

 L i f t  lobby 2;  

 L i f t  2 ;  

 Sta i r  2 ;  

 3  x  s tore (4 .5  – 5.5m 3) ;  

 Garbage loading and turntab le ;  

 Garbage p ickup;  

 Garbage chute;  

 Garbage room; 

 Bulk  waste s tore;  
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Basement 1 P lan  

 

 
 



 
 
 
 
 

 
 

    
 
 

27 

 RL96.05 

 25 car  spaces;  

 Ramp f rom leve ls  be low; 

 L i f t  lobby 1;  

 L i f t  1 ;  

 Sta i r  1 ;  

 L i f t  lobby 2;  

 L i f t  2 ;  

 Sta i r  2 ;  

 Garbage chute;  

 56 x  s tore (4 .5  – 5.5m 3) ;  

 1  x  1  bed uni t ;  

o  1  x  adaptable;  

 1  x  2  bed uni t ;  

 1  x  3  bed uni t ;  

o  1  x  adaptable;  
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Ground F loor  P lan 
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 RL99.35;  

 Entry  lobby;  

 Communal  open space 1 (353.8m2) ;  

 Communal  open space 2 (257.2m 2) ;  

 L i f t  lobby 1;  

 L i f t  1 ;  

 Sta i r  1 ;  

 L i f t  lobby 2;  

 L i f t  2 ;  

 Sta i r  2 ;  

 Garbage chute;  

 Garbage room; 

 7  x  1  bed uni t ;  

o  1  x  adaptable;  

 2  x  2  bed uni t ;  

 1  x  3  bed uni t ;  

o  1  x  adaptable;  
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Level  1  P lan 
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 RL102.40 

 L i f t  lobby 1;  

 L i f t  1 ;  

 Sta i r  1 ;  

 L i f t  lobby 2;  

 L i f t  2 ;  

 Sta i r  2 ;  

 Garbage chute;  

 Garbage room; 

 7  x  1  bed uni t ;  

o  1  x  adaptable;  

 2  x  2  bed uni t ;  

 1  x  3  bed uni t ;  

o  1  x  adaptable;  
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Level  2  P lan 
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 RL105.45 

 L i f t  lobby 1;  

 L i f t  1 ;  

 Sta i r  1 ;  

 L i f t  lobby 2;  

 L i f t  2 ;  

 Sta i r  2 ;  

 Garbage chute;  

 Garbage room; 

 6  x  1  bed uni t ;  

o  1  x  adaptable;  

 3  x  2  bed uni t ;  

 1  x  3  bed uni t ;  

o  1  x  adaptable;  
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Level  3  P lan  
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 RL108.50 

 L i f t  lobby 1;  

 L i f t  1 ;  

 Sta i r  1 ;  

 L i f t  lobby 2;  

 L i f t  2 ;  

 Sta i r  2 ;  

 Garbage chute;  

 Garbage room; 

 6  x  1  bed uni t ;  

o  1  x  adaptable;  

 3  x  2  bed uni t ;  

 1  x  3  bed uni t ;  

o  1  x  adaptable;  
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Level  4  P lan 
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 RL111.55 

 L i f t  lobby 1;  

 L i f t  1 ;  

 Sta i r  1 ;  

 L i f t  lobby 2;  

 L i f t  2 ;  

 Sta i r  2 ;  

 Garbage chute;  

 Garbage room; 

 6  x  1  bed uni t ;  

o  1  x  adaptable;  

 3  x  2  bed uni t ;  

 1  x  3  bed uni t ;  

o  1  x  adaptable;  
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Level  5  P lan 
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 RL114.60 

 L i f t  lobby 1;  

 L i f t  1 ;  

 Sta i r  1 ;  

 L i f t  lobby 2;  

 L i f t  2 ;  

 Sta i r  2 ;  

 Garbage chute;  

 Garbage room; 

 6  x  1  bed uni t ;  

o  1  x  adaptable;  

 3  x  2  bed uni t ;  

 1  x  3  bed uni t ;  

o  1  x  adaptable;  
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Level  6  P lan 
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 RL117.65 

 L i f t  lobby 2;  

 L i f t  2 ;  

 Sta i r  2 ;  

 Garbage chute;  

 Garbage room; 

 4  x  2  bed uni t  ( lower leve l ) ;  

 2  x  3  bed uni t ;  

 Communal  open space 280.9m 2;  
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Level  7  P lan 
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 RL120.85 

 4  x  2  bed uni t  (upper leve l ) ;  

 Non-t ra f f icab le  roof ;  
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Roof  P lan 

 

 
 

 RL123.90 

 Non-t ra f f icab le  roof ;  
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Sect ion A 
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East  E levat ion (Paci f ic  H ighway) 

 

 
West  E levat ion (Mafek ing Avenue)  
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North E levat ion    

 
South E levat ion  
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Landscaping 
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4 .0  P lanning Contro ls  

 

The proposed development has been assessed against  the re levant  

requirements and guide l ines set  by Lane Cove Counci l .  These are 

conta ined wi th in  the:  

§  SEPP 55 -  Remediat ion Of Land  

§  SEPP (BASIX) 2004 

§  SEPP 65 – Design Qual i ty  o f  Resident ia l  F la t  Development  

§  State Environmenta l  P lanning Pol icy  In f rastructure 2007  

§  Lane Cove Local  Envi ronmenta l  P lan (LEP) 2009 

§  Lane Cove Development Contro l  P lan (DCP) 2009  

 

4 .1   SEPP 55 -  Remediat ion Of Land  

 

Clause 7 (1)  (A)  o f  SEPP 55 requires Counci l  to  consider  whether  the 

land is  contaminated.   A phase 1 report  has been prepared and is  

submit ted wi th  the appl icat ion.  

 

 

4 .2  State Environmenta l  P lanning Pol icy  (Bui ld ing Susta inabi l i ty  
Index:  BASIX) 2004 

 

The BASIX scheme requires res ident ia l  f la t  development to  s t ipu late 

ways in  which that  proposal  can reduce energy and water  consumpt ion 

f rom the 'pre-BASIX '  average home in  NSW, as wel l  as ensur ing good 

levels  of  in ternal  thermal  comfor t .  

 

In  accordance wi th  the SEPP, a BASIX assessment has been undertaken 

for  the proposal  and a cer t i f icate issued for  the proposal ,  conf i rming that  

the development can sat is fy  the BASIX requirements.   

 

A deta i led set  o f  commitments are shown on the DA p lans and l is ted 

wi th in  the BASIX report .  

 

4 .3   SEPP 65 – Design Qual i ty  o f  Resident ia l  F la t  Development  

 

The proposed development has been g iven considerat ion under the 

prov is ions of  SEPP 65,  which apply  to  the development.   They are 



 
 
 
 
 

 
 

    
 
 

51 

cons idered in  deta i l  in  the repor t  prepared by Net t le ton Tr ibe  Arch i tects .   

A copy of  the report  is  submit ted wi th  the appl icat ion and inc ludes des ign 

ver i f icat ion s ta tement  demonstrat ing compl iance wi th  the contro ls.  

 

Relat ing to  loca l  context  

 

The proposal  re la tes to  the context  in  that  bu i ld ing heights  are 

commensurate wi th  o thers in  p lan for  the fu ture of  the area and other  

bu i ld ings in  the v ic in i ty ;  the arch i tectura l  vocabulary  draws f rom 

mater ia ls  used in  the area.    

 

The use of  the bui ld ing is  permit ted by Counci l ’s  p lanning inst ruments 

and is  s imi lar  to  developments nearby.   The proposed bui ld ing is  

des igned to  be ne ighbour ly  as i t  f i ts  in to  i ts  immediate context  o f  the 

des i red fu ture character  o f  the area.  I t  is  conceived as a development 

that  w i l l  in tegrate in to  the form of  the prec inct  as a whole,  and become a 

dynamic par t  o f  the urban texture of  the Paci f ic  H ighway corr idor .  

