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1. INTRODUCTION

This Statement of Environmental Effects accompanies the architectural plans prepared by Elevate
Design & Drafting, Project 1224, dated 10/05/25, sheets DAOO-DA18. The proposal seeks approval
for alterations and additions to the existing dwelling on the site identified as Lot 10 in D.P. 31528
and known as 15 Willunga Cresent, Forestville.

A Survey of the subject site is included with the application prepared by Urban Surveying, Ref:
24197, dated 06/12/24.

Supporting Documents included with the application:
e Council Stormwater Asset Plan
e Council Stormwater Asset Assessment Report by Law & Dawson Engineers
e Stormwater Plans by Law & Dawson Engineers
e Geotechnical Preliminary Assessment by Crozier Geotechnical Consultants

For the purposes of this assessment the following documents were considered to be relevant to
this proposal:

- The Environmental Planning and Assessment Act, 1979 as amended

- The Environmental Planning and Assessment Regulation 2000

- State Environmental Planning Policy (Building Sustainability Index: BASIX) 2004

- Warringah Local Environmental Plan 2011.

- Warringah Development Control Plan 2011.

This Statement describes the subject site and the surrounding area, together with the relevant
planning controls and policies relating to the site and the type of development proposed. As a
result of this assessment, it is concluded that the development of the site in the manner proposed
is considered to be acceptable and is worthy of the support of Northern Beaches Council.

2. SITE DESCRIPTION

The subject allotment is described as 15 Willunga Cresent, Forestville, being Lot 10 in D.P. 31528
and is zoned R2 Low Density Residential under the provisions of Warringah LEP 2011.

The site has a Drainage Easement with a Council asset stormwater line. Refer to comments on
Pg 12 under DCP part C6. A supporting asset assessment report has been preprepared by Law &
Dawson Consulting Engineers.

The property is located on the south side of Willunga Cres.

The site is irregular in shape with the front boundary following the road bend, and has a total area
of 900.1m?.

The site falls away from the street with approximately 5.45m from front to rear boundary.

The site is currently developed with a single storey light-weight dwelling with a tile roof and
attached garage.



The site has vehicular access from Willunga Cres, which provides for a layback and crossing to an
existing garage. The adjoining allotments are residential properties of a similar scale to that of the
subject site. The site details and those of the neighbouring properties are indicated on the provided

survey plan.
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Fig 1: Site Location Map (Source — NB Council)




Fig 4: 15 Willunga Cres — Stretscape



3. THE SURROUNDING ENVIRONMENT

The subject property is located within a residential precinct which is characterised by a range of low
density residential forms.

The general vicinity of the site is characterised by a mix of residential dwellings generally one and
two storeys and of a variety of architectural styles. The varying age of development in the area has
resulted in a mix of material and finishes, with the development in the area generally presenting a
consistent setback to the public domain.

The relationship of the site to the surrounding environment is illustrated in the following aerial
photograph.

Fig 5: Subject site and surrounding enwronment (Source — Explorer Maps)



4. PROPOSED DEVELOPMENT

As detailed within the accompanying plans, the proposal seeks to provide for alterations and
additions to an existing dwelling, comprising of a modified and extended ground floor layout, new
first floor, semi covered outdoor deck, and new front fence.

The proposal will not require the removal of any significant vegetation to accommodate the new
works.

Landscape Design Statement: New landscape works will consist of primarily new lawn only to make
good with existing, with the proposed modified front lawn and re-turfing the rear lawn. As the
proposed works will have minimal change the existing landscaped area, a landscape design plan is
considered not required.

The summary development indices for the proposal are as follows:

Control Proposed Compliance
FSR N/A N/A N/A
Building Height 8.5m. 8.5m YES
Wall Height 7.2m. Varies (max 7.2m YES
Landscaped Open Space | 40% of site or 62.5% or 562.8m?2 YES
312.08m2 minimum
Front setback 6.5m 7.05 (existing) YES
Side setbacks 0.9m 0.9m east, 1.63m west YES
Rear setback 6.0m 18.07m YES
Side Boundary Envelope | 4m then @ 45° Refer elevations & Sections Varies
(refer comment
below in Part
B3




5. ZONING & DEVELOPMENT CONTROLS
5.1 State Environmental Planning Policy (Building Sustainability Index: BASIX) 2004

The proposal has been designed to respect the water, thermal and energy standards required by
BASIX. A BASIX Certificate has been provided to support the proposed works.

