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PCA ceriifying that the subject drainage line/s and pis servicing those lines lie
wholly within the proposed easements.

89. On-Site Stormwater Detention System - Marker Plate. Each on-site
detention system basin shall be indicated on the site by fixing a marker plate.
This plate Is to be of minimum size: 100mm X 75mm and is to be made from
non-corrosive metal or 4mm thick laminated plastic. It is to be fixed in a
prominent position to the nearest concrete or permanent surface or access
grate. The wording on the -marker plate is. described in the City of Ryde,
Development Control Plan 2006: - Part 8.2, Stormwaler Management. An
approved plate may be purchased from Couricil's Cuslomer Service Centre on
presentiation of a completed City of Ryde OSD certification form.,

90. Positive Covenant, OSD, The creation of a Positive Covenant under Section
88 of the Conveyancing Act 1919, burdening the property with the. requirement
to maintain the stormwater detention system on the property. The terms of the
instruments are to be generally in accordance with the' Council's draft terms of
Seclion 88E instrument for Maintenance of Stormwater Detention Systems and
to the satisfaction of Council.

91. Footpath Paving Construction,  The applicant shall, at no cost to Councii,
construct standard -congrete footpath paving across. -the frontage of the
propeity. - Levels of the footpath paving shall conforn with levels issued by
Council's Engineering Services Division. " -

82. Restriction as to User, Floodway. A restriction as to user’is to be placed on

the properly fitle {o ‘prevent the -alteration of the ground surface and
. maintenance within the 100 year AVEIage,Recurrence Interval flow-path and
: also not to have any siructure placed: inside. without Council permission. The
terms of the restriction shall be generally in ‘accordance with. Council's draft

terms {or provision for overland fiow and to the safisfaction of Council,

93. Drainage Construction. The stormwater drainage on the site is io be
constiucted in accordance with the construction cerfificate version of plan by
AKY Civil Engineering No. 06083 H-01 Revision A dated 6/6/07.

Attachment 5 - Statement of Environmental Effects
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1. INTRODUCTION

Gough Planning have been engaged fo prepare a Statement of Environmental Effects to
accompany a development application to the City of Ryde Council (“Council®).

The proposed development involves the construction of a ‘Multi Dwelling Housing’
development.

This report is intended to assist in the determination of the development application by
providing an assessment of the proposal against the relevant legislation, regulations,
environmental planning instruments and Council policies. These include:

. Environmental Planning and Assessment Act 1979 (“the Act™);
Environmental Planning and Assessment Regulations 2000 (‘the Regulations”)
Ryde Local Environmental Plan 2010 (“LEP 2010%),
Draft Ryde Local Environmental Plan 2011 (“Draft LEP 2011™);
City of Ryde Development Control Plan 2010: Multi-dwelling Housing ("DCP 2010%)

* 8 @ @

This report should be read in conjunction with:

. Architectural Plans prepared by Moderinn Group Pty Lfd, dated March 2011, Issue A
and drawing numbers A-1000 to A-1004;

. Shadow Diagrams prepared by Moderinn Group Pty Ltd, dated March 2011, [ssue A
and unnumbered;

. Landscape Plans prepared by Ray Fuggle Associates, dated 13 April 2011, Issue A
and drawing number L-01

. Engineering Plans prepared by AKY Civil Engineering, dated 18 March 2011.
Revision A and drawing numbers C-01 to C-03

. Survey prepared by Watson Buchan, dated 12 December 2006 and reference
number 06/0804;

. ABSA Assessment Certificate issued by BASIX Services Australia dated 31 March
2011 and Ceriificate number 54745628

. Arboricultural Impact Assessment prepared by Redgum Horticulture dated 12 April
2011

. Stability Report prepared by Jack Hodgson Consultants Pty Limited and dated 30
March 2011

Gough Planning
May 2011
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2. SITE ANALYSIS

2.1 THE SITE

The subject property is located on the north-western side of Clarke Street in the suburb of West
Ryde. (See figure 1 & 2 below). The property is legally identified as Lot 7 in Deposited Plan
19560 and is known as No. 40 Clarke Street. The property possesses the following dimensions:

e A frontage to Clarke Street of 19.73 metres;

« A southern side boundary of 65.835 metres;

e A northern side boundary of 67.19 metres; and

« A western rear boundary of 19.69 metres

The property has a total site area of approximately 1,309m?.
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Figure 1: Location of subject property — Map View

Gough ﬁanning
May 2011
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| NElettoin Upgates | Bupport |

Figure 2: Location of subject property — Aerial View

Current site improvements consist of a free standing brick cottage of face brick wall
construction and a terracotta tiled roof. (See photo 1 below). Vehicular access is currently
obtained onto the property via a driveway adjacent to the south-eastern boundary. The dwelling
has been modified since construction with the addition of two car port structures within the front
and side setbacks.

The rear of the site contains a large informal garden and open space area containing an array
of introduced plant species and vegetation. (See photo 2 below) A large Eucalypt exists at the
blocks midsection, which has been identified as a Narrow Leafed Black Peppermint. The rear
yard contains a 1.83 metre drainage easement (Deposited Plan 19560) and an overland flow

path.

The subject property is characterised by a fall in natural ground level from the front eastern
boundary to the rear western boundary by approximately 6.4metres, with the site’s lowest point
occurring in the rear south-western corner.

Gough ﬁanning
May 2011

Attachment 5 - Statement of Environmental Effects
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Photo 2: Rear yard of the subject property

Gough 'P'Iaminq
May 2011
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Development Application: 40 Clarke Street, West Ryde
2.2 THE SURROUNDING AREA

The area surrounding the subject property is characterised predominately by single and double
storey dwellings houses, from an array of time periods. The area is experiencing a period of
gentrification as older dwellings are being either renovated and extended or demolished and
replaced with significantly larger residential developments. The existing dwelling upon the
subject property is characteristic of older dwellings in the surrounding area.

The subject property is adjoined by the following development:

+ Tothe north by a single storey multi dwelling housing development identified as No. 44
Clarke Street containing 5 dwellings. A driveway runs adjacent to the southern boundary
of this property allowing vehicular access to all dwellings. This development is located
6.6 metres from the common boundary at its closest point. This property is sited

significantly higher than the subject property due to a fall in natural ground level to the
south.

« To the south by a part one storey, part two storey single dwelling house identified as No.
38 Clarke Street. (See photo 3 below). This dwelling is architecturally similar to the
existing dwelling upon the subject property and contains a number of ground and first
floor windows facing the subject property and a rear facing first floor deck. The
development is located 1.5 metres from the common property.

s To the west by a single storey face brick dwelling upon a battle-axe allotment which
accesses Falconer Street. This dwelling is sited 4 metres from the rear boundary of the
subject property. (see Photo 4 below)

Gough Planning
May 2011

Attachment 5 - Statement of Environmental Effects
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Photo 3: Street view of adjoining southern dwelling

View of the rear of adjoining western dwelling

2.3 BACKGROUND

On 20 June 2008 Ryde Council entered into an agreement pursuant to section 34(3)(a) of the
Land and Environment Court Act 1979 which approved upon the subject site an attached two
storey residential duplex building. This agreement was entered into following a conciliation
conference between the parties presided over by Commissioner Murrell on 28 May 2008.

The architectural plans to which development consent was granted on 20 June 2008 and the
s34(3)(a) agreement is contained at Appendix A.

Gough ﬁann'lng
May 2011

Attachment 5 - Statement of Environmental Effects
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3. PROPOSED DEVELOPMENT

3.1 Details of Proposed Development

The Applicant seeks development consent to the construction of a part single storey, part two
storey ‘'multi dwelling housing’ development containing four (4) attached dwellings.

The salient elements of the proposal follow:

Dwellings

The four dwellings will be constructed along an axis running in an east-west direction. Vehicular
access will be obtained onto the property and to each dwelling via a 3.5 metre wide driveway
adjacent to the southern boundary. Pedestrians will access the dwellings via the boundary
driveway, with the exception of the front dwelling which provides a separate pathway directly
from Clarke Street. All dwellings will be of single storey construction, with the exception of
dwelling 1, which will be two storey.

The residential development will have a site coverage of 469.81m” and will provide 507.02m? of

gross floor area, equating to a floor space ration or 0.39:1

The following table describes each dwelling:

Dwelling 1 Dwelling 2 Dwelling 3 Dwelling 4
(Street facing) {rear dwelling)

Storeys 2 1 1 1

Bedrooms 4 3 3 2

Bathrooms 2 pathroomand | 1 bathroom and | 1 bathroom and { 1 bathroom and
1 ensuite 1 ensuite 1 ensuite 1 ensuite

Off street 1 garage space 1 garage space 1 garage space

parking space

and 1 external
space behind

and 1 external
space behind

and 1 external
space behind

1 garage space

Private open 42.46.46m" 44.23m* 42.55m? 220.17m?
space area
Other services |-Study -Laundry -Laundry ~Laundry
-Laundry -Clothes drying | -Clothes drying |- Clothes drying
- Clothes drying facility facility facility
facility -Rainwater tank | -Rainwater tank |-Rainwater tank

- Rainwater tank

Gough Planning
May 2011

Attachment 5 - Statement of Environmental Effects
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A visitor car parking space is provided adjacent to Dwelling 4.
Landscaping

The property will be landscaped pursuant to the landscape plan prepared by Ray Fuggle
Associates. The property will be provided with a landscaped strip adjacent to all boundaries, as
weli as garden beds adjoining the front fagade and southern side facade to soften the
appearance of the proposed works when viewed from the public domain and adjoining
properties.

