Warringah Council

RESIDENTIAL DEVELOPMENT - DEVELOPMENT APPLICATION ASSESSMENT REPORT

DA No. DA2009/1471
Assessment Officer: Cynthia Chan
Property Address: Lot CP, SP 4129. No.48A Queenscliff Road, Queenscliff

Proposal Description: Alterations and additions to an existing residential flat building,
comprising a new storeroom and tiling on the ground floor and basement level

Plan Reference: 07.1193 prepared by Architectural Projects

Proposal in details:

This application seeks consent for alterations and additions to an existing residential flat building in the
following manner:

e New tiling of the existing ground floor carpark area

e Enclose an existing undercroft area (1.446 x 10.502 metres) for use of a storage on the
basement carport level

Report Section Applicable Complete & Attached
Section 1 — Code Assessment
v
v Yesl_ No v Yesl_ No
Section 2 — Issues Assessment
] W
i Yesl_ No i Yesl_ No
Section 3 — Site Inspection Analysis 7 7
i Yesl_ No i Yesl_ No
Section 4 — Application Determination v |— v |—
Yes No Yes No
Estimated Cost of Works: $ 25,000
Are S94A Contributions Applicable? NO
Notification Required? Period of Public Exhibition?
v v
v Yes 2 No v 14 days a 21 days 2 30 days 2 N/A
Submissions Received? No. of Submissions: 1
v
v Yes = No

. [ v
Are any trees impacted upon by the proposed development? Yes No

SECTION 1 — CODE ASSESSMENT REPORT

DRAFT ENVIRONMENTAL PLANNING INSTRUMENTS:
Draft Warringah Local Environmental Plan 2009 (Draft WLEP 2009)

Definition: Residential Flat Building

Land Use Zone: R2 Low Density Residential

Permissible or Prohibited: Prohibited (development not specified as permissible with or without
consent)

The Clause provides the objectives of the zone 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 harmonious with the natural environment of Warringah.
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The proposal is consistent with the objectives of the zone for the following reasons:

» The proposed alterations and additions to an existing residential flat building, including pavings
and undercroft enclosure is minor in scale that will maintain the existing land use at the site, and
will not substantially detract from the existing low density residential environment.

» The proposed works for carparking and storage will meet the day to day needs of residents.

* The proposed works within the existing building footprint does not involve tree removals and will
not have a substantial impact on the existing landscaped settings or the natural environment.

Principal Development Standards:

The proposed alterations and additions works are centrally located at the site within the existing building
footprint away from the site boundaries on the existing basement and ground floor. Therefore, principal
development standards, including subdivision and building height, are not relevant in this case.

In summary, the proposed development is consistent with the aims and objectives of the Draft WLEP
2009.

ENVIRONMENTAL PLANNING INSTRUMENTS

WLEP 2000

Locality: G8 Queenscliff

Development Definition: Housing

Category of Development: Category 1- Housing
Desired Future Character:

The Queenscliff locality will remain characterised by a mix of detached style housing and
apartment style housing in landscaped settings interspersed by complementary and compatible
uses. The development of new apartment style housing will be restricted to the medium density
areas shown on the map.

The quality of existing development in the Queenscliff locality is inconsistent and suffers as a
result of poorly designed buildings which failed to respond to the prominence and natural
qualities of this coastal headland and its relationship to the surrounding public spaces including
nearby beaches and the parklands surrounding Manly Lagoon. Future development will be of an
improved standard of design that addresses public streets and spaces, integrates with the
landscape and topography, including rock outcrops and remnant bushland, and complements
long distance views of the locality. Unless exemptions are made to the housing density standard
in this locality statement, any subdivision of land is to be consistent with the predominant pattern,
size and configuration of existing allotments in the locality.

The opportunities for further development in Queenscliff will be limited.

The land bound by Queenscliff Road, Pittwater Road and the public accessway which links
Queenscliff Road, may be developed for apartment style housing. Development on this land will
be designed to minimise view loss from residences to the north and will maintain a view corridor
through the site to Manly Lagoon. Development will present as two storeys when viewed from the
section of Queenscliff Road shown in Diagram 8.1 available from the office of the Council, with
any storey above being set back and providing the absolute height for the site. The bulk of the
buildings will be reduced through stepping the building down the site and avoiding long
continuous top floors. It is intended that vehicle access to Queenscliff Road will be shared with
166 Queenscliff Road and 366 Pittwater Road.