 

In  genera l  a  depth of  bu i ld ing 10-18m (g lass- to-g lass)  w ide is  

appropr ia te .   I f  w ider ,  demonstrat ion of  sat is factory  day l ight ing and 

natura l  vent i la t ion.  

  

The depth of  the bui ld ing on a typ ica l  f loor  sat is f ies the 18m 

requirement.  Given such a s lender form, the apar tments have both 

excel lent  natura l  vent i la t ion and day l ight  access. 

 

D is tance between bui ld ings:  

Up to  4 s toreys (up to  12m) 12m between habi tab le/ba lconies  

9m habi tab le /ba lconies to  non-habi tab le 

6m non-habi tab le  to  non-habi tab le 

5 to  8  s toreys (up to  25m) 18m between habi tab le /ba lconies 

13m habi tab le /ba lconies to  non-habi tab le 

9m non-habi tab le  to  non-habi tab le 

  

 

The bui ld ing form has been designed to  re f lect  the bui ld ing separat ion 

recommendat ions of  the RFDC.  A 6m and 9m s ide setback is  prov ided to  



 
 
 
 
 

 
 

    
 
 

52 

the s ide boundar ies to  ensure adequate separat ion to  any fu ture 

redevelopment.  

 

 

Min imum 25% open space area to  be a deep zone 

 

Of  the 1,420m2 of  open space area,  approx imate ly  660m 2 is  reserved as 

par t  o f  a  deep so i l  zone.  Th is  is  46% of  the open space,  comply ing wi th  

the requirements of  the RFDC. 

 

Communal  open space to  be 25 -30% of  s i te  area 

 

The development conta ins approx imate ly  892m2 (2 ,575m2 s i te  area)  o f  

landscaped area.  At  around 34.6% of  the s i te  area,  th is  compl ies wi th  the 

recommendat ions of  the RFDC. 

 

Min imum recommended area of  pr ivate open space for  each apar tment  a t  

ground leve l  or  on a s t ructure such as podium or  car  park is  25m2;  

min imum preferred d imension in  one d i rect ion is  4  metres.  

 

 

There are a number of  apar tments wi th  ground f loor  terraces ranging 

f rom 25 to  45m2.  Typica l ly ,  the terraces are s ized at  the RFDC 

recommendat ion or  h igher .   

 

S i te  conf igurat ion – or ientat ion  

 

The design concept  invo lves the recogni t ion so lar  access,  v iews and 

breezes.   The major i ty  o f  the apar tments in  the development have a 

nor th  or  nor th-east  or ientat ion.  

  

S i te  ameni ty  -  safety   

 

The RFDC requires secure ground level  access,  pass ive surve i l lance,  

re in force the bu i ld ing boundary,  or ientat ing entrances to  s t reets ,  

prov id ing c lear  l ines of  s i te  f rom the lobbies to  the s t reet ,  prov is ion of  

adequate i l luminat ion.  The proposal  responds pos i t ive ly  to  a l l  o f  these 
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recommendat ions.  

 

8m max to  rear  o f  k i tchen f rom g lass.  I f  more,  demonstrat ion of  

sat is factory  day l ight ing and natura l  vent i la t ion. 

  

A l l  rear  wal ls  o f  k i tchens are wi th in  8m from a window in  a l l  o f  the 

apar tments except  for  corner  apar tments wi th  good day l ight ing and 

natura l  vent i la t ion.  

 

8m maximum depth to  s ing le  aspect  un i ts .  I f  more,  demonstrat ion of  

sat is factory  day l ight ing and natura l  vent i la t ion. 

 

The apar tments in  the development which have a s ing le aspect  out look 

comply  wi th  th is  requirement .    

 

2m min ba lcony width,  un less furn i ture layout  can be demonstrated 

  

A l l  pr imary ba lconies are a min imum of  2m in  depth.  

 

2 .7m min ce i l ing he ight  in  habi tab le  areas 

 2 .7m compl iant  

2 .25-2.4m cei l ing he ight  in  non-habi tab le   

 

Storage prov is ion:  

1  bed:  6m3 

2 bed:  8m3 

3 bed 10m3  

Min imum 50% wi th in  un i t  

 

Genera l ly  the apar tments meet  the s torage requirement  o f  the RFDC 

wi th in  the apartment  and basement s torage.   

 

70% of  un i ts  to  rece ive 2 hours of  d i rect  sunl ight  in  winter  to  l iv ing rooms 

and pr ivate open spaces.  L imi t  the number of  s ing le-aspect  apar tments 

wi th  a souther ly  aspect  (SW-SE) to  a maximum of  10 percent  o f  the to ta l  

un i ts  proposed. 
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71% of  the un i ts  rece ive 2 hours of  d i rect  sunl ight  in  mid-winter  between 

9am and 3pm. 

 

60% of  un i ts  to  be cross-vent i la ted 

 

60.9% of  the apar tments have cross vent i la t ion by way of  two or  more 

aspects .  

 

The proposal  is  considered to  adequate ly  address the prov is ions of  the 

SEPP 65 and sat is fy  the ru le  of  thumb requirements.  

 

4 .4   State Environmenta l  P lanning Pol icy  In f rastructure 2007 

 

The subject  s i te  is  above the Lane Cove Tunnel  and as such the SEPP 

requires re ferra l  to  the Author i ty  for  comment.   I t  is  cons idered that  the 

proposal  adequate ly  addresses the requirements of  the SEPP.   

 

4 .5  Lane Cove Local  Envi ronmenta l  P lan 2009 

 

The s i te  is  zoned R4 High Densi ty  Resident ia l  under which the proposal  

is  permiss ib le  wi th  Counci l  consent .  

 

1   Object ives of  zone 

 To prov ide for  the housing needs of  the communi ty  w i th in  a h igh 

densi ty  res ident ia l  env i ronment.  

 

 To prov ide a var ie ty  o f  housing types wi th in  a h igh densi ty  

res ident ia l  env i ronment.  

 

 To enable other  land uses that  prov ide fac i l i t ies or  serv ices to  

meet  the day to  day needs of  res idents .  

 

 To prov ide for  a  h igh concentrat ion of  housing wi th  good access to  

t ransport ,  serv ices and fac i l i t ies .  

 

 To ensure that  the ex is t ing ameni ty  o f  res idences in  the 
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neighbourhood is  respected. 

 

 To avoid the iso la t ion of  s i tes resul t ing f rom s i te  amalgamat ion.  

 

 To ensure that  landscaping is  mainta ined and enhanced as a 

major  e lement  in  the res ident ia l  env i ronment.  

 

 

The proposal  achieves the zone object ive to  establ ish a res ident ia l  f la t  

bu i ld ing on the s i te  and prov ide a var ie ty  o f  forms of  res ident ia l  

accommodat ion.   The amalgamat ion of  the three proper t ies to  form a 

larger  consol idated s i te ,  w i l l  not  lead to  iso la t ion of  s i tes.   The prec inct  

is  current ly  dominated commerc ia l  bu i ld ings,  whi le  the proposal  is  

cons is tent  w i th  the fu ture in tent  o f  the area to  t ransform in to  a h igher  

densi ty  res ident ia l  prec inct  w i th  good access to  serv ices and fac i l i t ies . 

 

The proposal  meets the required bui l t  form and wi l l  de l iver  the desi red 

bu i l t  outcome sought  by the contro ls .    The proposal  has had carefu l  

cons iderat ion to  the ameni ty  o f  ad jo in ing dwel l ings ensur ing that  so lar  

access and out looks are mainta ined.   When combined wi th  the proposed 

landscaping,  v isual  and pr ivacy impacts to  ad jo in ing developments have 

been min imised.    