5.2 Warringah Local Environmental Plan 2011

The subject site is zoned R2 Low Density Residential under the provisions of the Warringah LEP
2011.

The proposed construction of alterations and additions to an existing dwelling house is permissible
in the R2 zone with the consent of Council.

Fig 6: Extract of Warringah Local Environmental Plan 2011 zoning map

The development of and use of the land for residential purposes is consistent with the zone
objectives, which are noted as:

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

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

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



It is considered that the proposal achieves these objectives for the following reasons:

e The proposal will be consistent with and complement the existing detached housing style
within the locality.

e The proposed development respects the scale and form of other new development in the

vicinity and therefore complements the locality.

e The proposal provides for alterations and additions to the existing dwelling, which will not
have any significant or adverse impact on the neighbouring properties.

e The setbacks are compatible with the existing surrounding development

e The proposal does not have any adverse impact on long distance views

Warringah Local Environmental Plan 2011 Compliance Table

LEP Controls Control Proposed Compliance
Clause 2.1 Dwelling houses are permissible Proposal seeks to provide YES
Land use zone in the zone with the consent of alterations and additions to
R2 Low Density council. existing dwelling house.
Residential
Clause 4.3 The height of a building on any The proposed alterations YES
Building Height land is not to exceed the and additions provide for a

maximum height shown for the height of up to 8.5m, which

land on the Height of Buildings complies with this

Map, being 8.5m. provision.
Clause 4.4 N/A N/A N/A
Floor space ratio
Clause 6.2 Development is not to have a The proposal does not YES
Earthworks detrimental impact on comprise any substantial

environmental functions and excavation. The works will

processes, neighbouring uses, be carried out in

cultural or heritage items or accordance with the

features of the surrounding land. | recommendations of the

consulting Structural
Engineer.

Clause 6.4 To avoid significant adverse The site is identified as YES
Development on impacts on development and on Area B on the Warringah
sloping land properties in the vicinity of Landslip Risk Map. A

development sites resulting from
landslides originating either on or
near sloping land

preliminary geotechnical
report is provided with this
submission. The proposed
development will comply
with recommendation by
an engineer.




5.3 Warringah Development Control Plan 2011

Warringah DCP 2011 provides the primary control for development within the locality. The design
has been prepared to have regard for the numerical controls of Warringah DCP 2011, together with
the design principles and guidelines detailed within the DCP.

The numerical requirements of the relevant areas of the DCP are summarized below as:

Warringah Development Control Plan 2011

Part A.5 Objectives

STANDARD REQUIRED COMMENT COMPLIANCE
The overriding objective of the DCP is to create The proposed alterations and YES
and maintain a high level of environmental additions to the existing
quality throughout Warringah. Development dwelling are complementing to
should result in an increased level of local the existing style and character
amenity and environmental sustainability. of the dwelling and the wider
streetscape.
YES
The proposal will improve the
existing dwelling’s amenity and
will have no adverse effect to
adjoining dwellings.
Part B - Built Form Controls
B1 Wall Heights: The proposed development will YES

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).

have a maximum wall height of
7.2m on the southeast corner
of the proposed dwelling where
it is at its highest point above
NGL.

B3 Side Boundary Envelope:

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 meters

As shown on the elevations and
sections there are breaches to
the envelope control on the
east and west facades. This is
due to working with the
existing floor level, the sloping
topography, and the splayed
boundary lines. The breach is
considered minor in nature and
varies depending on location.
Consideration has been given to
the impact on the adjoining
neighbours. The breach doesn’t
allow for overlooking in
adjoining private open spaces
and will not adversely affect the
objectives for Access to
Sunlight. It is therefore
considered that due to the site
constraints the design is worthy
of Council’s support.

