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1 INTRODUCTION 

 
 
A Development Application proposing a 4 lot subdivision for the subject site at 21 Day Road, 

CHELTENHAM NSW 2119 - Lot 2 DP 1298219 is to be lodged with Hornsby City Council. 

Subsequently, this report is to provide information with regard to flooding and potential 

impacts, the proposed development will have on the surrounding properties as required by 

council correspondence dated the 17-9-24. 

 

Ibrahim Stormwater Consultants were commissioned to undertake this catchment study and 

hydraulic assessment of the site and proposed development. 

 

An inspection of the area has been carried out by ISC and additional survey information 

merged, to assess the catchment and flow regimes. 

 

The study area is defined by the catchment draining to the channel within the subject properties 

subsequently into Byles Creek, then Devlin Creek then Lane Cove River. 

Locality Plan 

The upstream catchment area to the site is mostly developed and aged. Council records include 

a recent flood study of the area with Hydrological data relevant to the subject site, which has 

been used to analyse the existing state. 
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This report discusses the methodology, and findings of the current flow regimes. It 

outlines the technical basis on which the catchment analysis and method of simulation 

of flows has been carried out. The later chapters outline the technical results obtained 

and their interpretation, with a design summary, graphical charts and 1-D perspective’s 

of the flow regime. 
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2 AIM OF ASSESSMENT AND DESIGN  

 

The objectives of this study are as follows: 

Identify the physical characteristics of the catchment. 

Identify flooding, drainage issues affecting the surrounding properties. 

Define existing drainage capacity and flow behaviour in the catchment and present 

flow profiles, flow velocities for the 1 in a 100 year (1%) storm events. 

Provide a minimum floor level to the future dwellings in accordance with council 

policy to properties affected by the flood planning level. 

 

Accordingly, the main parameters need to be considered by the development to avoid 

impact on proposed dwellings and safety of the occupants are as follows: 

1. To ensure free flowing, gravity flow is maintained, with no backwater 

effects or possible blockage occur due to the redevelopment. 

2. To ensure that all habitable areas are 500mm above the 1: 100 yr flood 

level. 

3. To ensure all garage levels are 300mm above the 1:100 yr flood level. 

4. Emergency access for ingress and egress is to be addressed if flow levels 

affect the sites frontage. (Appropriate flow free access). 

 

The results of this report are for the purposes of assessing this proposed development 

only and is not to be used for any other purposes or developments.  
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3 HYDROLOGY AND HYDRAULICS  

 

Council records have been used to determine the flows through the catchment area. Recent 

flood studies conducted by council have assisted in ascertaining flows at the Day Road, which 

drains predominantly via an open channel system. 

 

The existing pre-development state has been computer modelled by Hec-Ras 6.4.1 for the 

hydraulic part, and the council data for the hydrological part of the catchment upstream. An 

extract of the relevant parts have been attached to this report for reference only.  

 

A drains model was used to verify council data as detailed in Appendix A 

 

The total overland flows at the intersection for the 100yr storm event as provided by 

council is 2.7cumec upstream and 3cumec downstream, based on a minor overland flow 

path from the west. 

 

The total overland flows at the intersection for the 100yr storm event as provided by 

Drains Analysis is 4.74cumec based on the catchment of 9.707ha achieving a 60% site 

coverage in the long term. The significant increase can be attributed to current BOM 

data, assumed future site coverages and larger catchment area based on further 

investigations.  

 

Conservatively a 100% site coverage of the proposed building envelopes would result in 

an increase of hard surfaces of approx. 316sqm on the catchment site coverage. Hence 

site coverage on the future allotments can also been assumed at 60.003% as the post 

development case which results in the same Drains analysis flow of 4.74cumec. 

 

Future OSD systems on the new allotments will have little impact on the study and have 

been assumed as non-existent for the purpose of this conservative analysis. Council’s 

standards should be applied via an 88b restriction on all new allotments achieving a 8/L/s 

discharge and 5cum storage per lot. 