The landscape plan introduces an array of tree and plant species of various heights and sizes.
Stormwater

The stormwater drainage system will be constructed pursuant to the plans AKY Civil
Engineering, dated 18 March 2011. The stormwater will be transferred into the drainage
easement at the rear of the property, after first being retained in an ‘onsite detention system’
located under the driveway. Stormwater will also be diverted into rainwater tanks, which have
been provided for each dwelling.

3.2 Objective of the Proposed Development

The objective behind the proposed development is to facilitate the better utilisation of the
subject property than the development duplex development previously agreed to by Gouncil.
The former development provided a significantly bulky building towards Clarke Street and the
midsection of the block whilst leaving a large allowance for the overland flow path and drainage
easement.

The proposed development seeks to provide a far less dominating structure that the previous
approved development, whilst utilising those area of the sites that are capable of
accommodating low scale development.

Gougkh: Planning
May 2011

Attachment 5 - Statement of Environmental Effects
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Statement of Environmental Effects
Development Application: 40 Clarke Street, West Ryde

4. ENVIRONMENTAL PLANNING & ASSESSMENT ACT 1979

4.1 SECTION 79C(1)(a) CONSIDERATIONS
Section 79C of the Act states:

(1) In determining a development application, a consent authority is to take into
consideration such of the following maiters as are of refevance to the development the
subject of the development application:

a. the provisions of:
I. any environmental planning instrument, and
ii. any proposed instrument that is or has been the subject of public
consultation under this Act and that has been nofified to the consent
authority (unless the Director-General has notified the consent authority
that the making of the proposed insfrument has been deferred indefinitely
or has not been approved), and
iii. any development control plan, and
iiia. any planning agreement that has been entered into under section 93F, or
any draft planning agreement that a developer has offered to enter into
under section 93F, and
iv. the regulations (to the extent that they prescribe matters for the purposes
of this paragraph),

that apply to the fand to which the development application relates,

The following environmental planning instruments, draft environmental planning instruments
and development control plans are relevant in the assessment of the proposed development:

1. Ryde Local Environmental Plan 2010 ("LEP 2010");
2.  Draft Ryde Local Environmental Plan 2011 (“Draft LEP 20117,
3. City of Ryde Development Control Plan 2010: Multi-dwelling Housing (“DCP 20107

Gough Planning
May 2011

Attachment 5 - Statement of Environmental Effects
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Ryde Local Environmental Plan 2010

The following clauses of LEP 2010 are relevant in the assessment of the subject development
application:
s Clause 1.2- Aims of Plan
Clause 2.3 — Zone objectives and land use table
Clause 4.3 — Height of buildings
Clause 4.4 — Floor space ratio
Clause 4.5A Density controls for Zone R2 Low Density Residential

Clause 1.2 - Aims of Plan

The proposed development would not be antipathetic to or hinder the attainment of the aims of
LEP 2010 provided in clause 1.2. The development represents the appropriate utilisation of
resources without adversely effecting upon the natural, social or built environments.

Clause 2.3 - Zone objectives and land use table

The map associated with clause 2.2 of LEP 1010 identifies the subject property as being within
the R2 Low Density Residential Zone. (see Figure 3 below)

The proposed development is consistent with the definition of ‘multi-dwelling housing’ being:
"3 or more dwellings (whether attached or detached) on one lot of land (not being an
individual lot in a strata plan or community title scheme) each with access at ground
level, but does not include a residential flat building”.

The land use table to clause 2.3 nominates ‘Multi Dwelling Housing (attached)’, as permissible
development with consent.

Gough Planning
May 2011

Attachment 5 - Statement of Environmental Effects
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Figure 3: Zoning Map of LEP 2010

An assessment of the proposed development against the objectives of the R2 Low Density
Residential zone follows:

(a) to provide for the housing needs of the community within a low density residential

Comment

The proposed development seeks to introduce 4 dwellings onto an allotment of land that
currently contains a single dwelling. The development provides high quality residences
in an area that is well serviced with transport, retail and other infrastructure. The
development has been specifically designed to appear as a double storey house from
the public domain thus promoting the low density nature of the locality.

(b) to enable other land uses that provide facilities or services to meet the day to day
needs of residents.

Comment
N/A

Gough Planning
May 2011
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(c) to ensure that the general fow density nature of the zone is retained and that
development for the purposes of dual occupancy (attached) and multi dweiling housing
(attached) do not significantly alter the character of a location or neighbourhood.

Comment

As mentioned previously the proposal multi housing development has been specifically
designed to appear as a single dwelfing when viewed from the public domain. The
proposed landscaping screens the rear building elements with garden beds located
proximate to visible side walls. Vehicular access has been restricted to a single
driveway adjacent to the southern property boundary.

The proposed development as it appears from the public domain is consistent with the
height, bulk and scale of other residential development in the Clarke Street streetscape.

(d) to ensure that new development camplements or enhances the local streetscape.

Comment
This objective is addressed above.

(e) to maintain on sites with varying topography the two storey pitched roof form
character of dwelling houses and dual occupancy (attached) developments.

Comment

The subject property does have a fall in natural ground level by 6 metres towards the
rear. The proposed development provides a two storey pitched roof form when viewed
from Clarke Street, with the single storey element contained behind. The development
maintains the character of roof pitches in the immediate locality.

() to ensure that land uses are compatible with the character of the area and responsive
fo community needs.

Comment

The proposed multi unit housing development is compatible with the residential
character of the area. The development is of a lesser density than the adjoining villa
development to the north, and is visually more akin to a single dwelling house than a
multiple dwelling development.

As mentioned previously the development is responsive to the housing needs of the
community.

Clauses 4.3 4.4 and 4.5A —~ Relevant Development Standards

An assessment of the proposed development against the relevant development standards
within LEP 2010 is contained in the following table.

Gough Plarning
May 2011
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Clause
No.

Requirement

Proposal

Compliance?

4.3

Height of Buildings

Height Map — 9.5 metres for all
buildings

(2A)Max height of attached multi
dwelling housing.
(a) Dwellings not addressing
the street — 6.5 metres
(b) Dwelling addressing street
- 8 metres if adjoining lots
contain dwelling-houses
that are less than 9.5
metres

Consequentially if adjoining lots
contain dwelling houses of a height
greater than 9.5 metres or
adjoining allotments do not contain
a dwelling house the height limit of
the front building is 9.5 metres

Rear Dwellings
Non street facing dwellings max
height = 6.5 metres

Front Dwelling

Subject property is adjoined by
a multi dwelling housing
development, which is not
consistent with the definition of
‘dwelling house' being “a
building containing only one
dwelling.”

Max height is therefore 9.5
metres

Dweliing 1 has a height below
8.5 metres. The front street
elevation has a height of 7.7
metres.

Yes

Yes

47

Floor Space Ratio
Max 0.5:1

Proposed GFA = 507.02m?
Site area = 1309m?
FSR = 0.39:1

Yes

4 5A(1)

Density Control for R2 Zone

Site area must be greater than:
(i) 300m*foreacht,2o0r3
bedroom dwelling; and
(i) 365m? for each 4 bedroom
dwelling

Proposed dwelling yield =1 x 2
bedroom dwelling, 2 x 3 bedroom
dwellings and 1 x 4 bedroom
dwelling.

Site area required = 1265m”

Site area = 1309m?

Yes

(Gough Planning
May 2011
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Draft Ryde Local Environmental Plan 2011

The following provisions are relevant in the assessment of this development application:
Clause 1.2 — Aims of Plan

Clause 2.3 Zone objectives and Land Use table

Clause 4.1C Minimum Lot Size

Clause 4.4 Floor Space Ratio

Clause 4.5A — Density controls for R2 Low Density Residential

Clause 1.2 — Aims of Plan

The proposed development is not antipathetic fo the relevant aims provided in clause 1.2.
Specifically the development would achieve the following stated aims:

* Aim (2)(a) — the development would supplement the housing stock in the locality,
providing increased housing to accommodate the needs of existing and future residents
of Ryde.

*  Aim 2(b) — the multi dwelling housing development will introduce a variety of housing
types which would further the principles of urban consolidation by providing a higher
density development than the existing in close proximity to transport and retail services.
The development achieves these higher densities without compromising the residential
amenity of adjoining properties or affecting the character of the surrounding streetscape.

+ Aim 2(c) — the development has been designed to accord with the principles of BASIX
and to maximise the natural characteristics of the site including solar access and cross
ventilation.

+ Aim 2(g} —the development would preserve the existing residential character of the
locality and would not jeopardise existing amenity levels or the natural environment.

Clause 2.3 - Zone objectives and Land Use table
The subject property is located within Zone R2 — Low Density Residential zone pursuant to the

map associated with clause 4.5A of DLEP 2011. The figure below portrays the relevant area of
the map.

Gough Planning
May 2011

Attachment 5 - Statement of Environmental Effects
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Land Zoning Map - Sheet LZN_005
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Figure 4: Zoning Map Draft LEP 2011

The proposal is consistent with the definition of ‘multi dwelling housing’ as it appears in the
Dictionary to Draft LEP 2011. ‘Multi dwelling housing’ is identified in the table to clause 2.3 as
being permissible with consent.

Clause 2.3(2) requires the consent authority to have regard to the objectives of the zone. The
proposed development would satisfy the two relevant objectives as it would provide attractive
and well designed housing in a low density environment , compliant with objective 1, and would
provide a variety of housing types, being a mix of 2 bedroom, 3 bedroom and 4 bedroom
dwellings, compliant with objective 3.

Clauses 4.1C, 4.4 and 4.5 — Relevant Development Standards

The table below provides an assessment of the proposed development against the relevant
development standards contained in draft LEP 2011.