 

The design responds to  the topographic  condi t ions and consequent ly  no 

s ign i f icant  overshadowing impacts  wi l l  occur  on ad jo in ing proper t ies.  

 

The proposal  is  assessed under the re levant  contro ls  wi th in  the LEP as 

fo l lows:    

 

Table 1:   Lane Cove Local  Environmenta l  P lan 2009 

Relevant  Development Contro ls  

under Lane Cove Local  

Environmenta l  P lan 2009  

Compl iance Comments  

4.3   Height  o f  bu i ld ings  

(1)   The object ives of  th is  

 

 

 
P  

The proposal  compl ies wi th  

the 25m height  contro l .    
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Relevant  Development Contro ls  

under Lane Cove Local  

Environmenta l  P lan 2009  

Compl iance Comments  

c lause are as fo l lows:   

(a)   to  min imise any 

overshadowing,  loss of  

pr ivacy and v isual  impacts  

o f  development on 

ne ighbour ing proper t ies,  

par t icu lar ly  where zones 

meet ,  and 

(b)   to  maximise sunl ight  

for  the publ ic  domain,  and 

(c)   to  re la te  development 

to  topography.  

(2)   The height  o f  a  

bu i ld ing on any land is  not  

to  exceed the maximum 

height  shown for  the land on 

the Height  o f  Bui ld ings Map.   

Height  25m 

4.4   F loor  space rat io  

(1)   The object ives of  th is  

c lause are as fo l lows:   

(a)   to  ensure that  the bu lk  and 

sca le of  development is  

compat ib le  wi th  the 

character  o f  the loca l i ty .  

(2)   The maximum f loor  space 

rat io  for  a  bu i ld ing on any 

land is  not  to  exceed the 

f loor  space rat io  shown for  

the land on the F loor  Space 

Rat io  Map.   

F loor  Space Rat io  2 .4 :1  

 

 
P  

 

 

The proposal  has a gross 

f loor  area of :  

 

Tota l  GFA: 6 ,192m2 

 

S i te  Area 2,575m2 

 

FSR: 2.4:1 

 

The proposal  compl ies wi th  

the FSR for  the s i te .  
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Relevant  Development Contro ls  

under Lane Cove Local  

Environmenta l  P lan 2009  

Compl iance Comments  

5.9   Preservat ion of  t rees or  

vegetat ion 

(1)   The object ive of  th is  c lause 

is  to  preserve the ameni ty  o f  

the area,  inc lud ing b iod ivers i ty  

va lues,  through the 

preservat ion of  t rees and other  

vegetat ion.  

(2)   Th is  c lause appl ies to  

species or  k inds of  t rees or  

o ther  vegetat ion that  are 

prescr ibed for  the purposes of  

th is  c lause by a development 

contro l  p lan made by the 

Counci l .  

Note.  A development contro l  

p lan may prescr ibe the t rees or  

o ther  vegetat ion to  which th is  

c lause appl ies by re ference to  

species,  s ize,  locat ion or  o ther  

manner.  

(3)   A person must  not  r ingbark,  

cut  down, top,  lop,  remove,  

in jure or  w i l fu l ly  destroy any 

t ree or  o ther  vegetat ion to  

which any such development 

contro l  p lan appl ies wi thout  the 

author i ty  conferred by:  

(a)   development consent ,  or  

(b)   a  permi t  granted by the 

Counci l .  

(4)   The refusal  by the Counci l  

to  grant  a  permit  to  a  person 

 
P  

 

Not  required.  
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Relevant  Development Contro ls  

under Lane Cove Local  

Environmenta l  P lan 2009  

Compl iance Comments  

who has duly  appl ied for  the 

grant  o f  the permi t  is  taken for  

the purposes of  the Act  to  be a 

re fusal  by the Counci l  to  grant  

consent  for  the carry ing out  o f  

the act iv i ty  for  which a permi t  

was sought .  

(5)   Th is  c lause does not  apply  

to  a  t ree or  o ther  vegetat ion 

that  the Counci l  is  sat is f ied is  

dy ing or  dead and is  not  

required as the habi ta t  o f  nat ive 

fauna.  

(6)   Th is  c lause does not  apply  

to  a  t ree or  o ther  vegetat ion 

that  the Counci l  is  sat is f ied is  a  

r isk  to  human l i fe  or  proper ty .  

(7)   A permit  under th is  c lause 

cannot  a l low any r ingbark ing,  

cut t ing down, topping,  lopping,  

removal ,  in jur ing or  destruct ion 

of  a  t ree or  o ther  vegetat ion:  

(a)   that  is  or  forms par t  o f  a  

her i tage i tem or  that  is  w i th in  a 

her i tage conservat ion area,  or  

(b)   that  is  or  forms par t  o f  an 

Abor ig ina l  ob ject  or  that  is  

w i th in  an Abor ig ina l  p lace of  

her i tage s ign i f icance, 

      un less the Counci l  is  

sat is f ied that  the proposed 

act iv i ty :  

(c)   is  o f  a  minor  nature or  is  for  

the maintenance of  the her i tage 
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Relevant  Development Contro ls  

under Lane Cove Local  

Environmenta l  P lan 2009  

Compl iance Comments  

i tem, Abor ig ina l  ob ject ,  

Abor ig ina l  p lace of  her i tage 

s ign i f icance or  her i tage 

conservat ion area,  and 

(d)   would not  adverse ly  af fect  

the her i tage s ign i f icance of  the 

her i tage i tem, Abor ig ina l  ob ject ,  

Abor ig ina l  p lace of  her i tage 

s ign i f icance or  her i tage 

conservat ion area.  

Note.  As a consequence of  th is  

subclause,  the act iv i t ies  

concerned wi l l  requi re  

development consent .  The 

her i tage prov is ions of  c lause 

5.10 wi l l  be appl icab le to  any 

such consent .  

(8)   Th is  c lause does not  apply  

to  or  in  respect  o f :  

(a)   the c lear ing of  nat ive 

vegetat ion:  

( i )   that  is  author ised by a 

development consent  or  

proper ty  vegetat ion p lan under 

the Nat ive Vegetat ion Act  2003 ,  

or  

( i i )   that  is  o therwise permit ted 

under Div is ion 2 or  3  o f  Par t  3  

o f  that  Act ,  or  

(b)   the c lear ing of  vegetat ion 

on State protected land (wi th in  

the meaning of  c lause 4 of  

Schedule 3 to  the Nat ive 

Vegetat ion Act  2003 )  that  is  
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Relevant  Development Contro ls  

under Lane Cove Local  

Environmenta l  P lan 2009  

Compl iance Comments  

author ised by a development 

consent  under the prov is ions of  

the Nat ive Vegetat ion 

Conservat ion Act  1997  as 

cont inued in  force by that  

c lause,  or  

(c)   t rees or  o ther  vegetat ion 

wi th in  a State forest ,  or  land 

reserved f rom sa le as a t imber 

or  forest  reserve under the 

Forestry  Act  1916 ,  or  

(d)   act ion required or  

author ised to  be done by or  

under the Electr ic i ty  Supply  Act  

1995 ,  the Roads Act  1993  or  

the Surveying and Spat ia l  

In format ion Act  2002 ,  or  

(e)   p lants  dec lared to  be 

nox ious weeds under the 

Noxious Weeds Act  1993 .  

Note.  Permiss ib i l i ty  may be a 

matter  that  is  determined by or  

under any of  these Acts .  

(9)   [Not  adopted]  

 

6 .1    Ac id su l fa te so i ls  

(1)   The object ive of  th is  c lause 

is  to  ensure that  development 

does not  d is turb,  expose or  

dra in  ac id  su l fa te  so i ls  and 

cause env i ronmenta l  damage. 