 

The flows approaching 21 Day Road are controlled by the existing channel capacities with all 

upstream flows being typical sheet flows through the residential lots being captured at the 

channel. The report has detailed the flows along the channel in Appendix. A Part 1. 
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The Hec- Ras model was run in mixed mode. The 100yr ARI  (1%) water surface levels were 

all contained within the channel. Various scenarios have been used to conservatively model 

blockages of 50% and under bridge blockages resulting in similar outcomes for the pre and 

post development. The analysis identified that the existing driveway entry has no effect on the 

flow regime to surrounding properties, and as existing flow extents are contained within the 

channel. There are no proposed alterations to the ground levels and this can be maintained post 

subdivision by way of a restriction on title on Lots 21 and 22.   

 

Assumptions made include the uniformity of surface roughnesses for varying parts of the 

stormwater channel, timber fencing not obstructing the flows, and external data provided  

 

In summary, the first aim of this report was to identify the existing conditions and to ensure 

that the proposed subdivision has not adversely affecting the adjoining and downstream 

properties, or the flows over the channel. The second aim was to design the proposed 

subdivision in such a way so as to provide a high level of safety standards. In order to do this 

the following criteria was adopted. 

(a) To ensure unrestricted free flowing, gravity is maintained. 

The natural contours and levels are not to be altered in any way to eliminate any 

hindrance to the current direction of flows. The existing channel is to be maintained 

and only cleaning and/or improvements as directed/conditioned by council to be 

carried out. 

(b) To ensure that all habitable areas are 500mm min. above the 1:100 yr flood levels -   

All habitable levels to be in excess of 500mm above the adjacent flood level for the 

proposed lots 21 and 22. The highest 1% flood level adjacent each Building envelope 

is RL. 77.11 at chainage 14. 

All Garages are in excess of 300mm above the adjacent flood level for the proposed 

lots 21 and 22.   

(c) Emergency exits are maintained above the 1: 100 yr flood level. 

The entry and exit levels from the structure are higher than the 1:100 yr flood level in 

the channel, being approx. RL.77.11m, However, future garages are recommended to 

be at 300mm above the bridge along the driveway which is at RL 78.40 to Lot 22. Lot 

21 access is via Day Road which is not impacted by the channel flows. 

(d) To ensure Flood inundation is not magnified. 
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The proposed development will ensure that all habitable and car-parking areas are not 

affected by flood inundation, by maintaining minimum floor levels specified. 

Development proposed is located outside existing flow extent. 

(e) To ensure the Flood Risk Management of the site is catered for before and after the 

development. 

Generally, the structural design of the property is to cater for any imposed loads due to 

debris and its velocity. In this situation, with sheet flows adjacent the dwelling having 

a depth times velocity factor under 0.4, the proposed construction techniques are 

satisfactory. 

Appropriate fencing to the either side of the channel and driveway to the satisfaction of 

council. 
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4 CONCLUSION 

 

The proposed development based on the above design criteria and with relevant D.A. 

conditioning, will ensure that the current use of the properties will not be a hazard to 

the community in the event of 1 in 100 year (1%) storm event.  

 

The proposal to subdivide the property shall adopt the following limitations: 

 An 88b restrictions noting any future dwelling on Lot 21 or 22 to be a min. 

0.5m above the adjacent 1% flood level, which is RL. 77.11m at the southern 

end. I.e minimum FFL of 77.61m 

 A garage level to Lot 22 higher than or equal to be min 0.3m, above the 

adjacent 1% flood level or top of the bridge being RL.78.40m. I.e FFL of 

78.70m. 

 The maintaining of all natural ground levels adjacent the channel with a 

recommended restriction on the channel to the top of each bank.. 

 Appropriate fencing to the either side of the channel and driveway to the 

satisfaction of council  

 An 88b restriction for any additional lots created per council DCP for On Site 

Detention per council standards of 8L/s discharge and 5cum storage. 

 

The proposed development will complement all the design issues raised and provide an 

extension to any future council flood management proposed. 