Merrit based
assessment
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B3 Side Boundary Setbacks: 0.9m to the east and 1.63m to YES
Side Boundary Setbacks are to maintain a the west.

minimum setback from side boundaries of 0.9m

B7 Front Boundary Setbacks: The existing front setback of YES
Front Boundary Setbacks are to maintain a 7.05m is to be maintained

minimum setback of 6.5m

B9 Rear Boundary Setbacks: The proposed development will YES
Rear Boundary Setbacks are to maintain a have a rear setback of 18.07m

minimum setback of 6.0m

Part C - Siting Factors

C3 Parking Facilities: YES
To provide adequate off street carparking. To site

and design parking facilities (including garages) to | As existing

have minimal visual impact on the street frontage

or other public place.

C4 Stormwater: YES
Stormwater runoff must not cause downstream The proposed alterations and

flooding and must have minimal environmental additions is accompanied by a

impact on any receiving stormwater stormwater plan prepared by

infrastructure, watercourse, stream, lagoon, lake | Law & Dawson Consulting Civil

and waterway or the like. Engineers.

C5 Erosion & Sedimentation: Erosion and Sediment control YES

Erosion and Sediment Control Plan required

measures to be provided in
accordance with Council’s
requirements. Refer sheet
DAO3

C6 Building over or adjacent to Constructed
Council Drainage Easements:

The site has a drainage
easement 2.44m wide running
from the front northwest
corner diagonally through the
front setback. There is currently
an existing garage structure
constructed over the easement.
Council’s stormwater asset has
been located by a service
locating coordinator (Civil
engineer). The stormwater line
is approximately 900mm below
NGL, all of the dwelling
footprint has been positioned
outside of the easement zone.
Structures within the easement
zone consists of the entry path,
entry terrace, and driveway.
Refer supporting
documentation provided by the
Civil Engineer.

Refer supporting
asset report
prepared by Law
& Dawson
Consulting Civil
Engineers.
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C7 Excavation & Fill: Excavation and fill is very minor YES
To ensure any land excavation or fill work will not | in nature. Only excavation
have an adverse effect upon the visual and required is for proposed
natural environment or adjoining and adjacent structure footings, to be
properties. designed by a structural
engineer. Minor fill is
positioned to the front lawn
with a maximum depth of
360mm that will make good
with existing topography.
C8 Demolition & Construction: Waste management measures YES
to be employed
C9 Waste Management: Bin storage area available in YES
garage. Construction waste and
recycling zones are shown on
sheet DAO3
Part D - Design
D1 Landscape Open Space & Bushland Setting: The proposed landscape open YES
The required minimum area of landscaped open space post development is
space is 40% of the site (780.2m2), or 312.08m?2 562.8m2 or 62.5% of site area
minimum.
D2 Private Open Space: The proposed Private Open YES
A total of 60m2 with minimum dimensions of 5 Space complies.
metres
D3 Noise: New HVAC equipment and YES
Noise from combined operation of all mechanical | external services will comply
plant and equipment must not generate noise with Council requirements.
levels that exceed the ambient background noise
by more than 5dB(A) when measured in
accordance with the NSW Industrial Noise
Policy at the receiving boundary of residential
and other noise sensitive land uses.
D6 Access to Sunlight: The proposed development YES
At least 50% of the required area of private open | complies with this control,
space of each dwelling and at least 50% of the shadow diagrams are provided.
required area of private open space of adjoining | The site has north / south
dwellings are to receive a minimum of 3 hours of | orientation and therefore does
sunlight between 9am and 3pm on June 21. not result in excessive
overshadowing to the adjoining
neighbours. All minimum access
to sunlight is achieved.
D7 Views: The proposed development will YES
not impact any neighbouring
view corridors
D8 Privacy: The rear private open space will YES

To ensure the siting and design of buildings
provides a high level of visual and acoustic

maintain existing 1.8m high
boundary fencing. A 1.5m high
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privacy for occupants and neighbours.

solid wall is proposed to the
western deck edge.

