
MAY 2023DKO ARCHITECTURE

Area 22 & 23, St Leonards South
26-50 Park Rd, 27-47 Berry Road, 48-54 River Road

RESPONSE TO COUNCIL RFI



SETBACKS

ANALYSIS:

1.  	 DCP PLAN OF SETBACK / NO. OF STOREY CONTROLS 
2	 .	 ISSUE OF CORNER TRANSITION AND THE DISPARITY OF CONTROLS 	

	 TO EITHER ELEVATION.
3. 	 VARIOUS METHODS OF CALCULATING CONTROLS:
		  3.a Excluding part storeys - Area 8
		  3.b Excluding basement walls as levels - Area 20
		  3.c Excluding part storeys - Area 12

DETAILED INTERFACES STUDIES:

	 A. 	DCP Proposed New Road (Building D) 7m setback at level 6;
		  DCP proposed New Park (Building D) 9m setback at level 5;
		  Park Road (Building A) 10m setback at level 6;
		  Berry Road (Building B) 7m setback at level 6.

	 B.	 River Road frontage (Buildings A and B) 17m setback at level 4 and 	
	 24m setback levels 6 and above.

	 C.	 Park Road (Building C) balconies.



AREA 22 & 23

ST LEONARDS

MAY 2023
PAGE 3

DKO ARCHITECTURE

Response to Council Comments
1. Plan of setbacks / level controls

LEP & DCP Controls

MAXIMUM HEIGHT: T: 25m, V1: 37m, O: 15m

Subject Site

NUMBER OF STOREYS SETBACK CONTROLS

Subject Site
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16m Fall

23m Fall

Response to Council Comments
2. Issue of corner transition and the disparity of controls to either elevation
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Response to Council Comments
2. Issue of corner transition and the disparity of controls to either elevation

1. DISPARITY OF CONTROLS 

2. DEALING WITH SLOPE
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PRECEDENT
3. Various metthods of calculation of controls:
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 Control Provision Notes/Location 

6.2.2 Rear Building Setback Minimum 12m setback to rear 
boundary of an Area.  

6.2.3 Building Separation As per ADG / SEPP 65  

6.2.4 Building Depth Maximum depth 18-22m As per Figure 8.9 

 
 

 
Figure 8.9 Building Setbacks / Building Depth 

 Control Provision Notes/Location 

6.2.5 Building 
Orientation/Length 

• Create north-south perimeter 
block buildings oriented to 
address N-S streets as shown 
in Figure 8.9. 

• Maximum building length shall 
not be greater than 35m 
unless strongly articulated. 

• River Road (lower levels) may 
be longer than 35m, but only 
with strong articulation to 
lower levels of River Road. 

Optimise solar access to 
buildings and open space 
areas. 

 

Strongly articulated means 
for example a major 
indentation of 3-6m x 3m 
wide for the full height of the 
building. 

Precedent 1- Area 8 

In reviewing the approval for Area 8, the officer assessment report, it states that the proposal complies with the 
then DCP amendment 20 on part storeys. The diagram illustrates that Council has in effect excluded the part 
storey in the tectonic of considering setback compliance.  Our proposal adopts the same methodology which 
should equally be applied in terms of setback compliance, otherwise Area 8 would have deemed to have a breach 
of the DCP control, requiring the upper level setback to occur one level below that shown.

Area 8 Section across Canberra Ave
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LEP HEIGHT CONTROL & SETBACKS

DCP SETBACK

LEGEND

0

NO. REVISION DATE

SUITE 41 & 42, LEVEL 4
61 MARLBOROUGH ST
SURRY HILLS, NSW 2010
T 02 9698 8510
ABN 63 131 365 896
NOMINATED ARCHITECT:
KOICHI TAKADA
NSW ARCHITECTS 6901
VIC ARCHITECTS 16179
QLD ARCHITECTS 5590
KOICHITAKADA.COM