 

In summary, the results show that the proposed development would not have any 

adverse impact on adjacent buildings/environment, downstream properties, and all the 

design aims have been achieved. 
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APPENDIX A 
 
 
 
 

Part 1 
 

Part 1. Hydrological data from council records. 
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Extract of council online flood mapping 
 
Flows from West along 19a Day Road as advised by council being 0.3cumec results in a sheets flow of 
61mm along the driveway and such have no impact on this reports outcomes being shallow sheet flows. 

Depth Width 

Channel Dimensions =   0.061 
m              
x 3.00 

Channel Slope =  0.020 m/m (S) 
Area of Channel =  0.183 sq.m (A) 
Wetted Perimeter =  3.1 m 
Hydraulic Radius =  0.060 (R) 
n = 0.013 (n) 

Therefore Section Capacity = (A)/(n) x (S)^(1/2) x (R) ^(2/3) 
       = 0.301 cu .m/s 
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Part 2. Hydrological data using Drains Software. 
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Estimated  Catchment area – Six Maps 
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DRAINS results prepared from Version 2023.11.8726.15750   - Pre Developed 
 
PIT / NODE DETAILS    Version 8 
Name Max HGL Max Pond Max Surface Max Pond Min Overflow
 Constraint 
  HGL Flow Arriving Volume Freeboard (cu.m/s) 
   (cu.m/s) (cu.m) (m) 
 
SUB-CATCHMENT DETAILS 
Name Max Paved Grassed Paved Grassed Supp. Due to Storm 
 Flow Q Max Q Max Q Tc Tc Tc 
 (cu.m/s) (cu.m/s) (cu.m/s) (min) (min) (min) 
Cat1 4.741 4.426 0.314 4.10 28.56 0.00 1% AEP, 5 min burst, Storm 1 
 
 
PIPE DETAILS 
Name Max Q Max V Max U/S Max D/S Due to Storm 
 (cu.m/s) (m/s) HGL (m) HGL (m) 
 
CHANNEL DETAILS 
Name Max Q Max V   Due to Storm 
 (cu.m/s) (m/s)   
 
DETENTION BASIN DETAILS 
Name Max WL MaxVol Max Q Max Q Max Q 
   Total Low Level High Level 
 
 
DRAINS results prepared from Version 2023.11.8726.15750 – Post Developed 
 
PIT / NODE DETAILS    Version 8 
Name Max HGL Max Pond Max Surface Max Pond Min Overflow
 Constraint 
  HGL Flow Arriving Volume Freeboard (cu.m/s) 
   (cu.m/s) (cu.m) (m) 
N1 75634484122098883412728217600.00  5.663 
 
SUB-CATCHMENT DETAILS 
Name Max Paved Grassed Paved Grassed Supp. Due to Storm 
 Flow Q Max Q Max Q Tc Tc Tc 
 (cu.m/s) (cu.m/s) (cu.m/s) (min) (min) (min) 
Cat1 4.741 4.427 0.314 4.10 28.56 0.00 1% AEP, 5 min burst, Storm 1 
 
 
PIPE DETAILS 
Name Max Q Max V Max U/S Max D/S Due to Storm 
 (cu.m/s) (m/s) HGL (m) HGL (m) 
 
CHANNEL DETAILS 
Name Max Q Max V   Due to Storm 
 (cu.m/s) (m/s)   
 
DETENTION BASIN DETAILS 
Name Max WL MaxVol Max Q Max Q Max Q 
   Total Low Level High Level 
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Part 3 
 
 

Part 3. Hydraulic Calculations using Hec – Ras 6.4.1 

Hec-Ras output results based on council and Drains modelling. 
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Summary of Pre-Post Developed Drains & Council Flow 
Data and Flood Levels 
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Cross Sections – Pre/Post Developed Using Drains Flow Data 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Hornsby Shire Council Attachment to Report No. LPP19/25 Page 43 
 

 

Local Planning Panel meeting  27 August 2025  Attachments Page 44 
 

A
T
T
A

C
H

M
E
N

T
 3

 -
 I

T
E
M

 1
   

 21



Hornsby Shire Council Attachment to Report No. LPP19/25 Page 44 
 

 