The locality will continue to be served by the existing local retail centre shown on the map. Future
development in this centre will be in accordance with the general principles of development
control provided in clause 39.

Pursuant to Clause 14A of the WLEP 2000:

e The existing residential flat building is an existing Category 1 development.

e The modification is of minor environmental impact, does not to any significant extent alter the
bulk, size of scale of any existing building or land use, and is confined to the current lot.

e Accordingly, the consent authority may consent to the carrying out of the proposed alterations
and additions works to the existing Category 1 development
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Built Form Controls:

The proposed alterations and additions works are centrally located at the site within the existing building
footprint away from the site boundaries on the existing basement and ground floor. Therefore, the built
form controls for the locality, including housing density, building height, building setbacks, side boundary

envelope and landscaped open space, are not relevant in this case.

General Principles of Development Control:

CL38 Glare & reflections Complies:
Applicable: |—
Yes Yes , subject to condition No
[ [
Yes No
CL39 Local retail centres Complies:
Applicable: |—
Yes Yes , subject to condition No
[ v
Yes No
CL40 Housing for Older People and People Complies:
with Disabilities B
Applicable: Yes Yes , subject to conditon  No
[ [
Yes No
CL41 Brothels Complies:
Applicable: |—
Yes Yes , subject to condition No
[ v
Yes No
CL42 Construction Sites Complies:
Applicable: —
Yes Yes , subject to condition No
v [
Yes No
CL43 Noise Complies:
Applicable: |—
Yes Yes , subject to condition No
[ [
Yes No
CL44 Pollutants Complies:
Applicable: |—
Yes Yes , subject to condition No
[ v
Yes No
CL45 Hazardous Uses Complies:
Applicable: |—
Yes Yes , subject to condition No
B ~
Yes No
CL46 Radiation Emission Levels Complies:
Applicable: |—
Yes Yes , subject to condition No
[ v
Yes No
CLA47 Flood Affected Land Complies:
Applicable: —
Yes Yes , subject to condition No
[ v

Yes No
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CL48 Potentially Contaminated Land
Applicable:

Complies:

Based on the previous land uses if the site likely
to be contaminated?

[ [
Yes No |— v
Yes No
Is the site suitable for the proposed land use?
v
v Yes = No
CL49 Remediation of Contaminated Land Complies:
Applicable: — — —
Yes Yes , subject to condition No
[ v
Yes No
CL49a Acid Sulfate Soils Complies:
Applicable: |— —
Yes Yes , subject to condition No
[ [
Yes No
CL50 Safety & Security Complies:
Applicable: v
Yes
v [ )
Yes No The proposed works at the battleaxe allotment will

not affect the existing outlook to Queenscliff Road. It
is centrally located at the site within the existing
building footprint and substantially elevated from the
adjoining public open space. It will maintain the
existing safety and security, and is consistent with
the requirement of this Clause.

CL51 Front Fences and Walls
Applicable:

")
- Yes v No

Complies:

=

[ , I
Yes Yes , subject to condition No

CL52 Development Near Parks, Bushland
Reserves & other public Open Spaces
Applicable:

")
v Yes - No

Complies:

[

Yes
The site adjoins Manly Lagoon which is a public
open space.

The existing building is substantially elevated from
Manly Lagoon and the proposed works are centrally
located at the site within the existing building
footprint. The proposal will not affect the existing
frontage, public access, outlook, visual transition or
views to Manly Lagoon. It will not affect the
landscape character, public use and enjoyment of
Manly Lagoon, and is consistent with the
requirement of this Clause.

CL53 Signs
Applicable:

W
2 Yes v No

Complies:

=

Yes Yes , subject to condition No

CL54 Provision and Location of Utility
Services

Applicable:

")
- Yes v No

Complies:

=

-
Yes Yes , subject to condition No
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CL55 Site Consolidation in ‘Medium Density
Applicable:

W
I Yes Z No

Complies:

=

[ , I
Yes Yes , subject to condition No

CL56 Retaining Unique Environmental
Features on Site

Applicable:

W
v Yes 2 No

Complies:

i Yes

The site is identified within a wildlife corridor on the
WLEP 2000 maps. Council’s Natural Environment
Unit has reviewed the proposal and advised that it is
unlikely to have any adverse impact on the wildlife
corridor. Accordingly, the proposal will not have a
substantial impact on the surrounding unique
environment and is consistent with the requirement
of this Clause.