(2)   Development consent  is  

 

 

N/A 

 

The s i te  is  not  a f fected by 

ac id  su lphate so i ls .  



 
 
 
 
 

 
 

    
 
 

61 

Relevant  Development Contro ls  

under Lane Cove Local  

Environmenta l  P lan 2009  

Compl iance Comments  

required for  the carry ing out  o f  

works descr ibed in  the Table to  

th is  subclause on land shown 

on the Acid Sul fa te Soi ls  Map 

as be ing of  the c lass speci f ied 

for  those works.  

 (3)   Development consent  must  

not  be granted under th is  

c lause for  the carry ing out  o f  

works unless an ac id  su l fa te  

so i ls  management p lan has 

been prepared for  the proposed 

works in  accordance wi th  the 

Acid Sul fa te Soi ls  Manual  and 

has been prov ided to  the 

consent  author i ty .  

(4)   Despi te  subclause (2) ,  

development consent  is  not  

required under th is  c lause for  

the carry ing out  o f  works i f :  

(a)   a  pre l iminary assessment o f  

the proposed works prepared in  

accordance wi th  the Acid 

Sul fa te Soi ls  Manual  ind icates 

that  an ac id  su l fa te  so i ls  

management p lan is  not  

required for  the works,  and 

(b)   the pre l iminary assessment 

has been prov ided to  the 

consent  author i ty  and the 

consent  author i ty  has conf i rmed 

the assessment by not ice in  

wr i t ing to  the person proposing 

to  carry  out  the works.  
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Relevant  Development Contro ls  

under Lane Cove Local  

Environmenta l  P lan 2009  

Compl iance Comments  

(5)   Despi te  subclause (2) ,  

development consent  is  not  

required under th is  c lause for  

the carry ing out  o f  any of  the 

fo l lowing works by a publ ic  

author i ty  ( inc lud ing anc i l la ry  

work such as excavat ion,  

construct ion of  access ways or  

the supply  o f  power) :  

(a)   emergency work,  be ing the 

repair  or  rep lacement o f  the 

works of  the publ ic  author i ty  

that  is  required to  be carr ied 

out  urgent ly  because the works 

have been damaged,  have 

ceased to  funct ion or  pose a 

r isk  to  the env i ronment or  to  

publ ic  heal th  and safety ,  

(b)   rout ine maintenance work,  

be ing the per iod ic  inspect ion,  

c leaning,  repair  or  rep lacement 

o f  the works of  the publ ic  

author i ty  (o ther  than work that  

invo lves the d is turbance of  

more than 1 tonne of  so i l ) ,  

(c)   minor  work,  be ing work that  

costs  less than $20,000 (other  

than dra inage work) .  

(6)   Despi te  subclause (2) ,  

development consent  is  not  

required under th is  c lause to  

carry  out  any works i f :  

(a)   the works invo lve the 

d is turbance of  less than 1 tonne 
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Relevant  Development Contro ls  

under Lane Cove Local  

Environmenta l  P lan 2009  

Compl iance Comments  

of  so i l ,  such as occurs in  

carry ing out  agr icu l ture,  the 

construct ion or  maintenance of  

dra ins,  extract ive industr ies,  

dredging,  the construct ion of  

ar t i f ic ia l  water  bodies ( inc lud ing 

canals ,  dams and detent ion 

bas ins)  or  foundat ions,  or  f lood 

mi t igat ion works,  or  

(b)   the works are not  l ike ly  to  

lower the water tab le.  

6 .1A   Ear thworks  

(1)   The object ives of  th is  

c lause are as fo l lows: 

(a)   to  ensure that  ear thworks 

for  which development consent  

is  required wi l l  not  have a 

detr imenta l  impact  on 

env i ronmenta l  funct ions and 

processes,  ne ighbour ing uses,  

cu l tura l  or  her i tage i tems or  

features of  the surrounding 

land,  

(b)   to  a l low ear thworks of  a  

minor  nature wi thout  requir ing 

separate development consent .  

(2)   Development consent  is  

required for  ear thworks un less:  

(a)   the work is  exempt 

development under th is  P lan or  

another  appl icab le 

env i ronmenta l  p lanning 

 
P  

 

The proposal  min imises 

ear thworks by ut i l is ing the 

ex is t ing excavat ions 

between Mafek ing Avenue 

and the Paci f ic  H ighway 

and prov id ing a s ing le  

addi t ional  basement leve l .  

 

The prov is ions of  th is  

c lause are considered to  be 

sat is f ied.   
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Relevant  Development Contro ls  

under Lane Cove Local  

Environmenta l  P lan 2009  

Compl iance Comments  

inst rument ,  or  

(b)   the work is  anc i l la ry  to  

o ther  development for  which 

development consent  has been 

g iven.  

(3)   Before grant ing 

development consent  for  

ear thworks,  the consent  

author i ty  must  cons ider  the 

fo l lowing matters :  

(a)   the l ike ly  d isrupt ion of ,  or  

any detr imenta l  e f fect  on,  

ex is t ing dra inage pat terns and 

so i l  s tab i l i ty  in  the loca l i ty ,  

(b)   the ef fect  o f  the proposed 

development on the l ike ly  fu ture 

use or  redevelopment o f  the 

land,  

(c)   the qual i ty  o f  the f i l l  or  the 

so i l  to  be excavated,  or  both,  

(d)   the ef fect  o f  the proposed 

development on the ex is t ing 

and l ike ly  ameni ty  o f  ad jo in ing 

proper t ies,  

(e)   the source of  any f i l l  

mater ia l  and the dest inat ion of  

any excavated mater ia l ,  

( f )   the l ike l ihood of  d is turb ing 

re l ics ,  

(g)   the prox imi ty  to  and 

potent ia l  for  adverse 

impacts on any 

watercourse,  dr ink ing water  

catchment or  
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Relevant  Development Contro ls  

under Lane Cove Local  

Environmenta l  P lan 2009  

Compl iance Comments  

env i ronmenta l ly  sens i t ive 

area.  

 

4.6  Lane Cove Development Contro l  P lan 2009 

 

The re levant  development contro ls  wi th in  the DCP are l is ted below:  

 

Table  3:  Relevant  Contro ls  Under The Lane Cove Development Contro l  

P lan 2009 

 

 

B7  Development near busy Roads and Rai l  Corr idors  

LAeq leve ls :  

( i )  In  any bedroom 35dB(A) 10.00pm to 7.00am. 

( i i )  anywhere e lse 40dB(A) 

Ver i f icat ion that  acoust ic  impacts have been  addressed in  the des ign wi l l  

be submit ted wi th  the construct ion cer t i f icate. 

B8 Safety  and Secur i ty  

Cr ime Prevent ion Through Environmenta l  Design (CPTED) pr inc ip les 

considered and sat is factor i ly  addressed in  the des ign. 

3 .1  Genera l  Object ives 

 

Object ives  

The object ives for  res ident ia l  f la t  bu i ld ings are:  

1  To achieve a reasonable leve l  o f  ameni ty  for  the res ident ia l  f la t  

bu i ld ings,  ne ighbour ing proper t ies and the surrounding area.   

2  To achieve susta inable development whi ls t  prov id ing a 

concentrat ion of  res idents  c lose to  publ ic  t ransport  and fac i l i t ies .   

3  To create entrances which prov ide a desi rab le res ident ia l  

ident i ty  for  the development,  or ient  v is i tors  and contr ibute 
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pos i t ive ly  to  the s t reetscape and bui ld ing facade des ign.   