Clause | Requirement Proposal Compliance?
No.
41C Minimum Lot Size for Multi Unit

Housing

Minimum Lot size = 900m? Lot size — 1309m? Yes

Gough Planning
May 2011
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Minimum frontage = 20 metres Frontage — 19.73 metres No (see
below)
4.3 Height of Buildings
Street facing building — 9.5 Street facing building — 9.5 Yes
metres metres
Non street facing buildings — 5 Non street facing buildings — 6.5 | No (see
metres metres below)

4.4 Floor Space Ratio
0.5:1 0.38:1 Yes

4.5A Density Controls for Zone R2
Low Density Residential

Site area must be greater than:
(iii) 300m? for each 1, 2 or 3
bedroom dwelling; and
(iv) 365m? for each 4
bedroom dwelling

Proposed dwelling yield =1 x 2
bedroom dwelling, 2 x 3 bedroom
dwellings and 1 x 4 bedroom
dwelling.

Site area required = 1265m’ Site area = 1309m? Yes

Clause 4.1C - Minimum Lot Size for Multi Unit Housing

The non-compliance with the minimum frontage requirement contained with clause 4.1C is
addressed subsequently in this report, as this provision mirrors clause 2.2 of Part 3.5 of DCP
2010.

Clause 4.3 — Height of Buildings

The proposed development has been designed to comply with the height requirements
contained in the LEP 2010, which provides a maximum height of 6.5 metres for non-street
facing dwellings. Notwithstanding the numerical non-compliance with clause 4.3 of the Draft
LEP 2011, the development achieves the objectives of the provision set out in subparagraph
(1). Specifically, the development:

Geugh Planning
May 2011
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a) s consistent with the desired future character of the locality, and with the size and
form of development in Clarke Street;

b) Does not result in the overshadowing of the subject property or adjoining residential
properties,

c) N/A

d) Provides a higher structure at the street frontage, reinforcing the established
building patter in the locality.
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Development Application: 40 Clarke Street, West Ryde

City of Ryde Development Control Plan 2010:

Part 3.5 Multi Dwelling Housing (attached) for Low Density
Residential Zone

The following parts and controls of Part 3.5 of DCP 2010 are relevant in the assessment of the
subject development application:

Part 1 - Introduction
» Clause 1.2 Guiding Principles
» Clause 1.3 Objectives

Part 2 — Site Analysis, Location, Number and Type of Dwelling
e Clause 2.2 Minimum Allotment Size
Clause 2.3 Non preferred Locations
Clause 2.4 Separation of Medium Density Developments In the Residential ¢ A’ Zone
Clause 2.6 Density
Clause 2.7 Number of Dwellings
Clause 2.8 Types of Dwellings

Part 3 — Site Planning

Clause 3.1 Slope of Site

Clause 3.4 Site Coverage

Clause 3.5 Setbacks

Clause 3.6 Private Qutdoor Space (Courtyards)

Clause 3.7 Landscaping

Clause 3.8 Car Parking, Manoeuvrability and Driveway crossings
Clause 4.8 Location of Garbage Bin Enclosures

Clause 3.11 Accessibility

« 8 8 & & 8

Part 1 Introduction
Clause 1.2 Guiding Principles

The proposed development is consistent with the guiding principles of Council's Multi Dweiling
Housing controls as contained in clause 1.2, The proposed four dwelling development will not
appear from the public domain as a medium density development, with the street facing
dwelling having the appearance of a single dwelling with successful street address, including
separate pedestrian entry, a prominent front door and numerous street facing windows. The
other dwellings are sited significantly lower than Clarke Street and will be largely screened by
the two storey structure of Dwelling 1 and generous boundary and fagade edge planting.

Gough Planning
May 2011
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The development will be harmonious with its neighbours and has been designed to
accommodate the drainage easement in the rear. The dwellings are adequately sized and
dimensioned to facilitate a high level of residential amenity for future residents, including
generous open space areas

The development will not jeopardise the low density residential character of the area, nor result
in adverse environmental impacts.

Clause 1.3 Objectives

An assessment of the proposed development against the objectives of Part 3.5 of DCP 2010
follows:

(1) Multi dwelling housing (attached) developments complement existing development
and streetscape;

Comment

As mentioned above the proposed development will complement the existing
streetscape which consists of a mix of single and double storey residential
developments. The proposal will not dominate surrounding development and is akin to
the bulk and scale of recent developments in Clarke Street.

(2) Dispersal of Muiti dwelling housing (attached) developments occurs within
neighbourhoods throughout the City of Ryde,

Comment

The proposed development adjoins a detached multi housing development which
consists of 5 dwellings to the north. The area in which the subject property is located
does not contain other attached multi dwelling housing developments.

The development therefore complies with this objective.

(3) Multi dwelling housing (attached) developments are designed to the highest
possible aesthetic standard;

Comment

The proposed development has been designed to be aesthetically appealing from both
the public domain and surrounding properties. The development will appear as a highly
articulated and visually interesting 2 storey dwelling from Clarke Street. The landscape
plan provides generous planting within the front setback and surrounding the buildings
to provide a softening of the development when viewed from neighbouring properties.
The development steps down to the rear commensurate with a fall in natural ground
level, to avoid a visually bulky building.

Gough Planning
May 2011
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(4) Multi dwelling housing (aftached) developments meet the needs of afl households
including ofder persons;

Comment

The proposed multi dwelling housing (attached) development will introduce an array of
housing types ranging from a 2 bedroom dwelling to a 4 bedroom dwelling to cater for a
diverse range of family types, including retirees. The development will provide a high
level of residential amenity for future residents including level living areas and open
space areas.

(5) A mix of housing types are provided throughout the City of Ryde;

Comment

The mix of unit sizes and bedroom numbers will introduce a mix of housing types in the
locality.

(6) Multi dwelling housing (attached) designs promote security and safety of
residents;

Comment

The proposed development has been designed to address the public domain with an
array of windows from principle living rooms, to accommodate high levels of casual
surveillance. Further the communal driveway will be overlooked by the bedrooms of the
dwellings and has been designed to avoid blind corners in which a person may hide.

The development provides secure parking facilities for residents.

(7} Land used for Multi dwelling housing (attached) development has adequate
provision or daylight, privacy, landscaping and car parking;

Comment

The proposed development complies with Council's numerical requirements in regards
1o solar access, landscaping and off street parking provision. The development is
located central to the allotment providing a generous buffer to side boundaries. The
development has side facing first floor windows from bedrooms only, and wiil not
overlook the principle living areas of private open spaces of adjoining properties.

(8) The amenity of occupants of adjoining land is not adversely affected by any Multi
dwelling housing (attached) development;

Comment

The proposed development will not adversely affect the amenity of adjoining properties
in terms of noise, overshadowing, overlooking or visual bulk.

(8) The scale of any Multi dwelling housing (attached) development is related to the
character of the area;

Gough Plarning
May 2011
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Comment

As mentioned previously the proposed development is consistent in scale with
development in Clarke Street, especially the new dwellings appearing in the area. The
proposal will not be a dominant or foreign element to the Clarke Street streetscape.

(10) Heritage significant buildings and those identified as contributing to the character
of Ryde are refained;

Comment
This objective is not relevant to this proposed development.

(11} Multi dwelling housing (attached) developments cccur in suitable areas only, that
is areas where the development meets the needs of aff residents, does not have
adverse environmental impact or an adverse impact on the character of an area.

Comment

The subject property is highly suitable for the proposed development. As mentioned
previously the development will accommodate the needs of future residents, will relieve
the demand for housing the locality, will not adversely affect the natural or social
environments and is sympathetic and compatible to the residential character of the area.

Part 2 — Site Analysis, Location, Number and Type of Dwelling

Clause 2.2 Minimum Allotment Size

Clause 2.2 requires such development to have a site area not less than 600m? and a frontage
of not less than 20 metres. The subject property has a site area of 1309m?, and a frontage of
19.73 metres.

The technical non-compliance with the numerical requirement is justified due to the following:

1. The degree of non-compliance is minor, being some 27cm or 1.35%.

2. The non-compliance does not result in the design of the development being
compromised. The allotment is of a sufficient width to facilitate a high quality
development which is evidenced by the proposed development. The development
provides sufficient setbacks and open space areas o facilitate both high levels of
amenity to future residents and an absence of adverse impacts to surrounding
neighbours.

3. The proposed development complies with the objective of clause 2.2, notwithstanding
the numerical non-compliance. The development will not result overlooking of adjoining
properties, and noise generating areas (the private open spaces) are orientated towards
the driveway of the adjoining multi dwelling housing development.

Gough Planning
May 201t
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Clause 2.3 Non Preferred Locations

Schedule 2 of Part 3.5 identifies land which is affected by overland flow as a ‘Non preferred
location’. The proposed development has been specifically designed to accommodate the
overland flow path to ensure that the performance of the stormwater system is not adversely
affected.

Stormwater engineering plans accompany this development application.
Clause 2.4 Separation of Medium Density Developments in the Residential ‘A’ Zone

Inapplicability of Clause 2.4

Clause 2.4 of Part 3.5 of DCP 2010 does not apply to the proposed development for the
following reasons:

1. The clause applies to development in the “Residential ‘A’ Zone". As mentioned previously
the subject property is located within the R2 Zone pursuant to LEP 2010.!

2. The controls of clause 2.4 require linear separation between a multi dwelling housing
(attached) development and “other Multi dwelling housing (attached), Villa Homes, Urban
Housing, Duplex Building and Dual Occupancy (attached developments). The development
to the north of the subject property at No. 44 Clarke Street is depicted below at Figure 5:

Figure 5: Development at No. 44 Clarke Street

" Please note LEP 2010 and DCP 2010 commenced at the same time.