CL57 Development on Sloping Land
Applicable:

W
v Yes 2 No

Complies:

W
Yes, subject to conditions
The site has a natural fall towards the south.

e The proposed alterations and additions on the
existing ground and basement level of the
development will not substantially contribute to
the existing height and bulk at the site.

e The proposed excavation accommodating a
storage is consistent with the SEPP 65
requirement applicable on the more recently
constructed residential flat buildings, and is not
unreasonable to meet the need of residents.

e The site is identified as landslip prone on the
WLEP 2000 maps. Despite of being a minor
excavation of an existing undercroft space, a
condition is included requiring a statement/ report
prepared by a suitably qualified engineer to
ensure that the proposal will not have a
detrimental impact on the geotechnical stability of
the land to support such development.

In summary, subject to condition, the proposal is
consistent with the requirement of this Clause.

CL58 Protection of Existing Flora Complies:
Applicable: |— — —
Yes Yes , subject to condition No
[ v
Yes No
CL59 Koala Habitat Protection Complies:
Applicable: »
Yes Yes , subject to condition No
[ v
Yes No

CL60 Watercourses & Aquatic Habitats
Applicable:

")
v Yes - No

Complies:

v . .
Yes, subject to conditions.
The site is identified within a coastal zone.

e The proposal for a storage and carparking for an
existing residential flat building at the site is
unlikely to have an adverse impact on the
adjacent watercourses and aquatic habitat.

e Council’'s Natural Environment Unit has reviewed
the proposal and advised that it is unlikely to have
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any adverse impacts on fish, marine vegetation
and their habitats.

o Conditions requiring compliance with relevant
standards and regulations are included to ensure
construction works for the proposal will not result
in runoff to the adjacent watercourses and aquatic
habitat.

In summary, subject to condition, the proposal is

consistent with the requirement of this Clause.

CL61 Views Complies:
Applicable: v
Yes
v [ -

Yes No The proposal on the existing ground and basement
level does not exceed the existing building height or
substantially contribute to the existing building bulk
at the site. It will not affect the existing sharing of
view and is consistent with the requirement of this
Clause.

CL62 Access to sunlight Complies:
Applicable: v
Yes
v [ . -

Yes No The proposal does not exceed the existing building
height or substantially contribute to the existing
building bulk at the site. It will not affect the existing
sharing of sunlight access to the surrounding
properties and is consistent with the requirement of
this Clause.

CL63 Landscaped Open Space Complies:
Applicable: —
Yes Yes , subject to condition No
[ v
Yes No
CL63A Rear Building Setback Complies:
Applicable: — B B
Yes Yes , subject to condition No
[ v
Yes No
CL64 Private open space Complies:
Applicable: |—
Yes Yes , subject to condition No
[ v
Yes No
CL65 Privacy Complies:
Applicable: |— —
Yes Yes , subject to condition No
[ v
Yes No
CL66 Building bulk Complies:
Applicable: ™ B B
Yes Yes , subject to condition No
v [
Yes No
CL67 Roofs Complies:
Applicable: —
Yes Yes , subject to condition No
[ v
Yes No




Warringah Council

CL68 Conservation of Energy and Water Complies:
Applicable: |— |— —
Yes Yes , subject to condition No
[ v
Yes No
CL69 Accessibility — Public and Semi-Public | Complies:
Buildings |—
Applicable: Yes Yes , subject to condition No
[ v
Yes No
CL70 Site facilities Complies:
Applicable: |—
Yes Yes , subject to condition No
[ v
Yes No

CL71 Parking facilities (visual impact)
Applicable:

W
v Yes 2 No

Complies:

Yes, existing substantially maintained

CL72 Traffic access & safety
Applicable:

")
v Yes - No

Complies:

Yes, existing substantially maintained

CL73 On-site Loading and Unloading
Applicable:

W
2 Yes v No

Complies:

[ [

B
Yes Yes , subject to condition No

CL74 Provision of Carparking
Applicable:

")
- Yes v No

Complies:

[ [

-
Yes Yes , subject to condition No

CL75 Design of Carparking Areas
Applicable:

")
- Yes v No

Complies:

[ [

Yes Yes , subject to condition No

CL76 Management of Stormwater Complies:
Applicable: » »
Yes Yes , subject to condition No
[ v
Yes No
CL77 Landfill Complies:
Applicable: |— — —
Yes Yes , subject to condition No
[ v
Yes No

CL78 Erosion & Sedimentation Complies:
Applicable: » " o
Yes Yes , subject to condition No
v [
Yes No
CL79 Heritage Control Complies:
Applicable: |— |— —
Yes Yes , subject to condition No
[ v

Yes No
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CL80 Notice to Metropolitan Aboriginal Land | Complies:
Council and the National Parks and Wildlife

Service = Yes = Yes , subject to condition = No
Applicable:
B ~
Yes No
CL81 Notice to Heritage Council Repealed

CL82 Development in the Vicinity of Heritage | Complies:

It
ems -, | o
Applicable: Yes Yes , subject to condition  No
W
2 Yes v No
CL83 Development of Known or Potential Complies:
Arch.aeological Sites - - . o
Applicable: Yes Yes , subject to condition ~ No
[ [
Yes No
Schedules:
Schedule 8 Site analysis Complies:
Applicable: v
v Yes I Yes , subject to condition o No
[ [
Yes No

SEPP Basix: Applicable?

W
v Yes 2 No

This SEPP is not applicable on alterations and additions to residential flat buildings. No further
consideration of this SEPP is required.

SEPP Infrastructure: Applicable?

W
v Yes 2 No

This application does not require referral to the electricity supply authority, as the proposal does not
comprise the following:

e the penetration of ground within 2m of an underground electricity power line or an electricity
distribution pole or within 10m of any part of an electricity tower,

e within or immediately adjacent to an easement for electricity purposes (whether or not the
electricity infrastructure exists), or immediately adjacent to an electricity substation, or within
5m of an exposed overhead electricity power line,

e installation of a swimming pool any part of which is: within 30m of a structure supporting an
overhead electricity transmission line, measured horizontally from the top of the pool to the
bottom of the structure at ground level, or within 5m of an overhead electricity power line,
measured vertically upwards from the top of the pool,

e development involving or requiring the placement of power lines underground.

SEPP No.55: Applicable?

W
v Yes 2 No

The site has been used for residential purposes since being developed for residential flat building and
there is no indication of land contamination. Also, the proposal is consistent with the existing land use of
the site. Therefore, no further consideration of this SEPP is required.
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SEPP No.71: Applicable?

W
v Yes 2 No

Council’s Natural Environment Unit has reviewed the proposal and carried out an assessment against
the matters for consideration provided in SEPP 71- Coastal Protection. The Unit finds that the proposal

is consistent with the SEPP.

EPA Regulation Considerations:

Clause 54 & 109 (Stop the Clock)
Applicable:
W
Z Yes = No
Clause 93 & 94 (Fire Safety) Addressed via condition?
Applicable: v r
v - Yes
Yes No
Clause 98 (BCA) Addressed via condition?
Applicable: v r
v - Yes
Yes No
REFERRALS
Referral Body/Officer Response
Natural Environment v
Satisfactory
Building Compliance v
Satisfactory
v -
Applicable Legislation/ EPI’s /Policies: SEPP No. 55 — Remediation of Land
]
o EPA Act 1979 2 SEPP No. 71 — Coastal Protection
v
v
¥ epA Regulations 2000 WLEP 2000
v
]
Local Government Act 1993 WDCP

SECTION 79C EPA ACT 1979

Section 79C (1) (a)(i) — Have you considered all relevant
provisions of any relevant environmental planning
instrument?

No

Section 79C (1) (a)(ii) — Have you considered all relevant
provisions of any provisions of any draft environmental
planning instrument

No

Section 79C (1) (a)(iii) — Have you considered all relevant
provisions of any provisions of any development control
plan

No

Section 79C (1) (a)(iiia) - Have you considered all relevant
provisions of any Planning Agreement or Draft Planning
Agreement

No  N/A

Section 79C (1) (a)(iv) - Have you considered all relevant
provisions of any Regulations?