4  To prov ide oppor tun i t ies for  l i fes ty le  choice and dwel l ing mix.   

 

The proposed development prov ides for  a  reasonable leve l  o f  ameni ty  for  

the occupants and the res idents  o f  the surrounding bu i ld ings whi le  

prov id ing susta inable development c lose to  publ ic  t ransport  and 

fac i l i t ies .   The proposal  prov ides ident i f iab le  entr ies pos i t ive ly  

contr ibut ing to  the s t reetscape and façade des ign.   The proposal  

prov ides opportun i t ies for  l i fes ty le  choice and dwel l ing mix and is  

cons idered consis tent  w i th  the ob ject ives. 

3 .2   Densi ty  

 

Min imum s i te  area 1,500m2.  

The proposal  has a s i te  area of  2 ,575m2,  which sat is f ies the contro l .  

3 .3  Bui ld ing Depth 

The object ives for  bu i ld ing depth are:  

1   To ensure that  the bulk  of  the development is  in  sca le wi th  the 
ex is t ing or  des i red fu ture context .   

2   To prov ide adequate ameni ty  for  bu i ld ing occupants in  terms of  
sun access,  day l ight  and natura l  vent i la t ion.   

3   To prov ide for  dual  aspect  dwel l ings.   

Maximum bui ld ing depth 18m. 

This  resul ts  in  dwel l ings hav ing a dual  aspect  f rontage and achiev i ng 

h igh leve ls  o f  ameni ty  in  terms of  sun access,  day l ight  and natura l  

vent i la t ion.  

 

I t  is  cons idered that  the proposal  meets the ob ject ives of  the contro ls  for  

the s i te .  

3 .4  Bui ld ing Width 

 

The object ives for  bu i ld ing width are:  

1   To avoid large cont inuous bu i ld ing bu lk  and massing.   

2   To ensure that  res ident ia l  f la t  bu i ld ing responds to  the 
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character  o f  the area.  

The maximum overa l l  w idth of  the bui ld ing f ront ing the s t reet  shal l  be 

40m. Greater  w idths may be permiss ib le  i f  the proposed bui ld ing 

ar t icu la t ion is  sat is factory  in  the s t reetscape.  

 

The proposal  is  26.5m to the Paci f ic  H ighway and 23.5m to Mafek ing 

Avenue.  

 

I t  is  cons idered that  the proposal  is  compl iant  and that  i t  meets the 

ob ject ives wi th  sat is factory  ar t icu la t ion in  the s t reetscape. 

 

 

3 .5  Setbacks 

The object ives for  setbacks are:  

1   To establ ish the desi red spat ia l  propor t ions of  the s t reet  and 

def ine the s t reet  edge and prov ide a t rans i t ion between publ ic  and 

pr ivate space.   

2   To ass is t  in  achiev ing v isual  pr ivacy to  dwel l ings f rom the 

s t reet .   

3   To a l low for  s t reet  landscape character .   

 

Front /Street  Setback  

7.5m 

Side and Rear  

6m 

9m 

12m 

 

The proposal  sat is f ies the f ront  setback of  the bu i ld ing to  Paci f ic  

H ighway of  7 .5m required and 6m – 8m to Mafek ing.  

 

The proposal  prov ides for  s ide setbacks increas ing wi th  as required.   
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The proposal  prov ides for  compl iant  6m and 9m s ide setbacks.    

 

I t  is  cons idered that  the proposed setbacks meet  the ob ject ives of  the 

contro l .  

 

3 .5 .3 Park ing Podium height  

 

Maximum 1.2m 

 

The basement park ing podium is  exceeds 1200mm above ground level  on 

the Mafek ing Avenue f rontage match ing that  o f  the ad jo in ing approval  to  

the nor th .   The podium has been stepped and landscaped to  address th is  

condi t ion appropr ia te ly .    

 

The s i te  has the Lane Cove tunnel  d i rect ly  be low i t  so that  i t  is  l im i ted to  

a  s ing le  basement f rom Mafek ing Avenue f rontage and then the park ing 

s teps up the s i te  to  the Paci f ic  H ighway f rontage. 

 

Th is  is  considered to  be an appropr ia te and contextual  so lu t ion which 

wi l l  be a lso required in  the redevelopment o f  the surrounding s i tes.  For  

these reasons i t  is  cons idered sat is factory .  

 

 

3 .6  Bui ld ing Separat ion 

There is  on ly  one bui ld ing proposed in  the development so that  th is  

requirement  does not  apply .  

 

The proposal  observes the required separat ion f rom the ne ighbour ing 

s i tes.  

3 .7  Fences 

 

 

T imber fences at  1800mm are prov ided to  the s ide boundar ies consis tent  

w i th  th is  c lause.  

 

3 .8  Excavat ion 
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a)   A l l  development is  to  re la te to  the ex is t ing topography of  the 

land at  the t ime of  the adopt ion of  th is  DCP.  

b)  Excavat ion for  major  development is  to  be conta ined as c lose 

as pract icab le to  the footpr in t  o f  the development.   

c)   For  development wi th in  Centres,  Counci l  may consider  fu l l  s i te  

coverage for  underground excavat ion and podium footpr in ts  where 

i t  is  demonstrated that  mature landscaping,  landscaped area and 

ra inwater  re tent ion is  ab le  to  be prov ided as roof  terraces on 

podium structures.   

d)  Uses at  ground level  are to  respond to  the s lope of  the s t reet  

by s tepping f rontages and entr ies to  fo l low the s lope.   

e)  The extent  o f  excavat ion proposed for  underground uses 

should not  compromise the prov is ion of  deep so i l  areas or  

landscaped areas for  res ident ia l  f la t  bu i ld ings.   

 

The proposal  u t i l ises the excavat ion a l ready extant  on the s i te  and 

prov ides an addi t ional  basement but  re ta ins the excavat ion wi th in  2m of  

the bu i ld ing setback as required.   The proposal  is  cons idered to  be 

consis tent  w i th  the prov is ions of  th is  c lause.     

3 .9  Design of  Roof  Top Areas  

 

a)   Roof  top areas inc lud ing podium area are to  be des igned for  

use as recreat ion fac i l i t ies  where pract icab le and should be of  

h igh s tandard of  f in ish and des ign.  A deta i led landscape des ign 

and p lan of  roof  top des ign is  to  be submit ted wi th  the DA.  

b)   The design of  exter ior  pr ivate open space such as roof  top 

gardens is  to  address v isual  and acoust ic  pr ivacy,  safety ,  secur i ty ,  

and wind ef fects .   

 

The roof  top and podium areas are incorporated in to the recreat ion areas 

and f in ished to  a  h igh leve l  as shown in  the landscape p lan.  
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A communal  open space is  prov ided on Level s  6  and pr ivate open space 

on the roof  leve l .  

3 .10 S ize and Mix of  Dwel l ings 

 

Studio Min imum 40m 2 

Min imum of  10% each 1 bed 2 bed and 3 bed.  

There are no s tud ios proposed.  

 

The proposal  prov ides for  a  to ta l  o f  69 un i ts  be ing 38 x  1  bed;  22 x  2  bed 

and 9 x  3 bedroom uni ts ;  be ing 55% 1 bed and 32% 2 bed and 13% 3 

bed.  

 

3 .11 Pr ivate Open Space 

The object ives for  pr ivate open space are:  

1   To prov ide a l l  dwel l ings wi th  funct ional  pr ivate open space.   

2   To ensure that  ba lconies and terraces are in tegrated in to  the 

overa l l  arch i tectura l  form and deta i l  o f  res ident ia l  f la t  bu i ld ings.   

3   To contr ibute to  the safety  and l ive l iness of  the s t reet  by 

a l lowing for  casual  over look ing of  the s t reet .   

