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29t September 2020

The General Manager
Northern Beaches Council
Warringah Civic Centre,
725 Pittwater Road

DEE WHY NSW 2099

Dear Sir,

Re: 25 KILLARNEY DRIVE, KILLARNEY HEIGHTS
DA SUBMISSION

We lodge this proposal on behalf of the registered proprietors for planning assessment and
approval by Northern Beaches Council. This development application submission consists of the
following documents:-

a) Development drawings GA.01B, GA.02A, GA.03A & GA.04A

b) Survey Plan — drawing no. 28812A01, Issue B prepared by Degotardi, Smith & Partners
- Consulting Surveyors

c) A4 Notification Plans

d) Statement of Environmental Effects prepared by Leung Architects

e) Arboricultural Impact Assessment Report, by Jacksons Nature Works

f) Geotechnical Risk Assessment by Crozier Geotechnical Consultants

g) Landscaped Open Space Area Calculation Plans

h) Builder's Quotation

i) Waste Management Plan (SWMMP)

j) BASIX Certificate A389105 by BASIX Certificate Centre

k) Stormwater Design Certificate by C.K. Engineering Services

[) Schedule of Colours & Materials by Leung Architects

m) DA Checklist, Owner’s Consent Form & Declarations Form

Should there be any queries or additional information required, please do not hesitate to contact
the undersigned.

o

Yours faithfully,
Leung Architects
Jeffrey Leung

Director
JKC Leung Design & Construction Pty Ltd =T/A Director
Leung Architects Jeffrey J Leung BSc.Arch B.Arch
ABN 67 001 790 512 Nominated Architect 6196
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1.1 INTRODUCTION

This document has been prepared as a component of a development
application proposing the alterations and additions to the existing
dwelling house located on the subject allotment.

Specifically the application proposes a new ground floor extension to
the front of the dwelling, a minor roof extension, replacement of existing
metal roof sheeting to the front of the dwelling.

In preparation of this document consideration has been given to the
following:

e The Environmental Planning and Assessment Act, 1979 as
amended (“The Act”).

e The Environmental Planning and Assessment Regulation (“The
Regulation”).

e Warringah Local Environmental Plan 2011 (“The LEP”).
e Warringah Development Control Plan 2011 (“The DCP”).

Architectural drawings including floor plans, sections and elevations
have been prepared in relation to the development proposed. The
application is also accompanied by a survey and a site analysis plan.

The proposed works are permissible and compliant with the built form
controls applicable to this form of development on this particular site
having regard to the setbacks established by the existing dwelling. The
proposal will not give rise to any streetscape or residential amenity
consequences.

The proposal succeeds when assessed against the Heads of
Consideration pursuant to s79C of the Environmental Planning and
Assessment Act, 1979 as amended. It is considered that the application,
the subject of this document, succeeds on merit and is appropriate for
the granting of consent.

Statement of Environmental Effects — 25 Killarney Drive, Killarney Heights
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2.0 SITE DESCRIPTION AND LOCATION

The site known as Lot 14, DP758566, No.25 Killarney Drive, in
Killarney Heights is rectangular in shape. The site has a frontage of
18.29m and a depth of 44.9m, and a site area of 821.3 square metres.
The site is identified as Area B on the Warringah Landslip Risk
Map. The site is zoned under R2 Low Density Residential of the
Warringah LEP2011.

Figure 1: Aerial Location Map

Source: Google Maps

The subject property is occupied by a 1 & 2 storey brick residence with
a flat metal roof & a skillion upper roof. The modest dwelling has been
set back 9.1m from the front boundary.

The property to the South is occupied by a 1 & 2 storey brick
residence with a tiled roof. The property to the North is occupied by a
1 & 2 storey brick residence with tiled, gabled roof.

Statement of Environmental Effects — 25 Killarney Drive, Killarney Heights
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3.0 DEVELOPMENT PROPOSAL

The scope of works is depicted on plans GA01B, GA02A, GAO3A &
GAO4A a reduced copy of which is attached and marked
ANNEXURE 1.

Ground Floor

The application proposes a new ground floor bedroom extension to the
front & north side of the dwelling. A minor roof & eaves extension and a
re-roof of the eastern flat roof as shown.