Local Planning Panel meeting  27 August 2025  Attachments Page 45 
 

A
T
T
A

C
H

M
E
N

T
 3

 -
 I

T
E
M

 1
   

 22



Hornsby Shire Council Attachment to Report No. LPP19/25 Page 45 
 

 

Local Planning Panel meeting  27 August 2025  Attachments Page 46 
 

A
T
T
A

C
H

M
E
N

T
 3

 -
 I

T
E
M

 1
   

 23

 
 
 
 
 



Hornsby Shire Council Attachment to Report No. LPP19/25 Page 46 
 

 

Local Planning Panel meeting  27 August 2025  Attachments Page 47 
 

A
T
T
A

C
H

M
E
N

T
 3

 -
 I

T
E
M

 1
   

 24

 
 
 
 
 
 
 
 
 
 
 
 
 

 
Profile – Pre & Post Developed Using Drains Flow Data 

 



Hornsby Shire Council Attachment to Report No. LPP19/25 Page 47 
 

 

Local Planning Panel meeting  27 August 2025  Attachments Page 48 
 

A
T
T
A

C
H

M
E
N

T
 3

 -
 I

T
E
M

 1
   

 25

 
 

 
 



Hornsby Shire Council Attachment to Report No. LPP19/25 Page 48 
 

 

Local Planning Panel meeting  27 August 2025  Attachments Page 49 
 

A
T
T
A

C
H

M
E
N

T
 3

 -
 I

T
E
M

 1
   

 26

 
 
 
 
 
 
 
 
 
 
 
 
 

Part 4 
 

Part 4. Flow extent contained within channel 
Survey and cross section locations 
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ATTACHMENT/S 
 

REPORT NO. LPP17/25 
 

ITEM 2 
 

1. FINAL ARCHITECTURAL PLANS 

2. HJB SHADOW DIAGRAM CERTIFICATION 

3. UPDATED SURVEY WITH NEIGHBOURING 
PROPERTIES 

4. LANDSCAPE PLANS ISSUE C 

5. SUMMARY OF CHANGES TO FINAL ARCHITECTURAL 
PLANS DATED 23 JUNE 2025 
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316 & 318 Malton Road, North Epping  
DA/85/2025 
 
 

SHADOW DIAGRAM REVIEW AND CERTIFICATE 
Rev 1 
 
 
27TH June 2025 
 
 
In relation to the development application for a new dwelling at 316–318 Malton Road, North Epping, I have reviewed the 
following documentation and a 3D digital model of the proposed dwelling and its immediate surroundings, all prepared by David 
White Architects Pty Ltd: 

 DA-0401 Existing & Proposed Site Plans (Issue F) 
 DA-1100 Proposed Ground Floor Plan (Issue G) 
 DA-1101 Proposed Upper Floor Plan (Issue F) 
 DA-1102 Proposed Lower Floor Plan (Issue F) 
 DA-1103 Proposed Roof Plan (Issue F) 
 DA-1200 Proposed Elevations (Issue G) 
 DA-1300 Proposed Sections (Issue F) 
 DA-9030 Shadow Diagram – 22nd June 9am (Issue F) 
 DA-9031 Shadow Diagram – 22nd June 12pm (Issue F) 
 DA-9032 Shadow Diagram – 22nd June 3pm (Issue F) 

 
As well as the following survey: 

 65585001B Detail Level and Boundary Identification Survey of 316 and 318 Malton Road, North Epping (Rev B), 
prepared by Hill & Blume Consulting Surveyors. 

 
Based on my review, I confirm that the shadow diagrams listed above provide an accurate representation of both existing and 
proposed overshadowing on 22nd June at 9am, 12pm and 3pm. 
 
This certificate supersedes the previous certificate dated 19th June 2025.  
 