Balconies 2m deep and 10m 2 

Terraces 4m deep and 16m 2 

 

 

The proposed apartments are genera l ly  ab le  to  prov ide the required 

ba lcony and terrace areas.   A schedule of  these areas is  prov ided wi th  

the appl icat ion.  

3 .12 Number of  Car park ing,  Motorcyc le  and Bicyc le  Spaces 

 

a)  The number of  car  park ing spaces for  res ident ia l  f la t  bu i ld ings and 

res ident ia l  component  o f  mixed use in  o ther  areas (wi th  any number of  

0 .5  or  above rounded to  the nearest  whole number) :  
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Studio 0.5  spaces 

1 bedroom dwel l ing 1 space 

2 bedroom dwel l ing 1.5 space 

3 and more bedroom dwel l ing 2 spaces 

Vis i tors  1 car  space per  4  dwel l ings  

b)  Motorcyc le park ing is  to  be prov ided at  the ra te  of  1  motorcyc le  

space per  25 car  spaces.  These spaces are to  have an area of  

1 .2m x 3 m.  

c)   B ike lockers are to  be prov ided at  the ra te  of  1  locker  per  10 

dwel l ings.  B ike ra i l / racks are to  be des igned in  accordance wi th  

AS 2890.3 and be prov ided at  the rate of  1  ra i l / rack per  12 

dwel l ings.   

d)   A Transport  and Accessib i l i ty  Report  may be required by 

Counci l ’s  Traf f ic  Manager.   

 

 

 

The proposal  compl ies wi th  these requirements for  res ident  prov is ion as 

deta i led in  the t ra f f ic  and park ing repor t .    

 

114 spaces are prov ided wi th  14 are access ib le  spaces.  

 

The development prov ides the required 5 motorcyc le  spaces.  

 

The development prov ides 7 b icyc le  lockers and 6 b icyc le  racks which is  

in  excess of  the requirements.  

 

3 .13 Cei l ing he ights 

a)  In  res ident ia l  f la t  bu i ld ings,  inc lud ing res ident ia l  apar tments in  mixed 

use bu i ld ings,  the f loor  to  ce i l ing he ight  shal l  be: 
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.  for  non-habi tab le  rooms, a  preferred min imum of  2 .4m, however a  

min imum of  2 .25m wi l l  be permi t ted  

.  for  the upper leve l  o f  a  2  s torey apar tment ,  a  min imum of  2 .4m 

prov ided at  least  50% of  the apar tment  has a min imum of  2 .7m 

height  and  

.  for  a l l  s ing le  leve l  apar tments,  a  min imum of  2 .7m.  

 

 

 

The proposal  w i l l  compl ies  wi th  th is  requirement.  

3 .14 Storage 

b)  In  addi t ion to  k i tchen cupboards and bedroom wardrobes,  prov ide 

access ib le  s torage fac i l i t ies  a t  the fo l lowing ra tes: 

s tud io  dwel l ings 6m3  

one-bedroom dwel l ings 6m3  

two-bedroom dwel l ings 8m3  

three p lus bedroom dwel l ings 10m3 

A min imum of  50% of  th is  s torage vo lume is  to  be prov ided wi th in  the 

dwel l ing access ib le  f rom the ha l l  or  l iv ing area as ha l l  cupboards. 

 

The proposal  w i l l  compl ies  wi th  the s torage vo lume requirement .   A l l  

s torage a l locat ion is  deta i led in  the submit ted schedule.  

3 .15 Solar  access 

  

Prov is ions 

These prov is ions apply  to  proposed developments and any res ident ia l  

development beyond the s i te .  

a)   Habi tab le rooms in  at  least  70 percent  o f  dwel l ings in  h i gh 
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densi ty  res ident ia l  developments,  should rece ive a min imum of  

three hours d i rect  sunl ight  between 9 am and 3 pm on 21st  June,  

in  to ta l  between any por t ions of  those rooms. A reasonable 

propor t ion of  both the common and pr ivate open space in  those 

s i tes is  a lso to  receive sunl ight  dur ing that  per iod,  accord ing to  

the c i rcumstances of  the s i tes.   

b)   The number of  s ing le -aspect  dwel l ings wi th  a  souther ly  aspect  

(SW-SE) should be l imi ted to  a maximum of  10 percent  o f  the to ta l  

dwel l ings wi th in  a  h igh densi ty  res ident ia l  development.  

Developments vary ing f rom the min imum standard due to  s i te  

constra in ts  and or ientat ion must  demonstrate how energy 

ef f ic iency is  addressed.   

c)   Where adjacent  dwel l ings and the i r  open space a l ready receive 

less than the s tandard  hours of  sun,  new development should seek 

to  mainta in  th is  so lar  access where pract icab le.   

d)   Counci l  may accept  a  reduct ion in  so lar  access for  the subject  

s i te  and adjacent  development i f  the topography and lo t  

or ientat ion (as d is t inct  f rom a preferred des ign)  are such that  the 

s tandard is  cons idered unreasonable.   

Shadow d iagrams are required wi th  the development appl icat ion to  show 

so lar  access and the extent  o f  overshadowing. 

 

The proposal  has been analysed in  deta i l  for  so lar  access compl iance in  

the repor t  inc luded wi th  the appl icat ion.  

 

The repor t  demonstrates that  71% achieve the required so lar  access 

wi th in  the development.  

 

The souther ly  s ing le aspect  apar tments compr ise 0%. 

 

A l l  surrounding propert ies re ta in  the i r  required so lar  access.  

 

3 .16 Natura l  Vent i la t ion 
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a)  S ix ty  percent  (60%) of  dwel l ings should be natura l ly  cross 

vent i la ted.  

 

b)   Vent i la t ion prov ided to  one end of  a  dwel l ing v ia  windows onto 

an open access corr idor  does not  sat is fy  th is  requirement  due to  

pr ivacy and acoust ics ’  impacts .   

c )   Twenty f ive percent  (25%) of  k i tchens wi th in  a development 

should have access to  natura l  vent i la t ion.   

 

The proposal  sat is f ies these requirements wi th  61% cross vent i la ted 

un i ts .  

3 .17 V isual  Pr ivacy.  

 

a)   Locate and or ient  new development to  encourage v isual  

pr ivacy between bui ld ings on s i te  and adjacent  bu i ld ings.   

b)   Use deta i led s i te  and bui ld ing design e lements to  increase 

pr ivacy wi thout  compromis ing access to  l ight  and a i r .  Deta i l ing 

may inc lude:   

 Of fset  w indows of  dwel l ings in  new developments in  re la t ion to  

ad jacent  development windows  

 Recessed balconies and/or  ver t ica l  f ins between adjacent  

ba lconies  

 Sol id  or  semi-so l id  ba lustrades to  ba lconies  

 Louvres or  screen panels  to  windows and/or  ba lconies  

 Incorporat ing p lanter  boxes in to  wal ls  or  ba lustrades to  increase 

the v isual  separat ion between areas  

 Ut i l ise pergolas or  shading dev ices to  l imi t  over look ing of  lower 

dwel l ings or  pr ivate open space.   
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The proposal  sat is f ies these requirements of fset t ing windows and 

prov id ing screening where necessary.  

3 .18 Communal  Open Space 

 

a)   A min imum of  25% of  the s i te  area is  to  be prov ided as 

communal  open space.   

b)   For  mixed use s i tes,  communal  open space can be prov ided on 

podiums and roof  terraces subject  to  ach iev ing pr ivacy for  

ad jo in ing users.   

 

The proposal  prov ides for  in  excess of  892m 2 or  34.6% of  the s i te  as 

communal  open space consis tent  w i th  the requirements of  th is  c lause. 

