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14t June 2023

The General Manager
Northern Beaches Council
Po Box 882

MONA VALE NSW 1660

Attention: Megan Surtees — Planner
Dear Ms Surtees,

Development Application DA2022/1675

Addendum Statement of Environmental Effects

Alterations and additions to a dwelling house including a swimming pool
57 Cutler Road, Clontarf

Reference is made to a number of issues raised by Council’'s Development
Determination Panel (DDP) in its consideration of the subject development
application during today’s panel meeting. In this regard, this submission provides
additional commentary in relation to the following matters:

e That the application is appropriately categorised and assessed as
legitimate alterations and additions to an existing dwelling house having
regard to a qualitative and quantitative assessment against the planning
principle established by the Land and Environment Court in the matter of
Coorey v Municipality of Hunters Hill [2013] NSWLEC 1187.

e The provision of appropriate privacy attenuation measures to the proposed
east facing first floor bedroom, robe, ensuite and home office windows.

e Confirmation that the internal stairs were appropriately included in the
calculation of GFA/FSR.

We respond to the issues as follows.
The appropriate categorisation of the application

We are of the opinion that the application is appropriately categorised and assessed
as alterations and additions to the existing dwelling house having regard to the
planning principle established by the Land and Environment Court in the matter of
Coorey v Municipality of Hunters Hill [2013] NSWLEC 1187. In forming this opinion
we rely on the architectural plans submitted in support of the application and the
additional clarification in relation to the retained building fabric as detailed on the
marked-up plans at Attachment 1. We note that the majority of the existing lower
ground and ground floor structural floor elements are retained together with a
majority of the eastern and western external walls and internal structural wall
elements.

Having regard to the planning principle we provide the following commentary:



Qualitative issues

e How is the appearance of the existing building to be changed when viewed
from public places?

The application proposes the removal of the existing low pitched roof form and the
provision of an additional level of residential accommodation above the existing
ground floor level of the building. The existing lower ground floor level garage
accommodation is maintained together with the established front fagade alignments
at both lower ground and ground floor levels. The proposed upper-level floor plate
will be the most significant change when viewed from Cutler Road.

e To what extent, if any, will existing landscaping be removed and how will that
affect the setting of the building when viewed from public places?

The existing Angophora costata located in the north-eastern corner of the property is
retained as a significant landscape feature of the property as viewed from Cutler
Road. The landscape setting of the building as viewed from Cutler Road is
maintained.

e To what extent, if any, will the proposal impact on a heritage item, the
curtilage of a heritage item or a heritage conservation area?

No heritage impacts.

e What additional structures, if any, in the curtilage of the existing building will
be demolished or altered if the proposal is approved?

The proposed works are generally confined to the footprint of the existing dwelling
with the exception of the swimming pool and adjacent terrace at the rear of the

property.
e What is the extent, if any, of any proposed change to the use of the building?
No change to long-established dwelling house use.

e To what extent, if any, will the proposed development result in any change to
the streetscape in which the building is located?

The most significant streetscape change will be the provision of upper-level
accommodation as viewed from Cutler Road. The upper level will not be perceived
as inappropriate or jarring having regard to the built form characteristics established
by adjoining development and development generally within the site’s visual
catchment.

e To what extent, if any, are the existing access arrangements for the building
proposed to be altered?



The long established vehicular and pedestrian access arrangements are maintained.

e To what extent, if any, will the outlook from within the existing building be
altered as a consequence the proposed development?

The outlook from within the existing building will be enhanced particularly from the
proposed upper level of the development.

e |Is the proposed demolition so extensive to cause that which remains to lose
the characteristics of the form of the existing structure?

No. The general lower ground and ground floor building forms remain.
Quantitative issues

e To what extent is the site coverage proposed to be changed?
The site coverage is slightly increased as a consequence of the ancillary swimming
pool and terrace elements at the rear of the property. The footprint/ site coverage

established by the principal dwelling house building form on the site is maintained.

e To what extent are any existing non-compliances with numerical controls
either increased or diminished by the proposal?

Non-compliances are primarily associated with the proposed upper-level additions
and ancillary swimming pool and rear terrace built form elements.

e To what extent is the building envelope proposed to be changed?

The building envelope is altered as a consequence of the proposed upper-level
additions The lower ground and ground floor envelope is maintained.

e To what extent are boundary setbacks proposed to be changed?
No change to the established ground and lower ground floor setbacks although the
swimming pool and terrace at the rear of the property do extend close to the rear
boundary. Side boundary setbacks have been increased for the proposed upper-
level additions. Established front setbacks are generally maintained.

e To what extent will the present numerical degree of landscaping on the site be
changed?

The proposal provides for a minor decrease in landscaped area as defined.

¢ To what extent will the existing floor space ratio be altered?



The proposal involves an increase in floor space primarily associated with the
provision of an additional level of residential accommodation. This is consistent with
any application involving legitimate alterations and additions to an existing dwelling.

e To what extent will there be changes in the roof form?

The existing pitched roof form is removed with a flat roof provided to the proposed
upper-level additions. This is consistent with that reasonably anticipated for an
application involving upper-level additions to an existing dwelling.

e To what extent will there be alterations to car parking/garaging on the site
and/or within the building?

No change.

e To what extent is the existing landform proposed to be changed by cut and/or
fill to give effect to the proposed development?

Minimal change to landform other than excavation required to accommodate the
proposed ancillary swimming pool.

e What relationship does the proportion of the retained building bear to the
proposed new development?

The retained building elements structurally support the proposed upper-level
additions and establish the envelope in which a majority of the lower ground floor
and ground floor alterations and additions are proposed.

Under such circumstances, the consent authority can be satisfied that the
application is appropriately categorised and assessed as alterations and additions to
the existing dwelling house.

The provision of appropriate privacy attenuation measures to the proposed
east facing first floor bedroom, robe, ensuite and home office windows

Reference is made to the accompanying plans A.04(C) and A.05(C) prepared by
Gartner Trovato Architects. All east facing first floor windows have been amended to
have a minimum sill height of 1.6 metres to restrict direct overlooking opportunities
into the adjoining property. These plans could be referenced within any development
consent granted or alternatively the privacy outcome proposed could be achieved
through an appropriately worded condition of consent.



Confirmation that the internal stairs were appropriately included in the
calculation of GFA/FSR

Section A on Plan A07(B) demonstrates that there are only 2 single flights of stairs
within the proposed development an extract of which is over page. We confirm that
the stair leading from the lower ground floor plan to the ground floor plan has been
included in the GFA calculation with the stair between the ground floor and first
floor additions excluded. This is consistent with the most recent case law where
every second flight of stairs is counted as GFA.

ivi

SECTION A

Figure 1 - Plan extract showing 2 single flights of stairs within the proposed building

We trust that this supplementary submission comprehensively addresses the
issues raised by the DDP and will enable the favourable determination of the
application. Do not hesitate to contact me should you have any questions in relation
to this submission.

Boston Blyth Fleming Pty Limited

L

Greg Boston
B Urb & Reg Plan (UNE) MPIA
Director
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