There will also be a partial demolition of the existing brick veneers walls
to the front portion of the house subject to the new ground floor
extension.

The proposed works do not require the removal of any trees or
landscape features. There will be a minor reduction of landscaped area
from the footprint of the new extension. All stormwater from the
proposed addition will be connected to council's kerb & gutter
stormwater system via gravity fed drainage to the street.

4.0 STATUTORY PLANNING ASSESSMENT
41 General

The following section of the report will assess the proposed
development having regard to the statutory planning framework
and matters for consideration pursuant to Section 79C of the
Environmental Planning & Assessment Act, 1979 as amended.
Those matters which are required to be addressed are outlined,
and any steps to mitigate any potential adverse environmental
impacts are discussed below.

4.2 Warringah Local Environmental Plan 2011
4.21 Zone and Zone Objectives
The subject property is zoned R2 Low Density Residential
pursuant to the provisions of the Warringah Local

Environmental Plan 2011 (WLEP). Dwelling houses are
permissible in the zone with consent.

Statement of Environmental Effects — 25 Killarney Drive, Killarney Heights
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The stated zone objectives are as follows:

» To provide for the housing needs of the community
within a low density residential environment

= To enable other land uses that provide facilities or
services to meet the day to day needs of residents.

» To ensure that low density residential environments
are characterised by landscaped settings that are in
harmony with the natural environment of Warringah.

This report demonstrates that the development is
permissible and not antipathetic to the zone objectives.

4.2.2 Height of Buildings

Pursuant to clause 4.3 WLEP the height of any building on
the land shall not exceed 8.5 metres above existing ground
level. The stated objectives of this clause are as follows:

(a) to ensure that buildings are compatible with the
height and scale of surrounding and nearby
development,

(b) to minimise visual impact, disruption of views, loss
of privacy and loss of solar access,

(c) to minimise any adverse impact of development on
the scenic quality of Warringah’s coastal and bush
environments,

(d) to manage the visual impact of development when
viewed from public places such as parks and
reserves, roads and community facilities.

The existing dwelling has a maximum height of 7m. The
proposed front extension has a maximum height of 4.5
metres. The height and scale of the development will be
entirely commensurate with that established by adjoining
development and development generally within the sites
visual catchment with no adverse residential amenity
impacts in terms of view loss, visual bulk or overshadowing.

Accordingly, council can be satisfied that the development
complies with the 8.5 metre control and its underlying
objectives.

Statement of Environmental Effects — 25 Killarney Drive, Killarney Heights
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4.3

Warringah Development Control Plan

The following built form controls apply to the subject
development.

4.3.1 Wall Height
Pursuant to these provisions walls are not to exceed 7.2

metres from ground level (existing) to the underside of the
ceiling on the uppermost floor of the building (excluding
habitable areas wholly located within a roof space). The
existing one & two storey dwelling is well under the DCP
maximum wall height. — Refer 4.4. Compliance Table.

4.3.2 Number of Storeys
The existing dwelling presents as a 1 & 2 storey house.
This proposal does not propose any additional storeys.

4.3.3 Side Boundary Envelope

Pursuant to these provisions buildings must be sited within
a building envelope determined by projecting planes at 45
degrees from a height above ground level (existing) at the
side boundaries of 4 metres.

The existing dwelling is compliant with the 45 degree plane
and side boundary envelope. The proposed front & north-
side ground floor extension also sits well under this side
boundary envelope.

4.3.4 Side Boundary Setbacks

Pursuant to these provisions the development maintains a
900mm minimum setback from side boundaries. Side
boundary setback areas are to be landscaped and free of
any above or below ground structures, car parking or site
facilities other than driveways and fences. Consent may be
granted to allow a single storey outbuilding, carport,
pergola or the like that to a minor extent does not comply
with the requirements of this clause.

The proposed work at 1.5m lies well within the side
boundary setback requirement of 900mm.

Statement of Environmental Effects — 25 Killarney Drive, Killarney Heights
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4.3.5 Front Boundary Setbacks

In accordance with this control a minimum front setback of
6.5 metres applies. The existing dwelling is set back 9.1m
from the front boundary. The proposed works front ground
floor extension is set back 9.07m, which lies well within the
minimum setback controls.

4.3.6 Rear Boundary Setbacks

In accordance with this control a minimum setback of 6m to
the rear boundary of the allotment applies. The proposed
works lies well behind the minimum setback controls.

