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NET INTERNAL AREA

N e t  I n t e r n a l  A r e a  ( N e t )

t h e  a r e a  o f  t h e  i n t e r n a l  r o o m s  d e c r i b e d  i n  B V N ’s  s c h e d u l e 

o f  a c c o m m o d a t i o n .

e x c l u d e s :

• e x t e r n a l  s p a c e s

• C o r r i d o r s

• s t a i r s

• l i f t s

• P l a n t  a n d  s e r v i c e s

TyPICAL TOWER PLAN
1:250
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P l a n n i n g  G r o s s  F l o o r  A r e a  (P G FA )

a s  p e r  s y d n e y  l o c a l  e n v i r o n m e n t a l  P l a n  2 0 1 2  .

g r o s s  F l o o r  a r e a  m e a n s  t h e  s u m  o f  t h e  f l o o r  a r e a  o f 

e a c h  f l o o r  o f  a  b u i l d i n g  m e a s u r e d  f r o m  t h e  i n t e r n a l  f a c e 

o f  e x t e r n a l  w a l l s ,  o r  f r o m  t h e  i n t e r n a l  f a c e  o f  w a l l s 

s e p a r a t i n g  t h e  b u i l d i n g  f r o m  a n y  o t h e r  b u i l d i n g ,  m e a s u r e d 

a t  a  h e i g h t  o f  1 . 4  m e t r e s  a b o v e  t h e  f l o o r,  a n d  i n c l u d e s — 

( a )   t h e  a r e a  o f  a  m e z z a n i n e ,  a n d

( b)   h a b i t a b l e  r o o m s  i n  a  b a s e m e n t  o r  a n  a t t i c ,  a n d

(c)   a n y  s h o p ,  a u d i t o r i u m ,  c i n e m a ,  a n d  t h e  l i k e ,  i n  a 

b a s e m e n t  o r  a t t i c ,

b u t  e x c l u d e s — 

(d )   a n y  a r e a  f o r  c o m m o n  v e r t i c a l  c i r c u l a t i o n ,  s u c h  a s  l i f t s 

a n d  s t a i r s ,  a n d

(e)   a n y  b a s e m e n t— 

( i )   s t o r a g e ,  a n d

( i i )   v e h i c u l a r  a c c e s s ,  l o a d i n g  a r e a s ,  g a r b a g e  a n d 

s e r v i c e s ,  a n d

( f )   p l a n t  r o o m s ,  l i f t  t o w e r s  a n d  o t h e r  a r e a s  u s e d 

e x c l u s i v e l y  f o r  m e c h a n i c a l  s e r v i c e s  o r  d u c t i n g ,  a n d

(g )   c a r  p a r k i n g  t o  m e e t  a n y  r e q u i r e m e n t s  o f  t h e  c o n s e n t 

a u t h o r i t y  ( i n c l u d i n g  a c c e s s  t o  t h a t  c a r  p a r k i n g ) ,  a n d

( h )   a n y  s p a c e  u s e d  f o r  t h e  l o a d i n g  o r  u n l o a d i n g  o f  g o o d s 

( i n c l u d i n g  a c c e s s  t o  i t ) ,  a n d

( i )   t e r r a c e s  a n d  b a l c o n i e s  w i t h  o u t e r  w a l l s  l e s s  t h a n  1 . 4 

m e t r e s  h i g h ,  a n d

( j )   v o i d s  a b o v e  a  f l o o r  a t  t h e  l e v e l  o f  a  s t o r e y  o r 

s t o r e y  a b o v e .

* H e r e  P g Fa  a l s o  i n c l u d e s  e x t e r n a l  h o r i z o n t a l  c i r c u l a t i o n .

DEFINITIONS
PLANNING GROSS FLOOR AREA

TyPICAL TOWER PLAN
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G r o s s  B u i l d i n g  A r e a  (G B A )

t h e  s u m  o f  t h e  ‘ F u l l y  e n c l o s e d  C o v e r e d  a r e a’  a n d 

‘ u n e n c l o s e d  C o v e r e d  a r e a’  a s  d e f i n e d  b e l o w. 