OTHERS

CLOUD LEGEND

REVISION ON HOLD
10 m

CLIENT ARCHITECT PROJECT

STATUS

DWG TITLE

DATESCALE

DWG NO. REVISION

NOTES:
KOICHI TAKADA ARCHITECTS (KTA)RETAIN ALL COMMON LAW AND 
STATUTORY RIGHTS INCLUDING COPYRIGHT © AND INTELLECTUAL 
PROPERTY RIGHTS TO THIS DOCUMENT.
THIS DOCUMENT MUST NOT BE EDITED, PARTIALLY EXTRACTED, 
REPRODUCED OR DISTRIBUTED IN ANY MANNER WITHOUT KTA's 
EXPRESS WRITTEN CONSENT AND UNDER NO CIRCUMSTANCES SHALL 
THE TRANSFER OF THIS DOCUMENT BE DEEMED A SALE OR 
CONSTITUTE A TRANSFER OF ANY LICENCE TO USE THE DOCUMENT 
WITHOUT KTA's KNOWLEDGE OR CONSENT.
THE PDF DOCUMENT STAMPED BY KTA AS A 'QA CONTROLLED 
DOCUMENT' IS THE ONLY OFFICIAL VERSION OF THIS DOCUMENT AND 
IS STRICTLY SUBJECT TO COPYRIGHT ©.
THE CONTENT AND ACCURACY OF THE DOCUMENT IS STRICTLY 
LIMITED TO THAT DEPICTED IN THE QA CONTROLLED PDF. 
DO NOT MEASURE FROM THE ELECTRONIC OR HARD COPY VERSIONS 
OF THIS DOCUMENT.
VERIFY ALL DIMENSIONS ON SITE BEFORE COMMENCING SHOP 
DRAWINGS, FABRICATION, CONSTRUCTION OR INSTALLATION.

1:200@A1, 1:400@A3

KEY PLANCHKBY QA STAMPREVISION NOTES:

THIS DOCUMENT IS NOT SUITABLE OR APPROVED FOR CONSTRUCTION 
AT ANY TIME UNLESS KTA HAVE NOTATED THE STATUS TITLE AS 'FOR 
CONSTRUCTION' WITHOUT THE PRESENCE OF 'WIP', 'DRAFT' OR ANY 
OTHER FORM OF QUALIFICATION ON THE DOCUMENT.

K
Takada
oichi

Architects
I

16/12/2022

A0202

ELEVATION SOUTH
GREATON

LEVEL 20, 20 BOND STREET,
SYDNEY NSW 2000

DEVELOPMENT APPLICATION

ST LEONARDS STH, EQ
LOT 18,19 & 20

MATERIAL LEGEND

CODE DESCRIPTION

BAL-01 Glass Balustrade
BAL-02 Vertical steel post balustrade
BAL-03 Colourback Glass Balustrade
CN-01 Concrete Look Render
GL-01 Clear Glass
GL-02 Colourback Glass
GL-03 Operable Awning Glass
GL-04 Frosted Glass
GL-05 High Performance Clear Glass
GL-06 Clear Glass Common Areas
LV-01 Dark Finish Powdercoat Aluminium Louvered Panels
MF-01 Metal Finish Banding Light Powdercoat Finish
MF-02 Metal Finish Roof Light Powder Coat Finish
PT-02 Dark Painted Concrete
SC-01 Light Timber Look Aluminium Batten Screen
SC-02 Dark Finish Powdercoat Aluminium Batten Screen
SC-03 Dark Finish Powdercoat Aluminium Plant Screen
ST-01 Sandstone Cladding

A Issue for DEP Meeting JD AC 02/12/2021
B ISSUED FOR INFORMATION RC 25/02/2022
C ISSUED FOR INFORMATION RC 04/03/2022
D ISSUED FOR INFORMATION RC 01/04/2022
E ISSUED FOR INFORMATION RC 19/04/2022
F DA LODGEMENT RC GW 29/04/2022
G FOR INFORMATION RC AC 22/08/2022
H RFI RESPONSE RC GW 07/10/2022
I RFI RESPONSE 2.0 RC GW 16/12/2022

24M SETBACK 24M SETBACK

AREA 20 RIVER ROAD ELEVATION

Precedent - Area 20

The Council assessment report by Council stated the building fronting River Road was compliant in terms of the setback 
controls, which incorporated part storeys. This results in a physical increase of 1-2 storeys above the street level translating in 
an increased 'actual' street height built form. 