 
 

 
Neil Lunn 
Nominated Architect 
NSW Registration Number 12052 
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DA-9030 Shadow Diagram – 22nd June 9am (Issue F) 
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DA-9031 Shadow Diagram – 22nd June 12pm (Issue F) 
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DA-9032 Shadow Diagram – 22nd June 3pm (Issue F) 
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NOLAN PLANNING CONSULTANTS 
 
 
 

ABN: 12 903 992 182 
Address: 75 Oliver Street, Freshwater NSW 2096 Ph: 0403 524 583 

Email: natalie@nolanplanning.com.au 
 

ADDITIONAL INFORMATION – 23 June 2025 
DA/85/2025 

316-318 MALTON ROAD, NORTH EPPING 
DEMOLITION AND CONSTRUCTION OF A NEW DWELLING HOUSE 

 
Development Application (DA/85/2025) was referred to the Hornsby Local Planning 
Panel on 28 May 2025. The application was recommended for approval. However, 
the Panel resolved to defer the matter to request the Applicant submit the following: 
 
• Amended plans which include design changes to: 

o Address privacy impacts along boundary with No. 320 Malton Road through 
the use of highlight windows facing the northern boundary. 

o Reduce the size and scale of the dwelling including increased setbacks to 
the north eastern boundary. 

o Reduce the height of the dwelling to comply with the Height of Buildings 
Development Standard (if not achieved, amend the Clause 4.6 request to 
address the current requirements). 

• A streetscape assessment. 
• Certification of the submitted shadow diagrams or any amended shadow diagrams 

arising as a result of the design amendments above. 
• Expand the SEE to include potential uses of the dwelling house and frequency of 

operation. 
 
A further meeting was held with Council’s assessment staff on the 4 June 2025 to 
discuss the resolution and potential amendments. 
 
As a result of the resolution and the further discussions with Council amended plans 
and additional information has been prepared. The following additional 
documentation have been relied upon in the preparation of this document: 
 

• Architectural Plans, Finishes Schedule, Streetscape Analysis and Shadow 
Diagrams prepared by David White Architects, Issue F and dated 18/06/2025. 

• Landscape Plan prepared by Selena Hannan Landscape Designer, Drawing 
No. LP01-C, Issue C and dated 17/06/2025. 

• Potential Subdivision Analysis prepared by David White Architects, Issue A 
and dated 19/06/2025. 

• Certification of Shadow Diagrams prepared by Neil Lunn (NSW Board of 
Architects Registered No. 12052) of Thomas Hamel & Associates and dated 
19/06/2025. 

 
The architectural plans have been amended as follows: 
 

• All levels of dwelling have been lowered. The dwelling complies with the 
maximum 8.5m height limit. The floor levels have been reduced by 250mm 
and reducing the roof height (in the area previously in non compliance) by 
75mm. 

• Street front fencing has been reduced in height to 1.2m. 
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Nolan Planning Consultants 2 

• New privacy wall provided along the north-eastern boundary to a height of 
2.2m. Existing carport and attached lattice panels to be demolished. 

• New privacy screen to a height of 2.1m proposed along north east elevation of 
verandah adjacent to dining room. 

 
In response to the issues identified at the Panel meeting, the following is provided in 
support of the proposal: 
 
• Amended plans which include design changes to: 

o Address privacy impacts along boundary with No. 320 Malton Road through 
the use of highlight windows facing the northern boundary. 

 
Comment: The proposed dwelling provides for a setback of 3.0m to the north-
eastern boundary which adjoins No. 320 Malton Road. Clause 3.1.6 of the Hornsby 
DCP provides prescriptive measures and guidelines for privacy.  The dwelling has 
been designed to comply with both the prescriptive requirements and design 
outcome of this clause. 
 
Specifically, Clause 3.16 requires: 
 

a. Living and entertaining areas of dwelling houses should be located on the 
ground floor and oriented towards the private open space of the dwelling 
house and not side boundaries.  

b. A proposed window in a dwelling house should have a privacy screen if:  
i. it is a window to a habitable room, other than a bedroom, that has a 

floor level of more than 1 metre above existing ground level, 
ii. the window is setback less than 3 metres from a side or rear boundary, 

and 
iii. the window has a sill height of less than 1.5 metres.  

c. A deck, balcony, terrace or the like should be located within 600mm of 
existing ground level where possible to minimise potential visual and acoustic 
privacy conflicts.  

d. Decks and the like that need to be located more than 600mm above existing 
ground should not face a window of another habitable room, balcony or 
private open space of another dwelling located within 9 metres of the 
proposed deck unless appropriately screened. 