No
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Section 79C (1) (b) — Are the likely impacts of the

development, including environmental impacts on the v Yes No
natural and built environment and social and economic
impacts in the locality acceptable?
Section 79C (1) (c) — It the site suitable for the
development? o Yes ' No
Section 79C (1) (d) — Have you considered any
submissions made in accordance with the EPA Act or EPA | ¥ Yes ' No
Regs?
Section 79C (1) (e) — Is the proposal in the public interest? v

Yes No
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SECTION 2 - ISSUES

PUBLIC EXHIBTION

This application was notified by letter dated 10 November 2009 in accordance with the EPA Regulation
2000 and the Warringah Development Control Plan. One submission has been received in response to
the notification from the following:

Name Address

Merlyleen Toohey 9/1A, Greycliffe St, Queenscliff

The submission has raised the following concerns and each is addressed below:

1. The notification letter includes no date on the letterhead, no date of when the DA was
lodged, nor date of deadline for submissions.

Comment

The matter has been referred to Council’'s Customer Service for consideration. It does not
affect the determination of this application.

2. Several major works at recent times at the subject site have had unsatisfactory impact
on the adjoining 9/1A, Greycliffe Street. Duty of care should be given to the neighbours.

Comment

Standard conditions addressing pollutions emitted during construction phrase, and compliance
with relevant regulations including the Building Code of Australia, have been included in the
consent. The conditions adequately address the concern.



Site area: Approximately 1110 sgm

Detail existing onsite structures:

W
o Residential flat building

Bushfire Prone?
W

™ Yes M No

Flood Prone?
W

. Yes o No

Affected by Acid Sulfate Soils
W

. Yes o No

Located within 40m of any natural
watercourse?

o Yes r No

Located within 1km landward of the open
coast watermark or within 1km of any bay
estuaries, coastal lake, lagoon, island, tidal
waterway within the area mapped within the
NSW Coastal Policy?

W
b Yesr No

Site Features:

v

None
Potential View Loss as a result of development

W
I_ Yes I_ No

Located within 100m of the mean high
watermark?

")
™ Yesr No

Located within an area identified as a Wave
Impact Zone?

W
™ Yesl_ No

Any items of heritage significance located
upon it?

v
& Yes 2 No
Located within the vicinity of any items of
heritage significance?

v
& Yes 2 No

Located within an area identified as
potential land slip?

W
g Yesl_ No
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Is the development Integrated?

W
I Yes v No

Does the development require
concurrence?

")
I Yes v No

Is the site owned or is the DA made by the
“Crown”?

")
I Yes v No

Have you reviewed the DP and s88B
instrument?

W
v Yes 2 No

Does the proposal impact upon any
easements / Rights of Way?

")
I Yes v No
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Site Inspection / Desktop Assessment Undertaken by:

Does the site inspection <Section 3> v r
confirm the assessment undertaken Yes No
against the relevant EPI’'s <Section’s
1&2>?

Are there any additional matters that r v
have arisen from your site Yes No
inspection that would require any
additional assessment to be

undertaken? If yes provide detail:

Signed Date

Cynthia Chan, Development Assessment Officer
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SECTION 4 — APPLICATION DETERMINATION

Conclusion:
The site has been inspected and the application assessed having regard to the provisions of Section
79C of the Environmental Planning and Assessment Act, 1979, the provisions relevant Environmental
Planning Instruments including SEPP 71- Coastal Protection, Warringah Local Environment Plan 2000,
Draft Warringah Local Environmental Plan 2009 and the relevant codes and policies of Council. The
proposed development is considered to be:
w

Satisfactory

Unsatisfactory

Recommendation:

That Council as the consent authority

w
v GRANT DEVELOPMENT CONSENT to the development application subject to:
(a) the conditions detailed within the associated notice of determination; and
(b) the consent lapsing within three (3) from operation
= GRANT DEFERRED COMMENCEMENT CONSENT to the development application subject
to:
(a) the conditions detailed within the associated notice of determination;
(b) limit the deferred commencement condition time frame to 3 years;
(c) one the deferred commencement matter have been satisfactorily addressed issue an
operational consent subject to the time frames detailed within part (d); and
(d) the consent lapsing within three (3) from operation
-

REFUSE development consent to the development application subject to:

(a) the reasons detailed within the associated notice of determination.

“I am aware of Warringah’s Code of Conduct and, in signing this report, declare that | do not have a
Conflict of Interest”

Signed Date

Cynthia Chan, Development Assessment Officer

The application is determined under the delegated authority of:

Signed Date

Steven Findlay, Team Leader Development Assessment