F u l l y  E n c l o s e d  C o v e r e d  A r e a  (F E C A )

t h e  s u m  o f  a l l  s u c h  a r e a s  a t  a l l  b u i l d i n g  f l o o r  l e v e l s , 

i n c l u d i n g  b a s e m e n t  (e x c e p t  u n e x c a v a t e d  p o r t i o n s) ,  f l o o r e d 

r o o f  s p a c e s  a n d  a t t i c s ,  g a r a g e s ,  p e n t h o u s e s ,  e n c l o s e d 

p o r c h e s  a n d  a t t a c h e d  c o v e r e d  w a y s  a l o n g s i d e  b u i l d i n g s , 

e q u i p m e n t  r o o m s ,  l i f t  s h a f t s ,  v e r t i c a l  d u c t s ,  s t a i r c a s e s 

a n d  a n y  o t h e r  f u l l y  e n c l o s e d  s p a c e s  a n d  u s e a b l e  a r e a s 

o f  t h e  b u i l d i n g ,  c o m p u t e d  b y  m e a s u r i n g  f r o m  t h e  n o r m a l 

i n s i d e  f a c e  o f  e x t e r i o r  w a l l s  b u t  i g n o r i n g  a n y  p r o j e c t i o n s 

s u c h  a s  p l i n t h s ,  c o l u m n s ,  p i e r s  a n d  t h e  l i k e  w h i c h  p r o j e c t 

f r o m  t h e  n o r m a l  i n s i d e  f a c e  o f  e x t e r i o r  w a l l s .   I t  s h a l l  n o t 

i n c l u d e  o p e n  c o u r t s ,  l i g h t  w e l l s ,  c o n n e c t i n g  o r  i s o l a t e d 

c o v e r e d  w a y s  a n d  n e t  o p e n  a r e a s  o f  u p p e r  p o r t i o n s  o f 

r o o m s ,  l o b b i e s ,  h a l l s ,  i n t e r s t i t i a l  s p a c e s  a n d  t h e  l i k e 

w h i c h  e x t e n d  t h r o u g h  t h e  s t o r e y  b e i n g  c o m p u t e d .

U n e n c l o s e d  C o v e r e d  A r e a  ( U C A )

t h e  s u m  o f  a l l  s u c h  a r e a s  a t  a l l  b u i l d i n g  f l o o r  l e v e l s , 

i n c l u d i n g  r o o f e d  b a l c o n i e s ,  o p e n  v e r a n d a h s  p o r c h e s 

a n d  p o r t i c o s ,  a t t a c h e d  o p e n  c o v e r e d  w a y s  a l o n g s i d e 

b u i l d i n g s ,  u n d e r c r o f t s  a n d  u s e a b l e  s p a c e  u n d e r  b u i l d i n g s , 

u n e n c l o s e d  a c c e s s  g a l l e r i e s  ( i n c l u d i n g  g r o u n d  f l o o r)  a n d 

a n y  o t h e r  t r a f f i c a b l e  c o v e r e d  a r e a s  o f  t h e  b u i l d i n g  w h i c h 

a r e  n o t  t o t a l l y  e n c l o s e d  b y  f u l l  h e i g h t  w a l l s ,  c o m p u t e d 

b y  m e a s u r i n g  t h e  a r e a  b e t w e e n  t h e  e n c l o s i n g  w a l l s  o r 

b a l u s t r a d e  ( i . e .  f r o m  t h e  i n s i d e  f a c e  o f  t h e  u C a  e x c l u d i n g 

t h e  w a l l  o r  b a l u s t r a d e  t h i c k n e s s) .   W h e n  t h e  c o v e r i n g 