4.3.7 Parking Facilities

These provisions require the provision of 2 off-street car
parking spaces located behind the front building alignment.

The subject site offers 2 existing off-street car parking
spaces.

4.3.8 Stormwater

The proposed work complies with Northern Beaches
Council guidelines & specifications for stormwater
drainage. A proposed Stormwater Plan for the new
extension works is included as part of this DA submission.
Refer to Plan GA.03B and the Design Certificate provided
by CK Engineering Services.

4.3.9 Landscaped Open Space

Pursuant to these provisions a minimum 40% landscaped
open space is to be provided.

The site currently has a landscaped area as defined of
446.47m? representing 54.36% of the site area.

The proposal provides a minor reduction in landscaped area
percentage of 50.3% (413.5m?) through the front & north-side
ground floor extension works. The proposal still sits well above
the minimum landscaped open space controls.

Statement of Environmental Effects — 25 Killarney Drive, Killarney Heights
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4.3.10 Private Open Space

The proposal maintains compliant areas of private open
space which are of a size and dimension capable of
accommodating both passive and active recreational
activities. These areas receive good levels of solar access
and amenity throughout the day.

4.3.11 Access to Sunlight

Pursuant to these provisions development is not to
unreasonably reduce sunlight to surrounding
properties. In the case of housing:

o Sunlight, to at least 50% of the principle private open
spaces, is not to be reduced to less than 2 hours
between 9am and 3pm on June 21, and

o Where overshadowing by existing structures and
fences is greater than this, sunlight is not to be further
reduced by development by more than 20%.

The proposed works will have no impact on access to
sunlight or lead to overshadowing of adjoining private open
space. An informal review of the DA plans has occurred
with Duty Planner Max Duncan and the Architect — Jeff
Leung. It was determined that no sun shadow diagrams
would be lodged with the DA due to the minimal works and
absence of any shadow cast on adjoining property. Should
Council disagree, shadow diagrams can be provided.

4.3.12 Views

The proposal retains the existing views to, from and
through the site and meets the objectives of the WDCP

4.3.13 Privacy

The proposed ground floor extension works do not present
any significant modifications which impact on adjoining
property privacy.

4.3.14 Building Bulk

The scale and massing of the existing dwelling is entirely
commensurate with that of development within Killarney
Drive and development within the sites visual catchment.

Statement of Environmental Effects — 25 Killarney Drive, Killarney Heights
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The proposed new works involving a front & side extension
sits well within the front, side and building envelope controls
of the WDCP.

4.3.15 Glare and Refection

The material for the new roof extension shall be in Colorbond
steel and will take into account glare and reflection through
the use of a colour in the medium and dark range.

4.3.16 Landslip Risk

The subject site is classified as Landslip “Area B”. A
Geotechnical Risk Assessment by Crozier Geotechnical
Consultants is submitted as part of this DA Submission.

44 Compliance Table
Site Area Control Existing Proposed Compliance
821.3sgm
Building Height 8.5m to ridge 7m (max) No change YES
7.2m to ceiling
Front Building 6.5m 10.36m 9.07m YES
Setback
Rear Building 6m 18.55m No change YES
Setback
Side Setback and 0.9m 1.18m 1.18m YES
Building Envelope 4 metres/ 45 New works
degree 1.5m
Landscaped Open 40% of Site 446.47m? 413.5m? YES
Space Area 54.36% of 50.3% of Site
Site Area Area
Car Parking 2 spaces 2 Spaces No change YES
4.5 Matters for Consideration Pursuant to Section

79C(1) of the Environmental Planning and
Assessment Act 1979 as amended

The

are

be taken

into

following matters
consideration when assessing an application pursuant
to section 79C of the Environmental Planning and
Assessment Act 1979(as amended). Guidelines (in
italic) to help identify the issues to be considered have
been prepared by the Department of Urban Affairs and
Planning. The relevant issues are:

Statement of Environmental Effects —
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4.51 The provision of any planning instrument,
draft environmental planning instrument,
development control plan or regulations.

The proposed works are permissible and compliant with
the built form controls applicable to this form of
development on this particular site.