Gough Planning
May 2011
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As the figure shows, the development comprises of three separate buildings containing 5
separate dwellings. This development is consistent with the definition of "Multi dweliing
housing”, which is defined as:

"multi dwelling housing" means 3 or more dwellings ... on one ot of land (not being an
individual lot in a strata plan or community title scheme) each with access at ground
level, but does not include a residential flat building.

DCP 2010, LEP 2010 or the Act do not contain definitions of ‘Villas Homes, Urban Housing,
Duplex Building and Dual Occupancy (attached) developments. These development types all
fall within the term multi dwelling housing, and were repealed from usage with the suspension
of the Ryde Planning Scheme Ordinance. (The definition of Villa Home did not appear in the
last version of the Ordinance). The current planning regime identifies 2 separate categories of
medium density housing — attached or detached Muiti Dwelling Housing. As the adjoining
property to the north is a detached multi dwelling housing, clause 2.4 does not apply. The
development to the north is prohibited development in the R2 Low Density Zone.

Notwithstanding the explanation stated above, an assessment of the proposed development
against clause 2.4 follows for abundant caution.

Assessment of proposed development against clause 2.4

Clause 2.4 requires a minimum linear separation between medium density residential uses
within the same street as follows:

i) Twice the distance of the frontage to the street of the existing or approved urban
housing, villa, duplex, dual occupancy (aftached) or multi dwelling housing
(attached) development; or

if) Twice the distance of the frontage to the street of the proposed multi dweliing
housing (attached) development.

whichever is the greatest
The property at No. 44 Clarke Street has a frontage of approximately 24 metres. The standard
would therefore require a linear separation of 48 metres. The proposed development provides a
linear separation of 0 metres.

The non-compliance against clause 2.4 of Part 3.5 of DCP 2010 is justified for the following
reasons:

1. Compliance with the objectives of clause 2.4

The proposed development complies with the objectives of clause 2.4 notwithstanding
the numerical non-compliance.

Gough Planning
May 2011
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The first arm of objective 1 seeks to ensure the dispersal of “Muiti dwelling housing
(aftached) development throughout the City of Ryde.” As mentioned previously, the
subject property does not adjoin a ‘Multi dwelling housing (attached) development, as
the northern development is detached. The development will therefore result in a single
attached multi dwelling housing development in the locality. This is a successful
dispersion of such landuses.

The second arm of objective 1 requires the retention of the low density character of the
low density residential zone. The front fagade of the building is extracted below:
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Figure 6: Proposed Front Elevation

The development will appear from Clarke Street as a double storey residential dwelling-
house. The fagade has a low density street address, providing a prominent and
identifiable entrance comprising of a street facing front door and pedestrian pathway.
The front yard will be landscaped commensurate with other residential properties in the
surrounding area, comprising of an informal grassed area and generous garden beds
adjacent to the boundary and front fagade. The development does not require services
or structures forward of the front building line. The front elevation contains a number of
street facing windows which will facilitate the causal surveillance of the public domain.

The remainder of dwellings are located behind the double storey element of Dwelling 1,
and will not be visible from the public domain due to:

a fall in natural ground level towards the rear,

the single storey nature of rear dwellings,

the location of the dwelling at No. 38 Clarke Street and

the abundance of landscaping adjacent to the southern elevation of the
dwellings and southern elevation.

Gough Planning
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The difference in ground level between No. 44 Clarke Street and the subject property
and the existence of vegetation between the two developments, will preclude any views
of the rear dwellings from this angle.

The proposed driveway has been kept to a minimum width to reduce its visibility and
increase the opportunities for planting on its boundaries. The driveway width is
consistent with other driveways in the locality. The rear single storey dwellings will not
be overly visible from adjoining properties. The development is generously setback from
both side and rear boundaries, allowing adequate landscaping between.

The intensity of the development will not result in a change from the low density
character. The addition of 4 dwellings will not create unreasonable levels of traffic
movements or pedestrian flows. The development will accommodate the parking needs
of the proposal.

The proposed development will retain the low density character of the zone.

In regards to the first arm of Objective 2, the proposal will be the only ‘Multi dwelling
housing (attached) development in the locality, as the adjoining northern development is
a detached housing development. Notwithstanding how the northern development is
categorised, the dominant form of development will remain as single dwelling-houses.
The second arm of objective 2 has been addressed previously.

2. Previous Variation of clause 2.4

Ryde Council entered into an agreement pursuant to s34(3)(a) of the Land and
Environment Court Act 1979 on 28 May 2008 which approved a large attached dual
occupancy development upon the subject property. Figure 7 enables a comparison to
be made between the previously approved development and the development to which
consent is currently sought. As can be seen from this figure the proposed development
is of a significantly lesser scale when viewed from the public domain and is less
recognisable as a multi dwelling housing than that previously approved.

In entering into the s34 agreement Council were of the opinion that the development as
it appeared was acceptable and a variation to the standard within clause 2.4 was
justified. The proposed development provides a superior outcome in regards to the
retention of the low density character of the area, than the previous approval did. It is
identifiable as a single dwelling from the public domain, whilst the previous development
appeared as a medium density dual occupancy.

it would be contrary to sensible planning to approve a justification on the previous
development, and enforce its strict application on this development.

Gough Planning
May 2011
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Development Approved pursuant to section 34 agreement
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Figure 7: Comparison of previous approval to proposed development

3. Invalidity of clause 2.4

The zoning map associated with LEP 2010 nominates the subject land as being within
the R2 Low Density Residential zone. The land use table for this zone provides that
upon the subject property ‘Multi Dwelling housing (attached)’ may be carried out with the
consent of Council.

Gough Planning
May 2011
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Clause 2.4 attempts to introduce a prohibition by providing that development (regardless
of its design) cannot be granted upen the subject site due to its locational
characteristics. Section 74C of the Act provides:

A provision of a development control plan (whenever made) has no effect to the
extent that: '

(a} it is the same of substantially the same as the provision of an
environmental planning instrument applying to the same land, or
(b) it is inconsistent with a provision of any such instrument or its

application prevents compliance with a provision of any such
instrument.

Clause 2.4 is firstly inconsistent with the land use table and secondly prevents

compliance with development which attempts to comply with the land use table. it
therefore has no force or effect.

Other Numerical Requirements of Part 2

No more than 75% of dwellings
to have same number of
bedrooms

1 x 2 bedroom, 2 x 3 bedroom
units and 1 x 4 bedroom unit
proposed

Not more than 75% of dwellings

have same number of bedrooms.

Clause | Requirement Proposal Compliance?
No.
2.6 Density

Refer to LEP Complies with LLEP standard as Yes

detailed above

2.7 Number of Dweliings

No more than 12 dwellings 4 dwellings proposed Yes
2.8 Type of Dwelling Yes

Gough Planning

May 2011
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Part 3 Site Planning

The table below provides an assessment of the proposed development against the numerical
requirements of Part 3:

Clause | Requirement Proposal Compliance?
No.
3.1 Slope of Site
Must have sfreet presentation Proposed development has street | Yes
presentation
Gradient of greater than 1:6 not No slope greater than 1:6 Yes
acceptable
3.3.1 | Storey Control
MUH must be single storey. All dwellings single storey, except | Yes
street facing dwelling
Two storeys allowed on street
facing dwelling provided:
) Yes
(i) ltis not attached to any () Street facing dwelling is
other two storey dwelling not attached to another
two storey dwelling
(i}  Atwo storey dwelling is (i) The surrounding area Yes
acceptable in terms of contains numerous
the surrounding examples of 2 storey
streetscape dwellings — 17 to 21, 26,
31 to 35, 38 Clarke
Street.
332 Height Controls
Refer to clause 4.3{2a) of LEP Proposal — 6.5m rear buildings Yes
2010. This allows 6.5m rear and 9.2m front building
buildings and 9.5m front buildings
Floor to ceiling heights —min Floor to ceiling heights —2.7 Yes
2.7m metres
Note:.... To comply with 8m
height requirement the second
storey must be contained within
the roof of the dwelling. To satisfy

Gough Planning

May 2011
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this control the second storey is
a habitable space contained
wholly within the roof above
the ceiling line of the storey
immediately below, except for
minor encroachments such as
dormer windows and the like.
No additional external walf plate is
permitted from the point of the
ceifing line of the storey below.

“Aftic” is defined as habitable
space, ...... contained wholly
within a roof above the ceiling line
of the storey immediately below,
except for minor elements such
as dormer windows and the like.

This “note” is therefore attempting
to allow only a single storey
building with an attic. This is
inconsistent with clause 3.3.1,
which allows 2 storeys under
certain circumstances. Clause 1.5
of LEP 2010 provides that ‘Notes”
are for guidance only and do not
form part of the plan. Clause 3.3.1
must therefore take preference.

If this “note” is followed it would
leave clause 3.3.1 with no work to
do.