e l e m e n t  ( i . e .  r o o f  o r  u p p e r  f l o o r)  i s  s u p p o r t e d  b y  c o l u m n s , 

i s  c a n t i l e v e r e d  o r  s u s p e n d e d ,  o r  a n y  c o m b i n a t i o n  o f  t h e s e , 

t h e  m e a s u r e m e n t s  s h a l l  b e  t a k e n  t o  t h e  e d g e  o f  t h e  p a v i n g 

o r  t o  t h e  e d g e  o f  t h e  c o v e r,  w h i c h e v e r  i s  t h e  l e s s e r.   u C a

s h a l l  n o t  i n c l u d e  e a v e s  o v e r h a n g s ,  s u n  s h a d i n g ,  a w n i n g s 

a n d  t h e  l i k e  w h e r e  t h e s e  d o  n o t  r e l a t e  t o  c l e a r l y  d e f i n e d 

t r a f f i c a b l e  c o v e r e d  a r e a s ,  n o r  s h a l l  i t  i n c l u d e  c o n n e c t i n g 

o r  i s o l a t e d  c o v e r e d  w a y s .

DEFINITIONS
GROSS BUILDING AREA

TyPICAL TOWER PLAN
1:250
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AVERAGE TYPICAL IRC FLOOR EFFICIENCY
LEVELS 5-16

N e t o u t d o o R  =  2 2  m 2

N E T  T O TA L  =  3 9 2  m 2 6 6 %

P G FA  =  4 61  m 2 7 7 %

G B A  =  5 9 6  m 2 10 0 %

eN V el o P e  =  72 8  m 2 12 2 %

TyPICAL TOWER PLAN
1:500

N e t  IN t eR N a l  =  3 7 0  m 2 6 2 %
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PODIUM

G RO U N D

L E V E L  1

N e t

N e t

P g Fa

P g Fa

g B a

g B a

B A S E M E N T

N e t P g Fa g B a

REFERENCE SCHEmE PLANS
1:1000

LEVEL
NET

INTERNAL
NET

OUTDOOR
NET
I + O

PGFA FECA UCA GBA
MAXIMUM 

ENVELOPE
UNCOVERED

AREA
BUILDING 

SERVICES

Basement Level 482 482 244 1,197 1,197 1,197 390

Ground Level 1,182 501 1,683 1,295 1,496 255 1,751 1,943 375 30

Level 1 754 30 784 1,112 1,303 1,303 1,871 30 17

Level 2 1,038 184 1,222 1,163 1,331 113 1,444 1,067 74 17

Level 2 896 62 958 1,123 1,331 40 1,371 1,760 37 17

L4 Roof Garden 287 39 326 409 537 100 637 809 811 17

IRC Tower 4,515 349 4,864 5,609 6,981 371 7,352 8,861 208

Rooftop 503 503 728 370

TOTALS 9,154 1,165 10,319 10,955 14,679 879 15,558 18,236 1,327 1,066
% GBA 59% 7% 66% 70% 94% 6% 100% 117%
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PODIUM

RO O F  G A R D E N

N e t P g Fa g B a

L E V E L  2

L E V E L  3

N e t

N e t

P g Fa

P g Fa

g B a

g B a

REFERENCE SCHEmE PLANS
1:1000

LEVEL
NET

INTERNAL
NET

OUTDOOR
NET
I + O

PGFA FECA UCA GBA
MAXIMUM 

ENVELOPE
UNCOVERED

AREA
BUILDING 

SERVICES

Basement Level 482 482 244 1,197 1,197 1,197 390

Ground Level 1,182 501 1,683 1,295 1,496 255 1,751 1,943 375 30

Level 1 754 30 784 1,112 1,303 1,303 1,871 30 17

Level 2 1,038 184 1,222 1,163 1,331 113 1,444 1,067 74 17

Level 2 896 62 958 1,123 1,331 40 1,371 1,760 37 17

L4 Roof Garden 287 39 326 409 537 100 637 809 811 17

IRC Tower 4,515 349 4,864 5,609 6,981 371 7,352 8,861 208

Rooftop 503 503 728 370

TOTALS 9,154 1,165 10,319 10,955 14,679 879 15,558 18,236 1,327 1,066
% GBA 59% 7% 66% 70% 94% 6% 100% 117%
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IRC TOWER - NET