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

Context and Setting

i) What is the relationship to the region and local
context on terms of:

) the scenic qualities and features of the landscape?

o the character and amenity of the locality and
streetscape?

. the scale, bulk, height, mass, form, character, density
and design of development in the locality?

o the previous and existing land uses and activities in
the locality?

The existing dwelling sits well below the 8.5 metre
height control. Further, the height and scale of the
development will be entirely commensurate with that
established by adjoining development and development
generally within the sites visual catchment with no adverse
residential amenity impacts in terms of views, privacy or
overshadowing.

ii) What are the potential impacts on adjacent
properties in terms of:

relationship and compatibility of adjacent land uses?
sunlight access (overshadowing)?

visual and acoustic privacy?

views and vistas?

edge conditions such as boundary treatments and
fencing?

These matters have been discussed in detail earlier in this
report. The works have been designed such that potential
impacts are minimal and within the scope of the built form

Statement of Environmental Effects — 25 Killarney Drive, Killarney Heights
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controls.

Access, transport and traffic

Would the development provide accessibility and transport
management measures for vehicles, pedestrians, bicycles
and the disabled within the development and locality, and
what impacts would occur on:

travel demand?
dependency on motor vehicles?

o traffic generation and the capacity of the local and
arterial road network?

[ J

o public transport availability and use (including freight

rail where relevant)?

conflicts within and between transport modes?
traffic management schemes?

vehicular parking spaces?

The proposal retains 2 compliant car parking spaces.
Public domain

The proposed development will have no adverse impact on
the public domain.

Utilities

Existing utility  services will  adequately service the
development.

Flora and fauna

The proposal does not require the removal of any flora or
fauna. An Aborist report by Jacksons Nature Works is
submitted as part of this DA submission.

Waste collection

Normal domestic waste collection applies to future dwelling
house development.

Natural hazards

The subject site has a classification of Landslip Risk Class B.
A Geotechnical Risk Assessment by Crozier Geotechnical
Consultants is submitted as part of this DA submission.

Economic impact in the locality

Statement of Environmental Effects — 25 Killarney Drive, Killarney Heights
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The proposal will not have any significant impact on
economic factors within the area notwithstanding that it will
generate additional employment opportunities through the
construction period of the development.

Site design and internal design

i) Is the development design sensitive to environmental
conditions and site attributes including:

size, shape and design of allotments?
the proportion of site covered by buildings?
the position of buildings?

. the size (bulk, height, mass), form, appearance and
design of buildings?

. the amount, location, design, use and management
of private and communal open space?

o landscaping?

The potential impacts are considered to be minimal and
within the scope of the built form controls.

ii) How would the development affect the health and
safety of the occupants in terms of:

lighting, ventilation and insulation?

building fire risk — prevention and suppression/
building materials and finishes?

a common wall structure and design?

access and facilities for the disabled?

likely compliance with the Building Code of Australia?

The proposed development will comply with the provisions
of the Building Code of Australia. The proposal complies
with the relevant standards pertaining to health and safety.

Construction

i) What would be the impacts of construction activities
in terms of:

o the environmental planning issues listed above?

o sSite safety?

Normal site safety measures and procedures will ensure
that no site safety or environmental impacts will arise
during construction.

4.5.2 The suitability of the site for the development.

Statement of Environmental Effects — 25 Killarney Drive, Killarney Heights
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Does the proposal fit in the locality?

o are the constraints posed by adjacent developments
prohibitive?
o would development lead to unmanageable transport

demands and are there adequate transport facilities
in the area?

o are Uutilities and services available to the site
adequate for the development?

The adjacent development does not impose any unusual or
development constraints. The site is well located with
regards to public transport and utility services. The
development will not cause excessive or unmanageable
levels of transport demand.

Are the site attributes conducive to development?

The site being of moderate grade, adequate area, and
having no special physical or engineering constraints is
suitable for the proposed development.

4.5.3 Any submissions received in accordance with
this Act or the regulations.

It is envisaged that Council will appropriately consider any
submissions received.

4.5.4 The public interest.

The proposed works are permissible and compliant with
the built form controls applicable to this form of
development on this particular site. The development
would not be contrary to the public interest.