3.4 Site Coverage

Max site coverage — 40% Site cover — 35.89% Yes
Pervious areas greater than — Pervious Areas — 35.63% Yes
35%
3.5.1 | Eront Setbacks
Adjoining north —86.2m Yes
Same as either adjoining, if Adjoining south — 7metres
buildings on adjoining lots are = less than 2m

Gough Planning
May 2011
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within 2m of each other in terms of
front setback. Setback = 7 metres.
3.5.3 | Side and Rear Setbacks
Woalls — 4.5m from side and rear Rear Boundary — ranging from Yes
3.182 metres to 16.5 metres
Where setback contains driveway | (more than 50% of fagade greater
—6m than 4.5 metres).
Variation permitted for up to 50% | Northern Side Boundary — ranging | Yes
of fagcade down to 3 metres from 3.635 metres to 6.4 metres
(more than 50% of fagade greater
than 4.5 metres).
Southern Side Boundary — No (see
ranging from 3 metres to 8.5 below)
metres. Driveway is contained
within this setback and has a
width of less than 6 metres for
50%.
36 Private Qutdoor Space
(Courtyards)
30m? for 2 bedroom dwelling. Dwelling 4; 220.17m? Yes
35m? for 3 or more bedroom Dwellings 1 to 3: All greater than | Yes
dwelling. 35m?
Minimum dimension 4 metres All dimension greater than 4 Yes
metres
Adequate solar access All with northern aspect. See Yes
shadow diagrams accompanying
application
Landscape privacy strip 1.2m wide | Landscape privacy strip 1.2 Yes
required between Courtyard and metres wide provided between all
boundary courtyards and boundaries
37 |Landscaping
Planting strip 1.2m wide between | Strip provided 1.2m wide between | Yes
driveway and boundary driveway and boundary

Gough Planning

May 2011
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Landscape strip 1m wide between
driveway and dwelling wall

Strip provided 1m wide between
driveway and dwelling wall

Yes

3.81

Car Parking

1 space per 2 bedroom dwelling
2 spaces per 3 or 4 bedroom
dwellings - (7 spaces required)

1 visitor space per 4 dwellings (1
space required)

7 spaces provided

1 visitor space required

Yes

Yes

3.9

Overshadowing

Habitable rooms to face courtyard.

Sunlight to at least 50% of each
courtyard & adjoining properties
between 9am to 3pm on winter
soistice

All habitable living rooms address
courtyards on the northern side of
the proposed building.

Shadow diagrams accompany this
development application. These
indicate that the numerical
requirements are complied with.

Yes

Yes

3.10

Visual and Acoustic Privacy

Direct views of living area
windows (within 9 metres) and
private open spaces (within 12
metres) should be screened.

Dwelling 1 to 3 has no overlooking
of living area windows or private
open spaces.

Dwelling 4 has angled window
between 9 metre to 12 metres
from private open space of
adjoining rear dwelling. Rear
boundary planting and fencing will
prevent direct views.

Yes

Pedestrian Access

Separate pedestrian access
required if site permits and is
practical.

Separate pedestrian access not
practical due to the sloping nature
of the site and the small intensity
of the proposed development.
Safe pedestrian access is
achieved via the driveway
adjacent to the southern
boundary.

Yes

Gough Planning
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Clause 3.5.3 Rear and Side Setbacks

The proposed development is non-compliant with the side setback requirement to provide a 6
metre distance for a vehicular access path. The setback of the building from the southern side
boundary in the vicinity of the driveway ranges from 5.5 metres to 9.5 metres, with the area less
than 6 metres extending for 23.2 metres or 60% of the driveway length. As mentioned
previously the setback standard can be varied to no less than 3 metres for up to 50% of the
length. The standard is breached by approximately 10% or 3.84 metres.

The numerical non-compliance is justified due fo the following:

1. The non-compliance is minor in nature and will not result in the amenity of the adjoining
properties being affected, or the performance of the vehicular access path being
compromised. This area will allow safe vehicular travel and manoeuvring despite the
non-compliant setbacks. The deficient side setback has not restricted the availability of
landscape area, and the proposed plantings will be adequate to soften the proposed built
form and promote a green backdrop.

2. The low density area surrounding the subject property is characterised by smaller
setbacks than the required 6 metres. The proposed development therefore accords with
the character of the low density character, which contains numerous examples of building
sited proximate to side boundaries.

3. The non-compliance will not be discernible from the public domain or adjoining properties.
4. The proposed development satisfies the objectives of the setback control as contained in
clause 3.5, notwithstanding the numerical non-compliance. The reduced side setback

would not promote the overlooking of adjoining properties, allows adequate area for
landscaping, allows sufficient manoeuvring area of vehicles and will be consistent with
the established streetscape of Clarke Street.

Part 4 Building Form
Clause 4.1 Appearance
The proposed development has been specifically designed to have the appearance from the
public domain as a single dwelling. The resulting development will complement and enhance
the existing streetscape of Clarke Street. Dwelling 1 has a successful street presentation,
having a prominent entry point and numerous street facing windows.

The development complies with clause 4.1

ATTACHMENT 5
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4.2 SECTION 79C(B) TO {E) CONSIDERATIONS

1(b) The likely impact of that development, including environmental impacts on both the
natural and built environments, and social and economic impacts in the locality.

Environmental impacts on the natural / built environment

The proposed development involves the construction of a 4 dwelling residential development.
The development has been specifically designed to accommodate the environmental
constraints of the site which come in the form of a sloping topography and a stormwater
easement to the rear. The development will maintain the natural fall of the land through a
stepping down of the built form. The development will introduce a stormwater retention system
that will manage the flows of water from the property and rainwater tanks to reduce reliance on
town water.

The development will not adversely affect the natural environment.
The development will have a positive impact upon the surrounding built environment. The

development will be harmonious with the existing Clarke Street streetscape, and will not
dominate its surroundings.

Social impacts on the locality

The proposed increase in residential accommodation will have a positive social impact in the
West Ryde locality. The demand for varied residential uses in this area is high, and the
proposed development will further the broader planning objective of urban consolidation.

The development will have a positive social impact in the locality and will result in a high level of
casual surveillance of the surrounding public domain.

Economic impacts on the locality

The proposed development will have a significant positive economic impact on the West Ryde
locality. The proposed development will have a positive economic impact on the locality through
increase patronage to local retail and commercial services. The proposed development
represents a substantial re-investment in the housing stock in the area, which will result in a
positive outcome in terms of property values.

1(c} The suitability of the site for the development

The subject site is appropriately zoned for the proposed development.

Gough Planning
May 2011
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The subject property currently an aging residential cottage that is suitable for redevelopment.
The property that is adequately sized, dimensioned and accessible to facilitate the proposed
development.

1(d) Any submission made in accordance with [the] Act or Regulations

Not available at this point in time.

1(e) The public interest

Itis in the public interest to ensure the economic and efficient use of land and the proper
management of existing resources. It is in the public interest to facilitate development that will

stimulate the local and regional economies and further the principles of appropriate
gentrification.

[ 5. ENVIRONMENTAL PLANNING AND ASSESSMENT REGULATIONS 2000 |

Schedule 1, Part 1, subsection 2(4) provides that a Statement of Environmental Effects must
address certain matters. These matters follow:

A statement of environmental effects referred to in subclause (1) (¢) must indicate the
following matters:

(a) the environmental impacts of the development,

Comment:;

This report provides an analysis of the environmental impacts of the proposed
development.

(b) how the environmental impacts of the development have been identified,

Comment:

In the preparation of this statement of environmental effects, a detailed
inspection was undertaken of the subject property and surrounding locality. The
author of this report was involved in the design process and all potential
environmental impacts were considered and addressed at the design stage.

(c) the steps to be taken to protect the environment or to lessen the expected
harm to the environment,

Comment:

The authors invalvement in the design process ensured that the proposal was
designed having regard to the social, cultural or natural environments. The
design of the development utilised the characteristics of the site and maximised
the site’s natural benefits such as solar penetration.

Gough Planning
May 2011
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ITEM 3 (continued)

Page 37

Statement of Environmental Effects
Development Application: 40 Clarke Street, West Ryde

(d) any matters required to be indicated by any guidelines issued by the Director-
General for the purposes of this clause.

Comment:
None available at this time.

ATTACHMENT 5

[ 6. CONCLUSION

The proposed development is permissible in the R2 Low Density Residential Zone and
consistent with the zone objectives. The development is also permissible with the Draft LEP
2011 and its corresponding zone objectives. The development fully complies with the standards
within the existing LEP and the draft instrument.

The proposed erection of a Multi dwelling housing development containing 4 dwellings largely
complies with all performance criteria and numerical requirements of Council's development
control plan. The development has minor breaches in regards to side setback and building
frontage. These non-compliances have been addressed and justified within this report.

The proposed development is not subject to Council's linear separation requirement. For
abundant caution this report has justified in detail any possible non-compliance with this
standard .

The subject property is ideally situated, configured and dimensioned fo accommodate the scale
of the proposed development.

In view of the above, the proposed development is highly appropriate and approval of the
development is warranted.