 
The dwelling provides for all high use living and entertaining areas to be located on 
the ground floor level. The first floor provides for only bedrooms, bathrooms and 
study. It is noted that the study is located centrally and is orientated towards Malton 
Road, thereby not having any impact on the privacy of the adjoining properties. 
 
The ground floor level is provided with a setback of 3.0m to the north-eastern side 
boundary. The formal living room has a floor level with a maximum height of 580mm 
above existing ground level and as such this window is not required to have any 
screening. The formal dining room is provided with a floor level with a maximum 
height of 750mm as such this window is not required to have any screening.  
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Nolan Planning Consultants 3 

Furthermore, opposite the formal dining room window these is an existing screen 
planting to a height of approximately 2.45m adjacent to the north-eastern boundary 
which will be retained to prevent views into the rear private open space of No. 320 
Malton Road. 
 
It is noted that opposite the proposed formal dining, there is on the adjoining property 
a non-habitable brick shed.  
 
To further supplement the existing landscaping a masonry wall with a height of 2.2m 
is proposed to be constructed adjacent to the north-eastern boundary opposite the 
formal living room. This wall will support a climbing vine as detailed in the Landscape 
Plan. This wall will obstruct any views into the side setback area of No. 320 Malton 
Road, which is a service area. All private open space of No. 320 Malton is at the rear 
of the dwelling and not visible from the formal living or dining areas. It is noted that 
the wall will be equivalent to standard eye height when viewed from the formal living 
room of the proposed dwelling. The floor plan of the existing dwelling at No. 320 
Malton Road is such that high use living areas are located on the eastern portion of 
the site, away from the subject site, and orientated towards the rear yard. The 
proposal will not provide any views into these areas.  
 
The proposed wall replaces the existing carport and attached lattice panels which 
has a height of between 2.5m to 2.8m, and as such will reduce the height and length 
of the existing screen. 
 
The northeast facing windows of the formal living and formal dining room are integral 
to the design of the dwelling, ensuring good solar access for these living areas. A 
privacy screen fixed externally or a highlight window would obstruct the northeastern 
solar access. 
 
The proposal provides for a 2.1m high privacy screen to be provided along the north-
eastern (side) elevation of the proposed verandah adjacent to the formal dining 
room. This screen will obstruct any views into the principal area of private open 
space of No. 320 Malton Road.  
 
The proposed development is supported by a Landscape Plan which depicts 
retention of the existing vegetative hedges along the north-eastern boundary which 
adjoins No. 320 Malton Road. This existing vegetation is supported by additional 
landscaping. 
 
A Proposed Side Boundary Details - Privacy Issues Analysis has been prepared by 
David White Architects depicting the issues relating to the privacy of No. 320 Malton 
Road. 
 
The dwelling has been designed to comply with Clause 3.16 (Privacy) of the Hornsby 
DCP, in that the dwelling is setback 3.0m from the side boundary and the floor level 
does not exceed a height of 1m (in fact a maximum height 750mm) above existing 
ground level. The dwelling provides for a substantial setback which is supplemented 
by the existing and proposed landscaping. A screen is proposed to the verandah and 
new wall adjacent to the north-eastern boundary will further ensure privacy is 
provided to the adjoining property. 
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Nolan Planning Consultants 4 

 
o Reduce the size and scale of the dwelling including increased setbacks to 

the north eastern boundary. 
 
Comment:  With regard to the increased side setback to the north eastern, we note 
the justification to not increasing the side setback in the narrative above. 
 
The proposal has been amended to provide for a maximum building height of 
8.495m to ensure compliance with the maximum building height development 
standard of Clause 4.3 of the Hornsby LEP. 
 