By incorporating part storeys along this frontage, our proposal is consistent and thus the same methodology should be adopted 
by Council. 

Our proposal archives a superior outcome however with active residential use at ground level as opposed to blank walls.

1

1

2

2

3

3

4

4

5
6
7
8
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6.2.3 Building Separation As per ADG / SEPP 65  

6.2.4 Building Depth Maximum depth 18-22m As per Figure 8.9 

 
 

 
Figure 8.9 Building Setbacks / Building Depth 

 Control Provision Notes/Location 

6.2.5 Building 
Orientation/Length 

• Create north-south perimeter 
block buildings oriented to 
address N-S streets as shown 
in Figure 8.9. 

• Maximum building length shall 
not be greater than 35m 
unless strongly articulated. 

• River Road (lower levels) may 
be longer than 35m, but only 
with strong articulation to 
lower levels of River Road. 

Optimise solar access to 
buildings and open space 
areas. 

 

Strongly articulated means 
for example a major 
indentation of 3-6m x 3m 
wide for the full height of the 
building. 
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A0201

ELEVATION EAST
GREATON

LEVEL 20, 20 BOND STREET,
SYDNEY NSW 2000

DEVELOPMENT APPLICATION

ST LEONARDS STH, EQ
LOT 18,19 & 20

PRIVATE ENTRY

MATERIAL LEGEND

CODE DESCRIPTION

BAL-01 Glass Balustrade
BAL-02 Vertical steel post balustrade
BAL-03 Colourback Glass Balustrade
CN-01 Concrete Look Render
GL-01 Clear Glass
GL-02 Colourback Glass
GL-03 Operable Awning Glass
GL-04 Frosted Glass
GL-05 High Performance Clear Glass
GL-06 Clear Glass Common Areas
LV-01 Dark Finish Powdercoat Aluminium Louvered Panels
MF-01 Metal Finish Banding Light Powdercoat Finish
MF-02 Metal Finish Roof Light Powder Coat Finish
PT-02 Dark Painted Concrete
SC-01 Light Timber Look Aluminium Batten Screen
SC-02 Dark Finish Powdercoat Aluminium Batten Screen
SC-03 Dark Finish Powdercoat Aluminium Plant Screen
ST-01 Sandstone Cladding

A Issue for DEP Meeting JD AC 02/12/2021
B ISSUED FOR INFORMATION RC 25/02/2022
C ISSUED FOR INFORMATION RC 04/03/2022
D ISSUED FOR INFORMATION RC 01/04/2022
E ISSUED FOR INFORMATION RC 19/04/2022
F DA LODGEMENT RC GW 29/04/2022
G RFI RESPONSE RC GW 07/10/2022
H RFI RESPONSE 2.0 RC GW 16/12/2022

AREA 20 HOLDSWORTH AVE ELEVATION

Precedent - Area 20

The Council assessment report by Council stated the building fronting River Road was compliant in terms of the setback 
controls, which incorporated part storeys. This results in a physical increase of 1-2 storeys above the street level translating in 
an increased 'actual' street height built form. 

By incorporating part storeys along this frontage, our proposal is consistent and thus the same methodology should be adopted 
by Council. 

Our proposal archives a superior outcome however with active residential use at ground level as opposed to blank walls.
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SETBACKS

1. 	 DCP Proposed New Road (Building D) 7m setback at level 6;
		  DCP proposed New Park (Building D) 9m setback at level 5;
		  Berry Road (Building B) 7m setback at level 6.
		  Park Road (Building A) 10m setback at level 6;

2. 	 River Road frontage (Buildings A and B) 17m setback at level 4 and 	
	 24m setback levels 6 and above.

3.		 Park Road Building C (balconies).
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The proposed building setbacks do not comply with the DCP 
requirements at the following areas: 

 
• DCP proposed New Road (Building D) 7m setback at level 6; 
• DCP proposed New Park (Building D) 9m setback at level 5 

Response to Council Comments
Setbacks Scenario 1

Council Comment
(Building D)

The height in storeys has a minor non-compliance owing to the sloping nature of the site and the need to provide rationale floor plates. 
As a consequence elements of the street wall height marginally exceed the storey count and in some instances they fall below the DCP 
level. So the variation is justified on the grounds of the design responding to the sloping topography and  adopting an average weighted 
approach, on balance, the proposal meets the intent of the control and thus represents an appropriate response. 