3 .19 Landscaped Area 

a)   A min imum of  40% of  the s i te  area is  to  be p lanted,  compr is ing 

25% landscaped area and a fur ther  min imum of  15% plant ing on 

s t ructures or  landscaped area.   

b)   Except ions may be made in  centres for  mixed use 

developments on ly .  In  these instances,  s tormwater  t reatment  

measures must  be in tegrated wi th  the des ign of  the res ident ia l  f la t  

bu i ld ing and suf f ic ient  so i l  depth and vo lumes to  be prov ided to  

ensure that  mature t rees are achievable.   

c)   Landscaping to  f ront  boundar ies shared wi th  b icyc le  routes 

should be less than 900mm in he ight  and should not  impede 

pedestr ian and b icyc le  routes or  reduce v is ib i l i ty  to  these 

pathways.   

 

The proposal  prov ides for  40% of  the s i te  as landscaped area wi th  15% 

planted on s t ructure and 25% as deep so i l  landscaped area comfor tab ly  

sat is fy ing the prov is ions. 

3 .10 P lant ing on s t ructures 

 

The fo l lowing are recommended as min imum standards for  a  range of  
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p lant  s izes:  

a)   Large t rees (canopy d iameter  o f  up to  16m at  matur i ty )   

 min imum soi l  vo lume 150m3  

 min imum soi l  depth 1.3m  

 min imum soi l  area 10m x 10m area or  equiva lent   

b)   Medium t rees (8m canopy d iameter  a t  matur i ty )   

 min imum soi l  vo lume 35m3  

 min imum soi l  depth 1m  

 approx imate so i l  area 6m x 6m or  equiva lent   

c)   Smal l  t rees (4m canopy d iameter  a t  matur i ty )   

 min imum soi l  vo lume 9m3  

 min imum soi l  depth 800mm  

 approx imate so i l  area 3.5m x 3.5m or  equiva lent  

d)   Shrubs  

min imum soi l  depths 500-600mm 

e)  Ground cover   

min imum soi l  depths 300-450mm 

f)  Tur f   

min imum soi l  depths 100-300mm 

Any subsurface dra inage requirements are in  addi t ion to  the min imum 

soi l  depths ment ioned above. 
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The proposed achieves these requirements as demonstrated in  the 

landscape p lan.  

Local i ty  4  Mafek ing Prec inct  

Object ives:  

1  To prov ide new gateway development to  mark the southern 

gateway in to  Longuevi l le  Road f rom Paci f ic  H ighway. 

2  To prov ide improved safety  and ameni ty  for  pedestr ians and 

cyc l is ts  a long Paci f ic  Hwy and Longuevi l le  Rd.  

3  To prov ide act ivat ion to  Paci f ic  H ighway and Gatacre Avenue and 

improved ameni ty  to  Mafek ing Avenue.  

4  To prov ide improved and f lex ib le  amalgamat ion opportun i t ies for  

development.  

5  To prov ide h igh qual i ty  communal  open spaces to  the western 

boundary to  Mafek ing Ave  

6  To prov ide a no ise buf fer ,  whi le  mainta in ing reasonable so lar  

access,  for  the res idents  to  the south-west .  

7  To prov ide appropr ia te t rans i t ion to  the adjo in ing res ident ia l  uses.  

The proposal  meets these object ives in  prov id ing a gateway development 

to  mark the southern entry  to  Longuevi l le  Road f rom the Paci f ic  H ighway.   

The proposal  is  setback 7.5m f rom the Paci f ic  H ighway and the setback 

is  landscaped to  improve pedestr ian ameni ty .  Mafek ing Avenue ameni ty  

is  s imi lar  improved wi th  a 6 -  8m setback and landscape screening.   The 

current  pro l i ferat ion of  a t  grade park ing,  dr iveways and serv ice fac i l i t ies  

are ra t ional ised to  a  s ing le  cross ing and a l l  serv ic ing and park ing is  

accommodated on s i te  wi th in  the basement and a l l  veh ic les are ab le  to  

leave the s i te  in  a  forward d i rect ion and wi th  good s ight  l ines.  

 

The proposal  amalgamates three s i tes consis tent  w i th  the min imum s i te  

requirement  and demonstrates that  no s i tes are le f t  iso la ted by the 

proposal .  

 

The proposal  prov ides a s ign i f icant  no ise buf fer  to  the lower densi ty  

res ident ia l  fabr ic  and has been des igned to  min imise so lar  impacts  to  
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those proper t ies.  

 

The proposal  prov ides for  an appropr ia te t rans i t ion between the h igh r ise 

and h igh densi ty  Paci f ic  H ighway corr idor  and Gore Hi l l  f reeway 

in tersect ion to  the lower sca le  and lower densi ty  fabr ic  beyond. 

 

The proposal  is  considered to  meet  the object ives of  the Mafek ing 

Prec inct .  
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5 .0  Environmenta l  P lanning Assessment  

 

Sect ion 79C(1)  o f  the Environmenta l  P lanning and Assessment Act  1979 

as amended speci f ies the matters  which a consent  author i ty  must  

cons ider  when determin ing a development appl icat ion. 

 

5 .1  s .79C(1)(a)( i )  the prov is ion of  any Envi ronmenta l  P lanning 

Instrument  (EPI)   

Considerat ion of  SEPP 55,  SEPP (BASIX) 2004 and Local  Envir onmenta l  

P lan 2009 are d iscussed under Sect ion 4.  

 

5 .2  s .79C(1)(a)( i i )  the prov is ion of  any draf t  Env i ronmenta l  P lanning 

Instruments 

Not  appl icable.  

 

5 .3  s .79C(1)(a)( i i i )  any development contro l  p lan 

Considerat ion of  Development Contro l  P lan 20 09 is  d iscussed under 

Sect ion 4.  

 

5 .4  s .79C(1)(a)( iv )  any matters  prescr ibed by the regulat ions 

Not  appl icable to  th is  appl icat ion.  

 

5 .5  s .79C(1)(b)  the l ike ly  impacts  o f  the development,  inc lud ing 

env i ronmenta l  impacts  on both the natura l  and bu i l t  env i ronments,  and 

soc ia l  and economic impacts  in  the loca l i ty 

 

Context  and Set t ing  

The s i te  is  located in  a h igh densi ty  res ident ia l  area,  which is  in  

t rans i t ion to  a  h igh densi ty  des i red fu ture character .   The proposal  meets 

the requirements of  the p lanning contro ls  to  produce a bu i ld ing,  which 

f i ts  very  comfor tab ly  wi th in  the context  and set t ing of  fu ture development 

in  the surrounding area.  The qual i ty  o f  the design and landscaping of  the 

proposal  w i l l  enhance the area.   

 

 

Access,  Transport  and Traf f ic  
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The proposal  prov ides for  park ing needs on s i te  in  four  park ing leve ls .  

 

Publ ic  Domain  

The proposal  w i l l  be located on pr ivate land and wi l l  not  impact  

adverse ly  upon the publ ic  domain.   

 

Ut i l i t ies  

Adequate ut i l i ty  serv ices are current ly  prov ided on the s i te  to  cater  for  

the proposed development.    

 

Her i tage 

Not  appl icable to  th is  appl icat ion.  

 

Other  Land Resources 

Not  appl icable to  th is  appl icat ion.  

 

Water  

Appropr ia te water  sav ing f i t t ings wi l l  be inc luded in  the new dwel l ings.  

Rainwater  s torage tanks are proposed to  be loca ted in  the bu i ld ing.  

 

Soi ls  

Some excavat ion wi l l  be required to  accommodate the lower leve ls  of  the 

proposed bui ld ing.  Th is  wi l l  be s i ted wel l  away f rom development on 

ad jo in ing proper t ies so as to  prevent  any adverse impacts .    

 

A i r  and Microc l imate  

I t  is  not  cons idered the proposal  w i l l  g ive r ise to  any s ign i f icant  a i r  or  

microc l imate impacts .  

