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7 July 2023

The Chief Executive Officer
Northern Beaches Council
Attention: Mr Alexander Keller

STATEMENT OF ENVIRONMENTAL EFFECTS - ADDENDUM
122 & 124 Queenscliff Road QUEENSCLIFF
DA2022/0646 - Amended fagcade and solar access submissions

Dear Sir,

BBF Town Planners are instructed by the applicant, to submit this additional information in
support of the subject Development Application. The information responds to matters raised in
email correspondence from Council dated 15 June 2023. The submission is accompanied and
supported by:

= Amended Architecturally rendered perspective streetscape image - copies of the 3 facades
are provided at Annexure 1.
= Further detailed shading analysis.

1 Front facade

I note the following key changes have been made to the front facade in response to Council’'s
feedback:

= The size of the glazing for the bedrooms fronting the street have been doubled (widened),
and vertical screens added to half of the glazing.

= A balustrade has been added to suggest a narrow (less than 1m deep) open style balcony.

= Brick banding has been added to the facade for further articulation.

= Glazing to the fire stair remains the same size.

= Planters and vegetation are incorporated.

We submit that these modifications strike the right balance in achieving a characteristic

residential streetscape presentation, high quality architecture, and high amenity for the future

dwelling occupants. If these are considered satisfactory, the applicant will proceed and amend
the architectural plans to reflect they modified fagade.

2 Control D6 ‘Access to Sunlight’ and 120 Queenscliff Road
21 Summary

In response to Control D6 ‘Access to Sunlight’, and 120 Queenscliff Road, we submit the
following:

120 Queenscliff will receive greater than or equal to 30m=2 of solar access (compliant) to its rear
Private Open Space at 9am, 10am and 11am on 21 June.



3 I TOWN PLANNERS

Only June and July do not comply with 30m2 at 12.00pm, which is needed to meet the
numerical control. During these two months, 120 Queenscliff Road will be non-compliant with
the numerical solar access control, for 1 hour between 11:00 AM and 12:00 PM by 33% to 53%.
A breakdown of the solar access between 9 AM and 3 PM is provided below:

= The rear yard has compliant solar access (that is, more than 30m2) between 9am and 11am
on 21 June. 2 hours. This is compliant with the ADG but not the DCP. It is noted that an
additional half an hour was gained by the amended (increased) eastern side setback on level
01 (dated 4 May 2023). This was not previously updated on the shadow diagrams. Therefore,
the shadow diagrams accompanying this submission should replace the original shadow
diagrams lodged with the DA.

= At 11:30am the rear yard will receive 20 m2 of solar access - a 10 m2 or 33% exception to
the numerical requirement.

= At 12pm the rear yard will receive 14 m2 of solar access - a 16 m2 or 53% exception to the
numerical requirement.

= At 12:30pm the rear yard will receive 18 m2 of solar access - a 12 m2 or 40% exception to
the numerical requirement.

= At 1:00pm the rear yard will receive 21 m2 of solar access — a 9 m2 or 30% exception to the
numerical requirement.

= At 2:00pm the rear yard will receive 19 m2 of solar access - a 11 m2 or 37% exception to the
numerical requirement.

= At 3:00pm the rear yard will receive 14 m2 of solar access — a 16 m2 or 53% exception to the
numerical requirement.

Whilst there is a numerical exception proposed, in our opinion there are appropriate
circumstances for Council to apply flexibly to the numerical control having regard to the control
objectives, the circumstances of the site, and the merits of the proposal. These are noted below.

2.2 Additional analysis

In addition to the mandatory assessment times of 9 AM, 12:00 PM, and 3:00 PM on 21 June,
analysis has been made year-round in relation to 120 Queenscliff Road.

The analysis examines 12pm for every month of the year on the 15t of each month. It shows
that 120 Queenscliff will receive 3 hours solar access to POS for 10/12 months of the year.

2.3 Orientation and south slope

The orientation of the properties and south facing slope, makes strict compliance with the DCP
control (D6 Access to Sunlight’) difficult to achieve.

Due to the orientation, topography and building pattern, the southern open space area of
properties along the southern side of Queenscliff Road are highly vulnerable to being
overshadowed.

24 Older (non-compliant) development & views to the south

The development pattern is predominantly circa 1940s and pre-dates the current planning
controls. Control D2 requires, inter-alia, that:
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= ‘Private open space is to be directly accessible from a living area of a dwelling and be
capable of serving as an extension of the dwelling for relaxation, dining, entertainment,
recreation and children’s play’ (requirement 2).

= ‘Private open space is to be located to maximise solar access’ (requirement 6).

There is no evidence to suggest that any of the properties would provide a private open space
directly accessible from the principal living areas in compliance with Control D2. This is
particularly so given that significant coastal, lagoon, and district views are available to the south,
which are optimised from the from the upper levels of the developments. Furthermore, is at the
adjoining property owner’s discretion where they wish to locate and configure the private open
space on the property (given its inherent opportunities and constraints) to gain solar access.