Furthermore, Council has accepted an average weighted approach when supporting the front setback variations on the Area 7-11 project. 

DKO Response 
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DKO ARCHITECTURE

The proposed building setbacks do not comply with the DCP 
requirements at the following areas: 

 
• DCP proposed New Road (Building D) 7m setback at level 6; 
• DCP proposed New Park (Building D) 9m setback at level 5 

Response to Council Comments
Setbacks Scenario 1

Council Comment
(Building D)

The height in storeys has a minor non-compliance owing to the sloping nature of the site and the need to provide rationale floor plates. 
As a consequence elements of the street wall height marginally exceed the storey count and in some instances they fall below the DCP 
level. So the variation is justified on the grounds of the design responding to the sloping topography and  adopting an average weighted 
approach, on balance, the proposal meets the intent of the control and thus represents an appropriate response. 

Furthermore, Council has accepted an average weighted approach when supporting the front setback variations on the Area 7-11 project. 

DKO Response 
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DKO ARCHITECTURE

The proposed building setbacks do not comply with the DCP 
requirements at the following areas: 

 
• DCP proposed New Road (Building D) 7m setback at level 6; 
• DCP proposed New Park (Building D) 9m setback at level 5 

Response to Council Comments
Setbacks Scenario 1

Council Comment
(Building D)

The height in storeys has a minor non-compliance owing to the sloping nature of the site and the need to provide rationale floor plates. 
As a consequence elements of the street wall height marginally exceed the storey count and in some instances they fall below the DCP 
level. So the variation is justified on the grounds of the design responding to the sloping topography and  adopting an average weighted 
approach, on balance, the proposal meets the intent of the control and thus represents an appropriate response. 

Furthermore, Council has accepted an average weighted approach when supporting the front setback variations on the Area 7-11 project. 

DKO Response 
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The proposed building setbacks do not comply with the DCP 
requirements at the following areas: 

• Berry Road (Building B) 7m setback at level 6; 

Response to Council Comments
2. Setbacks

Council Comment
(Building B)

DKO Response 

The height in storeys has a minor non-compliance owing to the sloping nature of the site and the need to provide rationale floor plates. As a 
consequence elements of the street wall height marginally exceed the storey count and in some instances they fall below the DCP level. So the 
variation is justified on the grounds of the design responding to the sloping topography and adopting an average weighted approach, on balance, 
the proposal meets the intent of the control and thus represents an appropriate response. 

Furthermore, Council has accepted an average-weighted approach when supporting the front setback variations on the Area 7-11 project. 
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The proposed building setbacks do not comply with the DCP 
requirements at the following areas: 

• Park Road (Building A) 10m setback at level 6; 

Response to Council Comments
2. Setbacks

Council Comment
(Building A)

DKO Response 

The height in storeys has a minor non-compliance owing to the sloping nature of the site and the need to provide rationale floor plates. As a 
consequence elements of the street wall height marginally exceed the storey count and in some instances they fall below the DCP level. So the 
variation is justified on the grounds of the design responding to the sloping topography and adopting an average weighted approach, on balance, 
the proposal meets the intent of the control and thus represents an appropriate response. 

Furthermore, Council has accepted an average-weighted approach when supporting the front setback variations on the Area 7-11 project. 