The dwelling as proposed has been provided with generous setbacks to all 
boundaries (front, side and rear) well in excess of the minimum requirements 
specified in Council’s DCP. Further landscaped area and site coverage requirements 
specified in Council’s Development Control Plan are also achieved. This 
demonstrates that the proposed dwelling is appropriate for a site of this size. 
 
In relation to floor area, it is noted that the DCP specifies a maximum floor area for a 
dwelling on a site with an area of over 900m2 is 430m2 with an additional 100m2 
permitted for outbuildings. The proposal provides for a floor area of 1,093.92m². 
Whilst this does not achieve compliance with the numerical controls of this clause, 
the proposal is considered to achieve the objectives of this clause and is justified in 
this instance. The floor area controls are not specified in the Local Environmental 
Plan, which area a legally binding document, and as such is not a development 
standard. The floor area controls are contained only in the Development Control Plan 
which is a guideline with merit based objectives. The proposed dwelling house 
achieves the stated objectives of the floor area controls of the DCP. In this regard, 
these provisions of the DCP in relation to floor area controls do not envisage single 
dwelling house developments on such a large allotment. 
 
The site comprises two parcels of land with an area of 2219m2, well in excess of the 
lot size (900m2) envisaged by this clause of the DCP. An analysis of the potential of 
subdivision of the site has been prepared by David White Architects (Refer to Figure 
1). This demonstrates that the site could be subdivided into 4 complying Torrens 
Title allotments. Each allotment would then be capable of supporting a dwelling 
house with a floor area of 330m2 (to comply with the DCP) and an outbuilding of 
45m2. This analysis depicts the potential building footprints, also which complies with 
the DCP. The importance of this analysis is to depict the form of development which 
the DCP encourages and permits. This form of development results in a greater 
impact to adjoining properties, with the built form extending substantially closer to the 
adjoining property at No. 1 Eastcote Road and No. 320 Malton Road. These 
dwellings could be setback between 0.9m (to the ground floor) and 1.5m (to the 
upper floor to the north-eastern and southern boundaries of the subject site. 
 
Further, this analysis depicts that the site, subdivided into four allotments, is capable 
of supporting a floor area of 1,500m2, well in excess of that proposed with the current 
development application.  
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The dwelling as currently proposed provides for a superior planning outcome for the 
site, by providing for a single dwelling house of a size commensurate with the site 
area and with substantial setbacks encompassing well landscaped gardens and 
canopy trees. 
 
 

o Reduce the height of the dwelling to comply with the Height of Buildings 
Development Standard (if not achieved, amend the Clause 4.6 request to 
address the current requirements). 

 
Comment:  The proposal has been amended to provide for a maximum building 
height of 8.495m to ensure compliance with the maximum building height 
development standard of Clause 4.3 of the Hornsby LEP. 
 
 
• A streetscape assessment. 
 
Comment:  A Streetscape Assessment has been prepared by David White Architects 
in conjunction with additional survey work carried out by Hill & Blume Surveyors. The 
Streetscape Assessment depicts the proposed development in relation to existing 
development to both the northeast and west of the subject site as viewed from both 
Malton and Eastcote Roads. The Streetscape Assessment includes five (5) 
properties to the left (north) and two (2) properties to the right (south) on Malton 
Road and on Eastcote Road, two properties down the street to the right. 
 
The area has a mix of predominantly newer two storey dwellings and older original 
housing stock comprising single storey dwellings. The locality is emerging from a 
single storey character to larger more modern two storey dwellings. 
 
The Streetscape Assessment depicts that the proposed dwelling is residential in 
scale and designed to present as a single storey with modulated components such 
as dormer windows and gables incorporating the first floor rooms predominantly in 
the roof. The wall height of the proposed dwelling is predominantly the height of a 
single storey dwelling with the upper floor carefully expressed predominantly as 
dormer windows. 
 