REFERENCE SCHEmE PLANS
1:1000

RO O F T O PR E S I D E N C E
L E V E L S

LEVEL
NET

INTERNAL
NET

OUTDOOR
NET
I + O

PGFA FECA UCA GBA
MAXIMUM 

ENVELOPE
UNCOVERED

AREA
BUILDING 

SERVICES

Basement Level 482 482 244 1,197 1,197 1,197 390

Ground Level 1,182 501 1,683 1,295 1,496 255 1,751 1,943 375 30

Level 1 754 30 784 1,112 1,303 1,303 1,871 30 17

Level 2 1,038 184 1,222 1,163 1,331 113 1,444 1,067 74 17

Level 2 896 62 958 1,123 1,331 40 1,371 1,760 37 17

L4 Roof Garden 287 39 326 409 537 100 637 809 811 17

IRC Tower 4,515 349 4,864 5,609 6,981 371 7,352 8,861 208

Rooftop 503 503 728 370

TOTALS 9,154 1,165 10,319 10,955 14,679 879 15,558 18,236 1,327 1,066
% GBA 59% 7% 66% 70% 94% 6% 100% 117%
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IRC TOWER - PGFA 

REFERENCE SCHEmE PLANS
1:1000

RO O F T O PR E S I D E N C E
L E V E L S

LEVEL
NET

INTERNAL
NET

OUTDOOR
NET
I + O

PGFA FECA UCA GBA
MAXIMUM 

ENVELOPE
UNCOVERED

AREA
BUILDING 

SERVICES

Basement Level 482 482 244 1,197 1,197 1,197 390

Ground Level 1,182 501 1,683 1,295 1,496 255 1,751 1,943 375 30

Level 1 754 30 784 1,112 1,303 1,303 1,871 30 17

Level 2 1,038 184 1,222 1,163 1,331 113 1,444 1,067 74 17

Level 2 896 62 958 1,123 1,331 40 1,371 1,760 37 17

L4 Roof Garden 287 39 326 409 537 100 637 809 811 17

IRC Tower 4,515 349 4,864 5,609 6,981 371 7,352 8,861 208

Rooftop 503 503 728 370

TOTALS 9,154 1,165 10,319 10,955 14,679 879 15,558 18,236 1,327 1,066
% GBA 59% 7% 66% 70% 94% 6% 100% 117%
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IRC TOWER - GBA

REFERENCE SCHEmE PLANS
1:1000

RO O F T O PR E S I D E N C E
L E V E L S

LEVEL
NET

INTERNAL
NET

OUTDOOR
NET
I + O

PGFA FECA UCA GBA
MAXIMUM 

ENVELOPE
UNCOVERED

AREA
BUILDING 

SERVICES

Basement Level 482 482 244 1,197 1,197 1,197 390

Ground Level 1,182 501 1,683 1,295 1,496 255 1,751 1,943 375 30

Level 1 754 30 784 1,112 1,303 1,303 1,871 30 17

Level 2 1,038 184 1,222 1,163 1,331 113 1,444 1,067 74 17

Level 2 896 62 958 1,123 1,331 40 1,371 1,760 37 17

L4 Roof Garden 287 39 326 409 537 100 637 809 811 17

IRC Tower 4,515 349 4,864 5,609 6,981 371 7,352 8,861 208

Rooftop 503 503 728 370

TOTALS 9,154 1,165 10,319 10,955 14,679 879 15,558 18,236 1,327 1,066
% GBA 59% 7% 66% 70% 94% 6% 100% 117%
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