D9 Building Bulk: The proposed development is YES
To minimise the visual impact of development consistent with the surrounding
when viewed from adjoining properties, streets, neighbours and compliant with
waterways and land zoned for public recreation the building heights. Refer
purposes. comments under Part B3 in
relation to envelope controls
D10 Building Colours and Materials: An external finishes schedule is YES
To ensure the colours and materials of new or provided and will remain
altered buildings and structures are sympathetic | sympathetic with the
to the surrounding natural and built surrounding buildings
environment.
D11 Roofs: The roof construction is YES
Roofs should complement the roof pitch and primarily hip & gable forms and
forms of the existing buildings in the streetscape. | is complimentary to the
Articulate the roof with elements such as proposed dwelling and the
dormers, gables, balconies, verandahs and surrounding streetscape. The
pergolas. Roofing materials should not cause roof pith is 22° with a dark
excessive glare and reflection. concrete roof tile.
D13 Front Fences and Front Walls: A new front fence is proposed YES
Fences, including side fences, located within the with stone clad piers and
street setback area are to be compatible with the | painted timber battens. New
existing streetscape character. Fences located in-fill vertical battens are
within the front building setback area are to proposed to each bay, with a
complement the existing streetscape character. new pedestrian gate included.
The proposed maximum fence
height will is 1.2m above NGL
D16 Swimming Pools and Spa Pools: N/A N/A
Pools are not to be located in the front building
setback.
Part E - The Natural Environment
E1 Preservation or Trees or Bushland The proposed development has YES
Vegetation: no impact to protected native
trees or surrounding bushland
vegetation.
E10 Landslip Risk: The site is identified as Area B YES

on the Warringah Landslip Risk
Map. A preliminary
geotechnical report is provided
with this submission. The
proposed development will
comply with recommendation
by an engineer.
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6 SECTION 79C(1) ASSESSMENT

6.0 Matters for Consideration Under Section 79c of The Environmental Planning and Assessment
Act, 1979

6.1 The provisions of any environmental planning instrument

The proposal is subject to the provisions of the Warringah Local Environmental Plan 2011. It is
considered that the provisions of this environmental planning instrument have been satisfactorily
addressed within this report and that the proposal achieves compliance with its provisions.

There are no other environmental planning instruments applying to the site.

6.2 Any draft environmental planning instrument that is or has been placed on public exhibition
and details of which have been notified to the consent authority

It is not considered that there are any draft environmental planning instruments applying to the
site.

6.3 Any development control plan

The development has been designed to comply with the requirements of the WLEP 2011 and the
controls of the Warringah Development Control Plan 2011 as detailed in this report.

It is considered that the proposed design respects the desired character objectives of these
documents in that the proposal acknowledges the existing residential character of the area and is
compatible with the existing uses in the vicinity.

6.4 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

No matters of relevance are raised in regard to the proposed development.

6.5 Any matter prescribed by the regulations that apply to the land to which the development
relates.

No matters of relevance are raised in regard to the proposed development.
6.6 Any coastal zone management plan (within the meaning of the Coastal Protection Act 1979)
No matters of relevance are raised in regard to the proposed development.

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

It is considered that the proposal, which seeks consent for alterations and additions to the existing
dwelling, will not unreasonably impact upon the amenity of adjoining properties or upon the
character of the surrounding area. It is considered that the resultant development is compatible
with and will complement the character of the area.

The proposal is considered to be well designed having regard to the relevant provisions of WLEP
2011 and Council’s Codes and Policies, in particular the Warringah DCP 2011.
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6.8 The suitability of the site for the development

The subject land is zoned R2 Low Density Residential and the proposed development is permissible
in this zone with the consent of Council. The site is considered suitable for the proposed
development.

6.9 Submissions made in accordance with this Act or the regulations
This is matter for Council in the consideration of this proposal.
6.10 The public interest

The proposal will not have a detrimental impact upon the environment, the character of the locality
or upon the amenity of adjoining properties and is therefore considered to be within the public
interest.

7. CONCLUSION

The proposed development is development permissible with the consent of the Council under the
terms of the Environmental Planning and Assessment Act 1979 and has been assessed against the
requirements of Section 79C(1) of the Act, Warringah Local Environmental Plan 2011, and
Warringah Development Control Plan 2011.

It is considered that this Statement of Environmental Effects together with the architectural plans
have demonstrated that the proposal satisfies the aims and objectives of the planning controls.
Careful consideration has been made in relation to the adjoining properties and the surrounding
environment.

As the proposed development will not have any significant impact on the environment, scenic

quality of the area or the amenity of the adjoining allotments, the issue of Development Consent
under the delegation of Council is requested.

o L

Danny Vise
Principle Designer / Director
April 2025
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