Andrew Gough BTP (Hons), LLB

Gough Planning
May 2011
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ITEM 3 (continued) ATTACHMENT 5

Page 38
Statement of Environmental Effects
Development Application: 40 Clarke Street, West Ryde

Appendix A

Section 34(3)(a) Agreement and Approved Architectural Plans

Gough Planning
May 2011
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ITEM 3 (continued) ATTACHMENT 5
iy S 23 JUN 2008
In the Land and

Environment Court.
of New South Wales

No. 11251 of 2007 The Court notes that at a conciliation .conference
e . { presided-over-by. Commissioner Murrell 28 May 2008,

the parties. reached: ‘agreement under :534(3) of ‘the
| Land ‘and Environment:Court Act as 1o'the terms of a
Haris Sutanto . decision that would be acceptable to the parties’ (being
S 1.2 ‘decision: that the | Court could ‘have made ‘in the

'App]i'c’aht‘ i ;'properexerc;seo s fun lons)

IC i e_r proceedmgs and the:terms of the
decision‘are: ‘set out below:

i ]Ryde Clty COUﬂGlI_“_{ - S
' . S ara the
tta ,ed two storey resnden’ua! i

0. Clarke - Street, West Ryde’
_ndl_txons in“Annexure ‘A

;_Respondent -

Under s. 34(3)(a) of
the Land and
Environment Court
Act 1979

Orderéd: - 20.June’2008

Attachment 5 - Statement of Environmental Effects
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ITEM 3 (contlnued) ATTACHMENT 5

ANNEXURE A’
Section 1: General
1. Development is to be carried out in accordance with-the following:

(a) Statement of Environmental Effects submiited to Council with the
development application

(b) Drawings DA—1DO1 DA-1002; DA = 1003 DA— 1004, Job No'711 Issue
G drawn By ‘Moderinn Group Pty'Ltd and dated June 2008

(c) BASIX Cemflcate Nos 191807Mand 191 1809 M datled 14 April 2008

(d} Landseaplng Plan No, L-01 issue C:drawn by RFA Landscape Architects
and dated 12 June 2008

and-any other suppomve mformaﬂon subrmtted to Coungil:

2. A separate developmeni apphcatton ig® requrrrsd for: demolmon of thé existing
dwelling and associated outbuildings on'site.* -

3. A clothes line is to be provnded to the rear yard or-other sheltered, well
venfilated space.

4. Prior fo commencing-any construction works, the following provisions of the
Environmental -Planning and Assessment Ameﬂdment Act, 1997 are to be
complied with:

{8) A Construction Certificate is o be: obtamed in accordance with Section
81A (2)(a) of the Act :

(b).A Prmcapal Cert!fymg Authonty is to be appoi
notified of the:appointment in acoordance with ' Se
.and Form 7 of Schedule ‘I fo-the Reguiatmﬂs

5 The apphcan' may p!y lo the Councﬂ oran: accredned certjsapgqx«ﬂwe lssumg
of a Co ate and. to "Council or an 3{; ﬁk
_m_onitpr;cq_m e ﬂh,'!he appm\/al and issue _an f

B
spectficahons must compiy wm
Australia.

Detalls of compliance with the Bu.ldmg Cade of Ausiralua are to be prov;dcd in
the Construcﬁon Cerhﬁcate plans and SDECSE!CB'{IODS

Attachment 5 - Statement of Environmental Effects



@ City of Ryde
Lifestyle and opportunity .
@your doorstep Planning and Environment Committee Attachments Page 43

ITEM 3 (continued) ATTACHMENT 5

i

BN Any-architectural and/or -fixture changes 1o ‘the development will require the
submission of a new BASIX .cerifficate. Please note ‘that ‘modifications may
require the ‘submission 'of a ‘Seclion 96 application +in accordance with the
Environmental Planning & AssessmentAct. - .

8. Compliance with Buiiding Code of»Apstratia: o

a) Al building work (other: than work:relating to:the:tlemporary building) must
be -carried:outin ar':cordan_ce'wiﬂ]:the;\re_quiremenis:of the Building Code
of Australia {as in.force 'on the:date: of :the. application for the relevant
constructioncertificate’or.complying ‘developmenticertificate was ‘made)

b)  This clause does not:apply tot

© -under clause 187 or: 188, in the |

‘Regulations 2000;subject fo ‘any. ferms
referred toin Clause 187(6) or 188(4):

extent to which an exemption is in force
‘mer:_'t_a Planning'and Assessment
Jof condition or requirement

9. Residential BuidingWork ' S
a) . “Building vu;brkihat_ihvolve’sirgéidefitjél/(’build_ingw'ork.(wi{h_in_ the meaning

- wofthe'Home Buildin 1 :

i .;Pr,inqip"al‘C’grﬁf){'qrig;_A th

At 1989) must not be carried outunless the

s been informed in
cence:number; and is
he requirsmentsiof

i). in-the ca o of ‘work ‘to_be dqhqby-any other person: has been

- Informed.in writing: of n's Name and/owner-builder permit
number; .or has been given a declaration; ‘signed-by. the owner.of
the land, that states that reasonable market Cost of the labour
and “materials ‘involved. in the work is less than the amount
prescribed forthe. purposes of the definition of “owner builder work”
in Section 29 of that Act;.and is given appropriate ‘information ‘and

“““511\1__,,,.4» declarations under-paragraphis (a) and (b) whenever arangements

for the doing of work are’changed:in such:a manner as to render
out of date.any information or declaration previously .given under

ob) . Acertificate purporting to be L na nder Part6 of
the ‘Home Building Act 1989 that states thal'a person is the hoider of an
insurance policy issued forthe purposes of that-Partis, for the purpose of
this clause, sufficient evidence “that the person has complied with the
requiremenis of that Part.

10, Excava_iior;s'énd backfilling
{a) All excavations and backiill associated withf the erection-of a ‘building. must

be exeouted safely and in accordance with appropriate professional
s.tandard_s\_ . RS : HER R :

(b) All.excavations associated with the srection or a building must be:propery -
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ITEM 3 (continued)

11.

12.

ATTACHMENT 5

guarded and protected fo prevent them from being dangerous to life or
property. :

Retaining walls and drainage:
if the soil conditiens require it:

a) retaining walls associated with the- erection of .a: bu!ldmg or other
approved methods.of preventsng movement of the soil must be provided.

b} adequate. provas:on must be made for dramage
Support for neighbouring buﬂdmgs '

If the soil conditions require it:

a) if-an excavation associated with the erection or demolition of a buiiding
extends below the 'ieve! of 1he:base ‘of th footmgs of,a building on'an

. adjouung ailoim' he p

E ‘made S ;

i) - must preserve and protect the bulldmg from damage and

ii) if necessary, must-underpin‘and supporl the:building'In an approved
manner, and

iff). must, at least 7 days before excavating below the level of the base

of the footings ot & buildi : dplmng allotment of land, give

notice of intention to:do 5o 10 the owner of the adjoining allotment of

land and furnish partictilars of th ,excava’aon to: the owner of the

building'being erected .or.de hed:

abui ding is likely to
ce to, e_ obstructed or

Attachment 5 - Statement of Environmental Effects
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ITEM 3 (continued) ATTACHMENT 5

d) ' Any such hoardmg fence’or awmng is 10 be removed when the'work has
been completed s . : .

14. Telephone Inéte@[!ations

Conduits:with-draw in-wires: shouid be lafd iin: conorete floors to the points where
telephone services are reqmred Consult the: locai Tefecommumcataons Sales
Office for advice: : : Fgin L

15. Austr'alia-Pész o

i Approva! forﬁ]e site and: SIZE! of proposed household malib es must be
-obiamed from; Australaa P ar :

. 16: -Desugn and Construct;o ‘Standa [
- ibe. cameci out'in, accordance with'the requirements as outlined within, Counctl s

s Deve nt - Criteria and relevant

other condmons

18

: Restorat!on
10 public ut

: 'appl;cation an paymeni of
‘stormwater dralnage facmtyf’wrilr,be oarrle out:h
payment. i

'rnage tozany public
nclf ,fotiowmg receipt-of

Road Opemng Perm:t The apphcamﬂ ) or a road opemng permit
%N\ where’ a_new. pipeline is proposed" be constructed “within, or across. the
N i\\ footpath ‘Additional® road ‘opening permlts ‘and fees ‘may:be necessary where
5 ) y there - are connections to ‘public: dtility ‘services {e.0: lelephone;: electricity,
P f)ﬁ; sewer, . water or gas) are reqtiired: within:the. road reserve. ‘No drainage work
) Zfshall be: carried oution‘the footpaih thhout ihrs permlt bemg pald and ‘a copy
_,/’/ kept on the site. : Y

Rainwéter-Tet_ljk_s::v Y

cerlificate Vapp lication.-Additiona Iy, toenstire ‘adequate hydraulic head the top of'
the “rainwater - tank shall be Jocaled a- mmlmum A0m below the garage roof
gutter invert level, : . :

21, Afirst flush device shall be fitted fo'the system to divert tho first:5mm of runoff
from the area’ drammg away from the siorage tank (e g 0.5 E;tre per square
metre ;. :

22. -Adeguale provisions shall be. made ‘to:prevent: mosquﬂoes breedmg in.ihe
reservoir. - This should mchde suttable screenmg lo preve;“t eggs ‘beinglaid -
w:thm ihe tank : S v : Gl
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ITEM 3 (contlnued) ATTACHMENT 5

%3

'23. Al ‘tanks ‘and tank stand'installations shallbe siruc{urally sound and comply
with the manufacturer and/or des;qnars |nstruci|ons }

24. Tanks must be a commerciaily manufactured tank deSIgned for the use of
water supply.

25. Oveiflow from-the tank shall be plped dlrectly to an’ approved stormwater
 system. .

26. The extemal finishes of tanks shall be pamted or:coloured to be compatlble
with the surrounding environment. | ‘Alternatively, the ‘water tank may be
screened behind a permanent physical barrier:that serves that purpose.

27. Taps associated with the ‘tank shall be clearly marked indicating the source of
the water and that it is not to be used for Drinking Wéter.

Section 2: Condltlons to be comphed w:th pnor to lssue ef the Constructlon '
-"Certifcate : e : TN

28‘ : Amersded plaﬂs are’ to'be ubmntted proval: demonstratmg full
‘compliance with BASIX Cerhftcates 191807M and’ 1911809 M and dated 14
“April-2008: .