The proposed dwelling incorporates generous side setbacks which are compatible 
and generally greater than that provided by the existing surrounding development 
and also ensures a generous area for landscaping, which can support both large 
shrubs and trees, to enhance the landscape character of the locality. 
 
The front façade to Malton Road is provided with an ample setback of 13.5m to the 
street frontage which is compatible with the established building line to Malton Road. 
The front setback is in excess of the minimum required and provides generous 
landscaping including 2 canopy trees. The front façade is well modulated with varied 
setbacks and a verandah providing articulation. The dwelling incorporates an attic 
style first floor, resulting in a dwelling that presents a single storey residential 
dwelling with dormers in the roof form. 
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The development when viewed from Malton Road, by virtue of its architectural 
presentation, complying building height, well articulated facades and substantial 
setback to the street frontage, is compatible with the residential character of the 
locality. The streetscape will be further enhanced by a considered landscape design 
that provides for a variety of shrubs, hedges and canopy trees. 
 
In relation to the Eastcote Road frontage, this streetscape is characterised by a row 
of large Callistemon’s (Weeping Bottlebrush) on the Council’s road reserve all of 
which will be retained. This existing vegetation provides a natural screen with the 
proposed dwelling predominantly obscured by this vegetation which is to be retained. 
 
Notwithstanding the existing vegetation, the proposed dwelling is appropriate in the 
Eastcote Road streetscape. The considered design provides for a dwelling that 
complies with the maximum building height development standard with the roof form 
stepping down to be sympathetic to the slope of the site. The parking is contained 
within a lower level and not dominant when viewed from the street. The dwelling is 
provided with a substantial setback to the adjoining built form at No. 1 Eastcote 
Road. In this regard the dwelling is setback at least 10.2m to the southern rear 
boundary (noting that the DCP specifies a minimum rear setback of only 8.0m). 
 
• Certification of the submitted shadow diagrams or any amended shadow diagrams 

arising as a result of the design amendments above. 
 
Comment: The shadow diagrams prepared by David White Architects have been 
certified by registered Architect Neil Lunn at Thomas Hamel & Associates. The 
shadow diagrams depict that the proposal will not result in any additional shadow to 
the adjoining properties, No. 1 Eastcote or No. 320 Malton Road at 9am or 12noon 
on the winter solstice. At 3pm on the winter solstice there is minimal additional 
overshadowing to the rear yard of both No. 1 Eastcote and No. 320 Malton Road. 
The additional shadow is minimal and does not extend the main living areas nor the 
north facing windows of the adjoining properties.  
 
Clause 3.1.5(b) (Sunlight Access) of Council’s DCP provides: 
 
On 22 June, 50 percent of the required principal private open space on any adjoining 
property should receive 3 hours of unobstructed sunlight access between 9am and 
3pm. 
 
As depicted in the certified shadow diagrams, the proposal complies with this clause. 
 
 
• Expand the SEE to include potential uses of the dwelling house and frequency of 

operation. 
 
Comment:  The proposal seeks approval for the construction of a single dwelling 
house. The dwelling house will be occupied by the applicant’s family. The dwelling 
house will not be used for any commercial purpose nor as a place of public worship. 
The dwelling will be utilised for normal family activities. 
 



Hornsby Shire Council Attachment to Report No. LPP17/25 Page 35 
 

 

Local Planning Panel meeting  27 August 2025  Attachments Page 86 
 

A
T
T
A

C
H

M
E
N

T
 5

 -
 I

T
E
M

 2
   

316-318 Malton Road, North Epping 
 

Nolan Planning Consultants 7 

 
SUMMARY 
 
The applicant has carefully considered the comments of the Planning Panel. The 
proposal provides for generous boundary setbacks with commensurate landscaping. 
With the height reduced and additional privacy measures we consider the proposed 
dwelling is worthy of a positive determination by the Hornsby Local Planning Panel in 
accordance with the recommendation of Council’s Planning Officer. 
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FIGURE 1 - Analysis of the Potential of Subdivision – Refer to Drawing 
prepared by David White Architects on following page (Drawing No. 24006-DA-
0402, Issue B) 
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