SETBACKS

1. 	 DCP Proposed New Road (Building D) 7m setback at level 6;
		  DCP proposed New Park (Building D) 9m setback at level 5;
		  Berry Road (Building B) 7m setback at level 6.
		  Park Road (Building A) 10m setback at level 6;

2. 	 River Road frontage (Buildings A and B) 17m setback at level 4 and 	
	 24m setback levels 6 and above.

3.		 Park Road Building C (balconies).
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The proposed building setbacks do not comply with the DCP requirements at the 
following areas: 

 
• River Road frontage (Buildings A and B) 17m setback at level 4 and 24m setback levels 6 and above; 

Response to Council Comments
Setbacks Scenario 2

Council Comment
(Building A & B)

3
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35
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• River Road frontage (Buildings A and B) 17m setback at level 4 and 24m setback levels 6 and above; 
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Response to Council Comments
Setbacks Scenario 2
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A0202

ELEVATION SOUTH
GREATON

LEVEL 20, 20 BOND STREET,
SYDNEY NSW 2000

DEVELOPMENT APPLICATION

ST LEONARDS STH, EQ
LOT 18,19 & 20

MATERIAL LEGEND

CODE DESCRIPTION

BAL-01 Glass Balustrade
BAL-02 Vertical steel post balustrade
BAL-03 Colourback Glass Balustrade
CN-01 Concrete Look Render
GL-01 Clear Glass
GL-02 Colourback Glass
GL-03 Operable Awning Glass
GL-04 Frosted Glass
GL-05 High Performance Clear Glass
GL-06 Clear Glass Common Areas
LV-01 Dark Finish Powdercoat Aluminium Louvered Panels
MF-01 Metal Finish Banding Light Powdercoat Finish
MF-02 Metal Finish Roof Light Powder Coat Finish
PT-02 Dark Painted Concrete
SC-01 Light Timber Look Aluminium Batten Screen
SC-02 Dark Finish Powdercoat Aluminium Batten Screen
SC-03 Dark Finish Powdercoat Aluminium Plant Screen
ST-01 Sandstone Cladding

A Issue for DEP Meeting JD AC 02/12/2021
B ISSUED FOR INFORMATION RC 25/02/2022
C ISSUED FOR INFORMATION RC 04/03/2022
D ISSUED FOR INFORMATION RC 01/04/2022
E ISSUED FOR INFORMATION RC 19/04/2022
F DA LODGEMENT RC GW 29/04/2022
G FOR INFORMATION RC AC 22/08/2022
H RFI RESPONSE RC GW 07/10/2022
I RFI RESPONSE 2.0 RC GW 16/12/2022

24M SETBACK 24M SETBACK
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AREA 20 RIVER ROAD ELEVATION
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Response to Council Comments
2. Setbacks

Area 20 River Road Frontage 

-Ground Floor raised 1-2 storeys above the 
street level along River Road. 

-Blank walls highlighted in orange colour.

River Road Perspective 1

*Area 20 massing model built according to the approved DA 
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Response to Council Comments
2. Setbacks

River Road Perspective 2

The proposed building massing achieves a consistent and complementary outcome to the approved form on Area 20.

*Area 20 massing model built according to the approved DA 

Area 23 Area 20

River Road Street Level Alignment

River Road 10m Setback Alignment

River Road 17m Setback Alignment

River Road 24m Setback Alignment
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Response to Council Comments
2. Setbacks
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DKO Response - Preceden: Area 20

The Council assessment report by Council stated the building fronting River Road was compliant in 
terms of the setback controls, which incorporated part storeys. This results in a physical increase of 
1-2 storeys above the street level translating in an increased 'actual' street height built form. 

By incorporating part storeys along this frontage, our proposal is consistent and thus the same 
methodology should be adopted by Council. 

Our proposal archives a superior outcome however with active residential use at ground level as 
opposed to blank walls.