29. Drawmgs DA-’IOOB ‘and | '1004 are to be amended to show the ground floor
pergolas on ‘the: Clark Stre levat!on,as shown on DA-1001:and 1002. The

Attachment 5 - Statement of Environmental Effects
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ITEM 3 (continued) ATTACHMENT 5

The approved ‘plans must:be:submitted fo:a-Sydney Water Quick Check agent
or :Customer: Centre to-determine :whether. the: development will affect Sydney
Water's ‘sewer-and water-mains, stormwater drainsand/or easements, and if
further-requirements need:to be/met. :_Rlans will be -appropriately stamped. For
-Quick: = “Check': “agent ‘details: 7 please’ - .refer 4o, * the = ‘website
wiww.sydneywaler.coitau; see: Your Busmess fhen see Bu;ldmg, Developing
and Plumbing ther:Quick: Check or; telephone 13 20 92

~The consent authonty ora; private; ccredned cemﬂer miust:ensure that'a Quick
Check: agenUSydney Water has ap opnately stamped the: plans ‘before the
issue of any Constructfon Certnflc te

. ,The apphcant t 't;o.,:_s‘u)g_rn_l

. 403.00
25178

Slormwater Management Facnl;tles

Plan: Admmxstratlon 67:89

The total contribution is » o S r EE 16695.37

/ ,;94 Development Contﬁbullons P}an 2007 adopted by Clty -of Ryde on
A 1111212007,

The above amount, Ef not: pa(d wnthm one caiendar year of tha date of this
: :consent‘ shail be: iby

35. Dverland Flow path ATo ensure: noimpedance o r dlrech nof overEand ﬂow
no “filling,:: alteratlon 1o the“suiface levels or’ other obstructzons within the
overland flow. path acmss the stte ‘ghafl bg made w1thout prior -approval of
Councxl .

36. Fencing thhm Floodways To ast frize w:lie: passage all fencing within
the overtand:flow: path shall: fiave.a: permeable sechon at [east 300 mm-above
the calculaicd top water surhcc Ieve

37, C;ty of Ryde w:l ‘not’ ;ssue a Construchon Cerilf;cate WIthcm evndence of Home
Owners Warranty / Owner Bwld g it being: supm;tte_d to'Coungil. -
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ITEM 3 (continued) ATTACHMENT 5

38. Fire and Smoke Alarms are to be ‘provided in' accordance with Part 3.7.2 of the
Building Code. Location details are torbesubmitted and approved by Council or
an-accredited. certifier prnor to the relr,ase of the Construc’uon Certificate,

39. Al retaining walls o -excavaled areas-are lo be comp eted at the earliest
possible stage and prior 1o the erection of the timber and masonry framework.
Details are to-be submitied o :and approvcci by--Councii- or an accredlted
certifier prior to the issue of the'Construction: Cemﬂcate U

40. A site -works plan mdlcatmg compilance wﬁh Counclls DeveEopmeni Control
Planfor Engmeermg Standards’ Development Cﬂlena Sec‘uon 5 Canstruction
Activities. in relation to: ;

a)  sedimeniation and pollution:controls;:

by tree preservation and protectlon measures

c) security fencing; g

d)  builder’s.identification segnage and demolitlon in pmgress 51gnage and
: .e) : prov&smn of site: ioffeis : S .

‘to the satisfaction ited's or bosubmtt ed to
Council with the Construction Cemﬁcate I

Concrete wastes must be collected stored and freated in accordance with the

Concrete Wastes gurde published by the Env:ronment Protectlon Authority.

41, Enforcement levy is fo be pa:d to:Council‘on’ Iodgemem of ‘the Construction
Certificate ‘application -in accordance wnth the requirements ‘of -Council's
Management Plan (schedulﬁd fees) o
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ITEM 3 (continued)

46,

47.

xi.
XL
xifi.

o 'the" garage figor i s {GHb‘ I 'mltted

:Localron of crrtacal areesv(dramage Jmes w _v,e\r bo

ATTACHMENT 5

the existing ‘Coungil stormwater prpelme ‘Council:shall be notified when ihe
colfar:connection:has ‘bean’ made to.the.pipe:and an:inspection must:be made
before the property: service line is:connected to.the:-collar: The property service
line must not be connected drrecﬂy lo:Gouncil's pipeling. An inspection fee of
§110.00" shall be paid to -Council prror o' the s su_e of the Construction
Ceriificate. S :

On s:te stormwater detentlon Tank All access grates 0 the on srte
stormwater:detention tank-are {o:be-hinged and fitted with:a: Tocking bolt. Any

-fank greater than’ 1 2: melres m epth must be fitted with: steprirons.

: ay_s-"ar_rc_l'véhicu]ar

; /or summrt grade :
isition, grades shail_

5 where iheyare requrred as
ongitudinal sectron from the kerbentry
wrth the construchon certrfrcate

apphcat:on_ and any: necessa

rha S’tormwatef :Soils and
oqsmg These devices shall be
d replaced Where considered

Construction” prepared by the .Deparimen
maintained during ‘the censtru
necessary TR e

“The followmg detarls are to :be mcluded i drawmgs accompanyrng the Erosion

and Sediment Control Plar:
.. Existing-and final contours .

il. The location of all earthworks mciudmg roads areas of cu'r andfill
»_Locatlon of a!! |mperv10us areas . i

:i-sedr nent contr I structures,

fips

s and unstab le slopes)
-Location of stockpiles -
Means of diversion of unconta minated upper catchment arourrci disfurbed
areas
Procedurés for mainignance: of erosron and sedrmem contm!
Detaiis for any stagiig of works” S
Detaiis: and procedures for dust oontrol

Sectron 3 Condrtrons 10 be compired wrth Prror to Commencement of

Constructron
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750. In issuing this approval, Council has relied-on the information provided by you
=:aboutthe siting of the building/structure ori the allotment. “if this information is
“incorrect, i is your résponsibility to"correct the errors: ‘it may be ‘advisable o

undertake a land survey pnor 1o commenting any works

51. ‘Dial 1100 Before You Dig’
Underground pipés and cables may exisl in the area. in yourown ;nierest and
far safely, telephone 1100 before excavatsng or-erecting ‘stiuctires: information
on:the docation-of underground .pipes: and cables: can a!so be obtained by fax
on - 4300 652 077 - or - through ‘the' following -~ ‘website
T WWW. dia}beforevoudlq com.ay. o

If alierations are requnreo? 1o the conflguraﬂon size, form or design of the
development upon ‘contacting the DialBefore “Yol' Dig service, an amendment
to the Development Consent {of a new: devetopment applxcatlon) may be
necessary. Council’'s Assessment Officer should ‘be ‘consulted .prior to the
,lodgment of an apphcahon fora ‘Construction Cemﬁcate if-thisis the:case.

B2

53. Energy Australla

Underground ‘and overhead electric. cables may exnst in‘this:area. In your own
interest -and for safety, teiephona Energy Austraha on 13 152.3 before
excavating or erectmg structures H : .

u;ldlhg works lndlcatmg'methods of
ordance wﬂh Counc

asbestos work puibli
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ITEM 3 (continued) ATTACHMENT 5

et Al asbestos waste‘s_inc';'lud_ing 'use‘daﬁbgé;lps’i—c_ehjeﬁi.s,heeting-(i.e. fibro), must
be. disposed -of at :a  Jandfill Hfatifity. licensed by the.'New -Solth Wales
Environmental . Protection - Authority: “lo-receive -hat waste: “Copies “of “the

disposal dockets: must be kept. by the. applicant for at least 3 years and be

submitted to:Council:onh reguest:

r:the storage ‘and disposal of building .
is regard the demolishers and builders
Te-use “and recycling: of - materials (e.g.

dows, } : 3

62. - Adequate arrangements imust be: mad
waste generated on ‘the premises:
are ‘encouraged: o maximize
“Concreté, biicks roof tile:

- these malerials fromother

ackgrou
premises:;

all ixed on site
e coordinator. of the:

\M"’IQ,JJSection,zl: Engineering‘(ﬁ_bnditidns /

67. Sediment ‘and. Erosion .Control. applicant'ishall install appropriate

‘sediment control devices in-accorda ith-an‘approved 'plan ‘prior:to any

- earthworks' being ‘carried. out on-the site:  These devices shall be maintained

o during the constriction -period : an laced: where  considered necessary.
- ‘Suitable  erosjon - control ‘managemen rocedures - shall ibe practiced.” This

condition ‘is: imposed- in -order:‘to - protect downsiream properties, Council's
drainage system and natural walercourses from sediment build-up transferred
by stormwater runoff from the oy i

tro

‘confirming that. thi structe control:
evelopment Control

* comply with the ‘construction plan and i ity
Plan 2008: - Part 8.1; Construction Activities

‘Ryde’

69. Vehicle Footpath Crossings. ' Concrete " foolpath ‘crossings. shall ‘be
‘constiucted at-all locations where vehicles crossithe fodtpath, to protect it from
damage resulting from the vehicle traffic. - The location: design and construction
shail conform to the requirements of Council: ~Crossings are 1o be constructed
+in plain reinforced concrete and finished levels shall- conform with property-
alignmentevels issued by Council's' Public Works Division, “Ketbs 'shall not be

rétuined:to-the:alignment line. "Bridge ‘and pipe crossings Will notbe permitted.