2.5 Site specific design v compliant building envelopes

The proposed development involves a reduction in the existing solar access to 120 Queenscliff
Road but the proposed outcome is better than a compliant dwelling house under both the
Warringah LEP/DCP and the Housing Code (Part 3 of State Environmental Planning Policy
(Exempt and Complying Development Codes) 2008), are both applicable to the site.

The proposed design is a site-specific design that incorporates a stepped rear facade and
greater than the minimum rear setbacks (6m under the DCP, 8m under the Codes SEPP). The
rear setbacks increase as the height of the building rises. The following rear setbacks are noted
and illustrated in figure 1 below:

= Roof terrace - 16.85m

= Upper level - approx. 14.4m

= Middle level - approx. 11.41m

= Lower level - approx. 8.40m
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Figure 1 - excerpt of the western elevation showing the increased rear setbacks of each level

Further to the above, another key consideration is the height and setback of the building along
its eastern side and at its south eastern corner. DCP control B3 Side Boundary Envelope
regulates this aspect. As shown in figure 2 below, the proposal is very close to compliant with
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this numerical requirement (addressed further in the addendum Statement of Environmental
Effects dated 8 May 2023). The minor exception shown does not inappropriately contribute to
the shading impact at 120 Queenscliff Road.

. 8.2m side boundary envelope
plane (noting east side setback
to upper level is 3.2m and the

_envelope plane is projected at

1 5m at an angle of 45 degrees
at the side boundary)
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Figure 2 — excerpt of the western elevation showing the increased rear setbacks of each level

2.6 Northern area within the front setback

High, solid front fences are common along the southern side of the Queenscliff Road. These
assist in providing privacy and a road noise buffer to the northern setback of these properties.
These spaces provide opportunities for solar access, and a second/alternative private open
space to the larger areas at the rear of the properties.

Inclusion of the area within the front setback of 120 Queenscliff Road from 11:30 PM to 12:00
PM is assessed as reasonable and responsive to the exception provision (i) within the control,
which states:

‘) the slope or topography of the site or adjoining property makes compliance
impractical’

Including this area contributes the following:

= At 12:30pm the front yard will receive 41m2 of solar access. Combined with the rear yard
there is 54m?2 of solar access, which meets and exceeds the control.

= At 3pm the front yard will receive 30m2 of solar access which meets the control.

Solar access from the northern site frontage is a valued feature of the properties on the
southern side of Queenscliff Road, which would be inappropriate to disregard. It is noted that
the subject DA relies on solar access from this fagade to achieve the appropriate compliance
(albeit with the ADG).

The calculations contained on the architectural plans (copied below) reflect both:

= the combined total of the front and rear areas proposed to receive solar access, and
= Justthe rear area.
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Inclusion of the front area significantly exceeds the minimum 30m2 and 3-hour time frame.
44m2to 77m?2 of the combined yard area receives solar access for a 6-hour period on 21 June.

Combined total of the front and rear areas:

120 QUEENSCLIFF REAR YARD + FRONT YARD

SOLARACCESS 0800 1000

10:30

1100

11:30

1200

1230

1300

1400

1500

TOTAL HOURS

EXISTING

& HOURS

DCP ENVELOPE

& HOURS

& HOURS

& HOURS

Just the rear area:

120 QUEENSCLIFF REAR YARD ONLY

SOLAR ANCCESS w0 1000

11400

11:30

12400

1300

14:00

TOTALHOURS

EXIETING

SHOURS

DCP ENVELOPE

18nf

11m?

14t

1.5 HOURS

COC ENVELOPE

14m®

1.5 HOURS

PROPOSED

20m?

2

2HOURS

2.7 Swimming pool

Regarding the inclusion of the swimming pool, we respectfully submit that there is no
requirement within control ‘D6 Access to Sunlight’ or ‘D2 Private Open Space’ that excludes
inclusion of swimming pools from the calculation of private open space. It is ultimately at the
property owner’s discretion how they wish to use and allocate the space within the rear of the
property.

2.8 Solar access to living room window

There is no requirement relating to solar access to living room windows. Notwithstanding there
is a living room window within the western side of the dwelling house at 120 Queenscliff Road
which has been assessed.

The property at 120 Queenscliff Road self-shadows this window between 9 am and 10 am, the
proposed development retains solar access to this window for a two-hour time period between
10:30 am to 12:30 pm. This is in addition to the requirements of control D6.

2.9 Summary

Based on the above, the proposed development makes involves a site-specific design that
provides an appropriate shading outcome. The DA is responsive to the existing local
circumstances and appropriately addresses the provisions of DCP controls D2 and D6.
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3 Conclusion

The applicant respectfully requests Council's consideration of this additional information in the
assessment of the development application. Please don’t hesitate to contact me if you wish to
clarify any of these matters.

Yours sincerely,

>/(/é{”‘ A
P i }

Michael Haynes
Director - BBF Town Planners
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Figure 3 - Amended DA - June 2023
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Figure 4 - Amended DA - June 2023
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Figure 5 - Amended DA - April 2023

Figure 6 - Original DA