Area 20 Section across River Road Area 23 Section across River Road (Building B)
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SETBACKS

1. 	 DCP Proposed New Road (Building D) 7m setback at level 6;
		  DCP proposed New Park (Building D) 9m setback at level 5;
		  Berry Road (Building B) 7m setback at level 6.
		  Park Road (Building A) 10m setback at level 6;

2. 	 River Road frontage (Buildings A and B) 17m setback at level 4 and 	
	 24m setback levels 6 and above.

3.		 Park Road Building C (balconies).
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The proposed building setbacks do not comply with the DCP requirements at the 
following areas: 

 
• Park Road frontage (Building C) 10m setback at level 1, 13m setback at level 3 and 16m 
setbacl at level 6 and abovve

Council Comment
(Building C)

6

3

6

• Park Road (Building C) setbacks

38M

32M

10M

4M

Area 22

Area 23

DKO Response 

Response to Council Comments
3. Park Road Building C ( balconies )
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The proposed building setbacks do not comply with the DCP requirements at the 
following areas: 

 
• Park Road frontage (Building C) 10m setback at level 1, 13m setback at level 3 and 16m 
setbacl at level 6 and abovve

Council Comment

6

3

6

• Park Road (Building C) setbacks

38M

38M

10M

10M

Area 22

Area 22

Retention of existing trees. The bulk perceived from the other side of Park Road will not have much 
difference with the 2m breach.

DKO Response 

Response to Council Comments
3. Park Road Building C ( balconies )

21M

21M

1. Proposal with slab extensions

2. DCP Controls.
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Response to Council Comments
3. Park Road Building C ( balconies )

The proposed building setbacks do not comply with the DCP requirements at the 
following areas: 

 
• Park Road frontage (Building C) 10m setback at level 1, 13m setback at level 3 and 16m 
setbacl at level 6 and abovve

Council Comment

DCP Building from depth control of 18-22m, Area 22 Park Road can only achieve 13.6-19.6m.

DKO Response 

- 17 - 
 

 Control Provision Notes/Location 

6.2.2 Rear Building Setback Minimum 12m setback to rear 
boundary of an Area.  

6.2.3 Building Separation As per ADG / SEPP 65  

6.2.4 Building Depth Maximum depth 18-22m As per Figure 8.9 

 
 

 
Figure 8.9 Building Setbacks / Building Depth 

 Control Provision Notes/Location 

6.2.5 Building 
Orientation/Length 

• Create north-south perimeter 
block buildings oriented to 
address N-S streets as shown 
in Figure 8.9. 

• Maximum building length shall 
not be greater than 35m 
unless strongly articulated. 

• River Road (lower levels) may 
be longer than 35m, but only 
with strong articulation to 
lower levels of River Road. 

Optimise solar access to 
buildings and open space 
areas. 

 

Strongly articulated means 
for example a major 
indentation of 3-6m x 3m 
wide for the full height of the 
building. 

20.6
19.6

20.6

20.6
20.6

20.6

20.6

24
24

25
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Response to Council Comments
3. Park Road Building C ( balconies )

- 17 - 
 

 Control Provision Notes/Location 

6.2.2 Rear Building Setback Minimum 12m setback to rear 
boundary of an Area.  

6.2.3 Building Separation As per ADG / SEPP 65  

6.2.4 Building Depth Maximum depth 18-22m As per Figure 8.9 

 
 

 
Figure 8.9 Building Setbacks / Building Depth 

 Control Provision Notes/Location 

6.2.5 Building 
Orientation/Length 

• Create north-south perimeter 
block buildings oriented to 
address N-S streets as shown 
in Figure 8.9. 

• Maximum building length shall 
not be greater than 35m 
unless strongly articulated. 

• River Road (lower levels) may 
be longer than 35m, but only 
with strong articulation to 
lower levels of River Road. 

Optimise solar access to 
buildings and open space 
areas. 

 

Strongly articulated means 
for example a major 
indentation of 3-6m x 3m 
wide for the full height of the 
building. 

The proposed building setbacks do not comply with the DCP requirements at the 
following areas: 

 
• Park Road frontage (Building C) 10m setback at level 1, 13m setback at level 3 and 16m 
setbacl at level 6 and abovve

Council Comment

Number of setbacks  All the other interfaces are setback only 2 times, but Area 22 / 21 Park Road 
needs to set back 3 times ending up with floor plates 19.6 / 16.6 / 13.6 m deep.