‘Section 5: During Construction -
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" “Class 1 or 10 Buil dings

70. - The occasions on wh:ch busldmg wark must be |nspected are:
a).  althe commencementiof the building work::
by  after excavation for, ‘and prior-to the placement: o, any footmgs
¢)  priorto pouring any in-situ-reinforced concrete building elemerit |
dy priorfo coveringiof the framework for any. ﬂocr wall; roof or: other building
element =
&) ;;pnor to covering waterproofing:i in any wet areas Sy
i) prior: %) covering any stormwater dralnage connections
g) after'the building work has been-completed and priorto ‘any.occupation
certificate bemg issued i in relainon to'the bmidlng

o Documemary ev:dence of compi:ance with Counmls ‘approval and relevant
standards. of - construction Jis “to. be’-obtained “prior. ito proceedmg to the
“subsequent stagés of constmctton and:copjes of the‘documentary evidence'are
< 10ibe maintaine the Principal Cei d be‘made: available to

Pnor to: occupatron of the building; ar occupation; te must: be obtamed -
Prior to the issue of the: occupanon cerkaflcate the mandatory mspechons
o must bhe: carr(ed out. 5 I :

71. In addition to the above. staied Iﬂspf*CﬂOhS Counc;l oran. accredlted certifier is
required 1o ensure that: adequate ‘provisions. ade for'the “following
measures’ atieach’; stage of: canstruction, to "comp!xance with ihe
approval -and: Counci Developmeni Conim P

. Act:vstues" 4 3
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ITEM 3 (continued) ATTACHMENT 5

AT

730 The dc&ors.td_ the sanitary compartments must be open outwards, slide or be
. -readily ‘removable frona_.f't_h‘ve;oulsid_e"of;thea-conﬁp;aﬂment;un’[ess_..ihere is clear
-spaceof al least 1:2m between: the closest:pan. and:the. nearest part of the

doorway (3.8.3.3 of the Building Code of Australia). -~ -

74. All excavated material must be removed

st b from' the site, No.fill is 1o be placed
above the naturaI._grdundf{év{el:-;:-'--',- ; L R

.75, Perimeter of/..slab_'s;tofbe:prﬁ
- brickwork from the natural,

78. The wall sep g
SR 0/B0/60 e ending:to the

ncipal Cerifying
ve been.implemerited in

* 805 Prior Ao +the tissbe ©
o fj.Authority is:fo:ensure th
e accordance with the' BASEX i

“81. A certificate froma, suitably qualif
- CertifyingAuthority (and Cau

" Termite ‘Protettion has beeh provi
Building Code of Australia and th
36601, CREREIMREES

ol
of the

_ cal ; ibmitted to the' Principal
.. Certifying - Authority  tand.Council, “if - Cotingil-is. not. the PCAY that Fire and
- Smoke Alarms have been provided. in accordance with: Part 3.7.2 "of the
- Building Code. Location details :are-to-be submitted and approved by Coiricil
- oranaccredited:certifisr prior to the'relgase of

83, A certificate from a suitably qualified person isito e su

release of an Occupatios 18
of compliarice with Condition
. cerfifier is o .be obta v
“consultant, S

84 Al ‘I_a_ndis,_cépingv m‘usti be qqf’n'

the Construction Certificate .~
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85. Energy.Australia’s Local: Customer Serwce thce must be oontacted to obtain
documentary-gvidence that Energy: Australia has been consulted iand that their
requirements have been-met: .

Energy Australia
Building No. 2 Bridge Road (near Sherbmo;( Road) Hornsby
Telephone: 9477:8201. .
" -Facsimile: 1 9477-8295 . :
Postal Address ‘GPO Box 4009 Sydney NSW 2001
Website Address W e

This mformanon is'to be submltted fo Councul pnor to the release of the
Occupatlon Cemfxcate

‘Disused Gutter Crossmg All dlsused gutter and footpath crossmgs shall be
-removed and the kerb and: foetpath reinstated:to the satisfactlon of Counc:

CA] then: the appropnat inspectio "Ceunéilg)
and: submltted to the PCA: i : : :
- Confirming -hat-all. vehicular. footway - and guttor {layback)  crossings. are
- constructed:in accordance with the: construction plansréquirements and Ryde

- City; Councll‘s Enwronmenta! Standards Deveiopment‘Cntena 1999..

sl mltted to the

Attachment 5 - Statement of Environmental Effects



@ City of Ryde

Lifestyle and opportunity
@ your doorstep

Planning and Environment Committee Attachments Page 55

ITEM 4 (continued) ATTACHMENT 5

ROBERT A. MOORE PTY LTD

Architects and Conservation Consultants

25 Cobar Street, Willoughby, NSW 2068, Australia
Tel : 61 2 9958 7755 Fax: 61 2 9958 7955 Email : robertamoore@ozemail.com.au

Incorporated in New South Wales -~ ACN 003 546 423 ABN 27 003 546 423
Nominated Architect Robert Allan Moore Reg.No.4478

21% December 2011

Mr. & Ms. M. Grodzicky
60 Pellisier Road
PUTNEY NSW 2112

Dear Mr. & Mrs. Grodzicky
Re: 64 Pellisier Road Putney — proposed alterations and additions

Further to my attendance at your home, thank you for inviting me to comment on the proposed
development at No. 64 adjacent to your property. I understand this letter may be submitted to
Council in support of your objections to the proposal, the grounds for which would seem on
reflection, to appropriately include heritage as well as amenity concerns.

As you would recall, in the context of the Land & Environment Court hearing in relation to your
property some years ago, in which I acted as a Court-appointed heritage expert witness, I was
required to confirm the heritage status and significance of your home. There was little difficulty
with this, for the local heritage interest and significance of the property are quite readily
appreciable. The house, Hazelville, is not only aesthetically appealing - it has significant historic
associations with the area and prominent individuals (Michael J. Connington ML.A), and was “a
focal point for the social life of the people of Putney during the early part of the 20" Century”
(Council’s heritage listing).

Most importantly, the house bears witness to the early development of the locality in which the
relationship with the adjoining limb of Sydney Harbour, Morrison Bay, was of immense practical
and symbolic importance. The Harbour was still a principal means of transport to and from the
cities of Sydney and Parramatta, and the views to the city afforded connection and no doubt
comfort from what was then a “remote” locality. The visual connections of the house to the water,
and the views to and from the house in its larger setting are still of heritage significance
notwithstanding the intense subdivision that has occurred around it. If anything this lends an added
importance to the maintenance of what is left.

From my examination of the plans for the proposed works and appreciation of the relative location
to your home and in particular, the rear verandah at main living level, there could be no doubt that
the proposed new top level for the dwelling, providing a master bedroom with en-suite, would form
a major intrusion and blockage for the views you and your house enjoy at present. It is not difficult
to appreciate this from the drawings, photomontages and aerial photos of the locality. The
important remnant view from your verandah — where it would be appreciated by most visitors to the
home — to the Bay and views of the house from the water and across the Bay, will be eclipsed.

This will diminish the heritage significance of your home, in my opinion, which is contrary to the
aims and objectives of Ryde Council’s planning controls. A2

2.

Attachment 5 — Heritage Assessment of 60 Pellisier Road



@ City of Ryde
Lifestyle and opportunity
@ your doorstep

Planning and Environment Committee Attachments Page 56

ITEM 4 (continued)

ATTACHMENT 5

Amongst the Planning Principles which have been established by the Land & Environment Court
through the hearing of cases on repeat issues such as view loss, the then Senior Commissioner of
the Court established a principle in Tenacity Consulting vs Warringah Council 2003 relating to the
evaluation and sharing of views. He proposed a four step process of assessment —

. firstly, the assessment of the view involved —is it iconic (of a major landmark or site)? Is it
a water view, generally thought more valuable than landviews? A whole or partial view?

. secondly, from where is the view appreciated?

. thirdly, what is the extent of view loss promised ? Could it be described as negligible,
minor, moderate, severe or devasting?

* fourthly, what is the reasonableness of the proposal causing the impact? Could it be avoided

by a different design? Does it comply with all planning controls?

In response to these points :

- The view that will be curtailed by the development is a valuable water view, not only in its
sense as an asset to “Hazelville” but as an historically valuable view, and one which
contributes to the amenity of the property.

- The view is appreciated from the family living areas of the house, and from the rear
verandah. It is readily accessible and contributory to the sense of being in “Hazelville”.

- The view loss would have to be regarded as severe to devastating in its impact upon your
home, in my opinion, as it is a critical asset and heritage dimension.

- The reasonableness of the proposal is very low. The proposed rooftop addition will not only
conflict with the heritage controls established to protect houses such as “Hazelville”, but
will also impact the amenity of the houses to the rear and opposing sides of No.60. It has a
multifold unreasonableness.

The existing dwelling at No.64 is not an architecturally distinguished design, in my opinion, and
the proposal of improvements to the house could be expected, given its privileged site. However, it
is not impossible to conceive that the existing house might well be replaced in future, by a new
more carefully designed dwelling, and the height, scale and character that such a house might
assume will be influenced by what happens in proposals for sequential, incremental change to the
present home like the current scheme. It would be a catastrophe if the proposed additional level that
promises such an adverse impact for “Hazelville” were to be seen - by virtue of an approval now —
as licensing a future house of even greater bulk and impact on its setting.

The proposed additional structure is shown as having an extensive outdoor deck area, far greater
than commensurate with a master bedroom. Highlight windows will face towards “Heazelville”
allowing the spill of light at night. These characteristics do not auger well for the privacy of your
rear garden and verandah, apart from the sheer bulk and intrusion of the form.

In my opinion, you should request that Councillors attend the site before considering the
application, and their interpretation of the proposal should be assisted by height poles showing the
scale and bulk that the rooftop level will have. Height poles might also be erected to show the
effect that the proposed cabana structure will have, because there may be impacts on view to the
water from this structure, though not from your living area.

In summary, it is my opinion that the heritage value of your home will be adversely affected by the

proposal, and that the amenity of the home will also be affected by view loss and the increased

intrusive bulk and scale of the proposed new top level to No. 64 in particular. If I can assist further
A3
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in clarification of my views or understanding of the context, please contact me.

Yours faithfully
Robert A Moore Pty. Ltd.

‘%@Wm@g@_
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