Statement of Environmental Effects — 25 Killarney Drive, Killarney Heights
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5.0 CONCLUSION

The proposed works are permissible and compliant with the built
form controls applicable to this form of development on this
particular site having regard to the front, rear and side
setbacks established by the existing dwelling. The proposal will
not give rise to any unacceptable streetscape or residential
amenity consequences.

Having given due consideration to the matters pursuant to
Section 79C of the Environmental Planning and assessment Act,
1979 as amended, it is considered that there are no matters
which would prevent Council from granting consent to this
proposal in this instance.

Leung Architects

i

Jeffrey Leung
Director

Statement of Environmental Effects — 25 Killarney Drive, Killarney Heights



Leung architects

ANNEXURE 1

Reduced Architectural Plan



. 5.9 ON Tou B St e Lo e % 918 52 0061 x4 ]
al 1ovo = —— w T
ISV S IHLSOY 1902 NS

- 2. a4 s oS uosmans o 30 Nvivson AT
anss| oN Buweig SNOISNINIG ONV SONIMVEA O KYBAMNG $31 11 priie i
e (EFED 7 v y s BT i e

mom ORI D8 UOLEIOES 8106003 BIENS Vmpashaindpuny ——— 0 o] 0 U 08 Bk  PISICE S5UND TN RS SEUNESD

1. 99 SO APAE I\ PRB———— w8 dNOHO JONIEMY sjoayyaly Bune
S3LON rewsmcesmong [ :pusbe THoWAG00 | weynsuo) abeuay | 1eauibuzysejoen |:sesuibu3 onnespAy iokening |:se0uibu3 [eimonas uedijddy/100uyoiy

T _Ag payoaud |

SAT kg umeiq 0202 Y38W31d3S -elea

NOLLYONddY LN3WJO13A30 :ebeig

XISVE 8 NV 1d 3dVOSANY]
NV1d 4004 ‘SISATYNY 3LIS

S1H ASNHVYTIM ‘3AIHA ASNHY TN S8
JON3AISIH ONILSIX3 OL SNOLLVHILTY

S3HSINIE WVIH3LYI

o

ZoNs e s mowy L Tec Lo e ey

PR LB A W S A 176 U )

e

0D £ L o 0 B 03 0

ot -sir gt s

PR ———

]

0210 GO0 1 £ e SIS W

Bumeiq [ o———"
[ R —
ONN3TVYSIN B 443r %
RULe] i 3 T N A 13 PO AT N DD L RIBUAN R FIPNCE © IR0

o9y 10 s e e e
5 [r e

e gy s i ona

Cowi

e

suoYppY pue

LS R A SN

91edyiuLd, 1Isvea

Pafosd jo uopddsaa

SOL68EY HIBWNN ILYOLNLNID XISVE

‘SINIWLLINWOD XISva

Leung architects

A&
&
Ty —
\
[ vojvoon
. SumonToion
| Gppni assvw—
%, (aHY)
o gerloL 1Y 2
gyl <OL NI WNEL | 1 1 gm e &S/ i 1 g |l s T e T
v HON38 oo e
vaw oS ; / =
= Sz
= CRTIEETET0T o T | s owssamoiomses [ 1| D=0
—W — — 7
| ———— Wi —————
2 _——
_.NJ -~ x3801s Troms ———
IXO0LS TVINILYIN F——SNIehE e ——
SV 03HS ONLLSIG < A =) ———OMISGHeo g
FOVHOLS SIVINILVIN ,\.,ww% »Mllll!»»\ulllihﬂllﬂ\ulllm —
e |
& ————————- ! |
NOLLONHLSNOD ANV NOILITOW3A HO4 g —————
SILON INJWIDVNVIN ANV e
NOILYSIWINIW 3LSVM 3LIS e
@ e
V08 80 O = - — =
Josner s soueidwoo Buiaiuoe Aq eyensny ;0 8000 Buiping zZs P - e b e ————
2z asisy oo P —_———
gz i AR e ———— e ——— B
I8 € 3341 e ———
] S ——

S'€ved - Bupperd repm pue
v'g Ved - B
- sqers pue s6ugoos

§ ed - vogesRdald S
Bupnou (vJ8) eiessny jo 8po)
Buipang ous v Awoo 10w pom Buippng pasodasd sy
310N
S — L — _—
{  Noisongnsvg 1§ | | i
1T
3wva A8 $3S0dHNd (3NSSI|