DKO Response 

2M &19M 19M

1M &19M 19M

4M &16M 16M

2M &16M 16M

2M &16M 16M

2M &

1M &

1M &

13M 13M

13M

13M 13M

Floor depth

10m 19m
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As discussed in the previous RFI letter on 3 March 2023, Council required further information to confirm that 
the proposed part storeys complied with the definition.
Since then, Council has undertaken a desktop calculation and assessment of the proposed part storeys on 
building C and building D. The calculations confirm that less than 50% of total floor area of the proposed 
part-storeys are classified as non-habitable space as per the definition in the DCP. Please refer too Annexure A 
in relation the part storeys.

The calculations confirm that less than 50% of total floor area of the proposed partstoreys listed below are 
classified as non-habitable space:

•Building C Ground floor is only 44.7% non-habitable and does not comply. The floor plan must be re-
designed to meet the DCP definition. 
•Building D Level 1 is only 46.28% non-habitable and does not comply. The floor plan must be re-designed to 
meet the DCP definition.

Council Comments

Building C GF Part - storey Calculation by DKO

-Habitable Space: 		  489m2  - 49%
-Non-habitable Space: 	 498 m2 - 51%

Building C GF Part - storey Calculation by Lane Cover Council:

-Habitable Space: 		  502m2  - 55%
-Non-habitable Space: 	 406m2 - 45%

Building C – Ground Floor – Habitable GFA

Non-habitable space = 405.847 or  44.7% 

Total area = 908.028sqm

Habitable space = 502.181sqm or 55.3%  

Building C – Ground Floor: non – habitable GFA part 2 

Need to remove units to 
accommodate 50% non-habitable 
GFA

Building C – Ground Floor – non – habitable GFA part 1 
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Response to Council Comments
A.Part - Storeys

489

The methodology was agreed in the post-DA meeting dated April 04.

As a principle, the area of the corridor shall be divided in half with 50% included as non-habitable area.

DKO Response 
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As discussed in the previous RFI letter on 3 March 2023, Council required further information to confirm that 
the proposed part storeys complied with the definition.
Since then, Council has undertaken a desktop calculation and assessment of the proposed part storeys on 
building C and building D. The calculations confirm that less than 50% of total floor area of the proposed 
part-storeys are classified as non-habitable space as per the definition in the DCP. Please refer too Annexure A 
in relation the part storeys.

The calculations confirm that less than 50% of total floor area of the proposed partstoreys listed below are 
classified as non-habitable space:

•Building C Ground floor is only 44.7% non-habitable and does not comply. The floor plan must be re-
designed to meet the DCP definition. 
•Building D Level 1 is only 46.28% non-habitable and does not comply. The floor plan must be re-designed to 
meet the DCP definition.

Council Comments

Building D - Level 1: Habitable - 1 

Total area = 886.162 sqm

Total area = 886.162sqm
Habitable space 476.005sqm = or 53.72%  

Non-habitable space = 410.157sqm or  46.28% 

Need to remove units to 
accommodate 50% non-habitable 
GFA

Building D - Level 1: Habitable - 1 

Total area = 886.162 sqm

Total area = 886.162sqm
Habitable space 476.005sqm = or 53.72%  

Non-habitable space = 410.157sqm or  46.28% 

Need to remove units to 
accommodate 50% non-habitable 
GFA

Building D - Level 1: Non- habitable - 2 

Building D - Level 1: Non- habitable - 1 

Project Name
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Drawing NameDKO Architecture (NSW) Pty Ltd
42 Davies Street
Surry Hills, NSW 2010
ABN: 81956706590

© DKO Architecture (NSW) Pty Ltd
Except as allowed under copyright act, no part of this
drawing may be reproduced or otherwise dealt with
without written permission of DKO Architecture.
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Building D L1 Part - storey Calculation by DKO

-Habitable Space: 		  454m2  - 49%
-Non-habitable Space: 	 466 m2 - 51%

Building D L1 Part - storey Calculation by Lane Cover Council:

-Habitable Space: 		  476m2  - 54%
-Non-habitable Space: 	 410m2 - 46%

Response to Council Comments
A.Part - Storeys

The methodology was agreed in the post-DA meeting dated April 04.

As a principle, the area of the corridor shall be divided in half with 50% included as non-habitable area.

DKO Response 