 

F lora and Fauna 

The impact  on t rees on s i te  is  min imised through appropr ia te  s i t ing of  the 

bu i ld ing.  

 

Waste 
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Appropr ia te waste management pract ices wi l l  be undertak en dur ing the 

construct ion phase.  The Counci l  garbage t ruck wi l l  p ick up waste f rom 

the upper basement.  P lease refer  to  the Waste Management P lan 

submit ted wi th  the appl icat ion. 

  

Energy 

A BASIX Assessment of  the proposed bui ld ing ’s  energy ef f ic iency has 

been prepared and is  submit ted wi th  the appl icat ion.  The proposal  has 

been des igned to  maximise day l ight  access and permi t  cross vent i la t ion. 

 

Noise and Vibrat ion  

Appropr ia te measures wi l l  be adopted dur ing the construct ion s tage to  

manage noise and v ibrat ion leve ls  in  accordance wi th  Counci l  

requirements.  Af ter  the in i t ia l  construct ion per iod the res ident ia l  

development is  not  expected to  cause any addi t ional  no ise impacts . 

 

Natura l  Hazards  

Not  appl icable to  th is  appl icat ion.    

 

Technologica l  Hazards  

Not  appl icab le to  th is  appl icat ion. 

 

Safety ,  Secur i ty  and Cr ime Prevent ion  

The proposal  has been deigned for  secur i ty  and surve i l lance of  publ ic  

and common areas.  

 

Socia l  Impact  in  the Local i ty  

The proposal  is  consis tent  w i th  the p lan to  increase densi t ies in  th is  wel l  

serv iced locat ion.  I t  is  cons idered that  the soc ia l  impact  is  acceptable. 

 

Economic Impact  in  the Local i ty  

The proposed development wi l l  c reate employment dur ing the 

construct ion s tage.  Once construct ion is  completed the bu i ld ing wi l l  have 

no s ign i f icant  economic impact  on the loca l i ty .  

 

S i te  Design and In ternal  Design  
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The proposal  has been s i ted wi th  i ts  or ientat ion pr imar i ly  to  the nor th  

and is  wel l  setback f rom the boundar ies of  the s i te .  Due to  the s lope of  

the s i te ,  i t  has been poss ib le  to  u t i l ise the ex is t ing excavat ion and  

topography to  accommodate the park ing leve ls .  The ar t icu la t ion of  the 

proposed bui ld ing wi l l  ensure that  i t  does not  present  as hav ing undue 

bulk  or  he ight .  The var ia t ion of  externa l  forms and f in ishes wi l l  c reate an 

at t ract ive modern bui ld ing.  The in ternal  des ign prov ides appropr ia te ly  

d imensioned,  contemporary l iv ing areas which is  des i rab le  for  modern 

l iv ing.  

 

Construct ion  

The bui ld ing process wi l l  be managed so as to  min imise d isrupt ion to  

ne ighbours,  the loca l  communi ty  and the env i ronment.  The development 

proposal  incorporates durable mater ia ls  w i th  low maintenance 

requirements.  

 

Cumulat ive Impacts  

The abi l i ty  o f  the s i te  to  absorb the new bui ld ing is  demonstrated by the 

s ize of  the a l lo tment ,  the context  o f  the proper ty,  genera l  compl iance 

wi th  the object ives of  Counci l ’s  development contro ls ,  and the min imal  

impact  on adjo in ing development.  Accord ing ly ,  the cumulat ive impact  o f  

the development on the character  o f  the ne ighbourhood is  expected to  be 

negl ig ib le .  The proposal  w i l l  enhance the ne ighbourhood. 

 

5 .6  s .79C(1)(c)  su i tab i l i ty  o f  the s i te  for  development 

Having regard to  the locat ion of  the proposal ,  the s i te  wi l l  adequate ly  

accommodate the development o f  the addi t ions to  the dwel l ing. 

 

5 .7  s .79C(1)(d)  submiss ions made in  accordance wi th  the Act  or  the 

Regulat ions  

The Consent  author i ty  w i l l  need to  consider  the submiss ions received in  

response to  the publ ic  exh ib i t ion of  the proposed development.  

 

5 .8  s .79C(1)(e)  the publ ic  in terest  

There are no known Federa l  and/or  s ta te  Government po l icy  s ta tements 

and/or  s t ra teg ies other  than those d iscussed in  th is  repor t  that  are of  

re levance to  th is  par t icu lar  case.  We are not  aware of  any other  
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c i rcumstances that  are re levant  to  the considerat ion of  th is  development 

appl icat ion.  

 

  



 
 
 
 
 

 
 

    
 
 

84 

6 .0  Conclus ion 

 

The proposal  compr ises the demol i t ion of  the ex is t ing commerc ia l  

bu i ld ings and the construct ion of  a  res ident ia l  f la t  bu i ld ing wi th  basement 

park ing at  390 – 398 Paci f ic  H ighway,  Lane Cove.  The proposal  

compr ises 69 un i ts  be ing 38 x  1 bed,  22 x  2  bed and 9 x  3  bed uni ts  wi th  

four  leve ls  o f  basement park ing for  114 cars.  

 

The subject  s i te  is  located on the Paci f ic  H ighway corr idor  a t  the 

Junct ion of  the Gore Hi l l  Freeway and the Lane Cove tunnel  prov id ing 

excel lent  access to  the CBD, Chatswood and the St  Leonards/North  

Sydney centres.   The s i te  is  very  wel l  served by publ ic  t ransport  and is  

wi th in  easy walk ing d is tance of  the Lane Cove town centre wi th  a h igh 

leve l  o f  serv ices and ameni t ies.  

 

The proposal  compl ies wi th  the object ives and  p lanning contro ls  

conta ined in  the Lane Cove LEP and DCP.  The appl icat ion  is  considered 

to  be wel l  cons idered in  the context  o f  the su i te  of  p lanning contro ls ,  the 

ob ject ives of  those contro ls  and the context  o f  the Paci f ic  H ighway 

corr idor  and Gore Hi l l  f reeway in tersect ion.  The proposal  has a lso been 

assessed under the re levant  mat ters  for  cons iderat ion under Sect ion 

79C(1)  o f  the Envi ronmenta l  P lanning and Assessment Act ,  1979 as 

amended and is  cons idered to  be an appropr ia te  development.   
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Statement  o f  Envi ronmenta l  Ef fects prepared by:  

Name: Andrew Darroch of  Mersonn Pty  L td  

Qual i f icat ion:   BA (Enviro .  Sc.)  Master  Ci ty  and Regional  

P lanning Grad.  Dip Urban Estate 

Management MPIA,  MEPLA, MPCA 

Address:   6 /20 Wylde Street ,  Pot ts  Point  

 

In  respect  o f  the fo l lowing Development Appl icat ion: 

Land to  be developed:   390 -  398 Paci f ic  H ighway,  Lane Cove 

Proposed development:  Demol i t ion and construct ion of  res ident ia l  

f la t  bu i ld ing.  

 

Declarat ion:  I  dec lare that  I  have prepared th is  Report  

and to  the best  o f  my knowledge:  

1 .  The Statement has been prepared in  

accordance wi th  c lause 78A of  the EP & 

A Act  and Clause 50 of  the EP & A 

Regulat ions.  

2 .  The Statement conta ins a l l  ava i lab le 

in format ion that  is  re levant  to  the 

env i ronmenta l  assessment o f  the 

development to  which th is  Statement 

re la tes,  and 

3.  That  the in format ion conta ined in  the 

Statement is  ne i ther  fa lse nor  

mis leading.  

4 .   

S ignature:                                       

 

Name:  Andrew Darroch  

Date:  October  2014 
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