WAVERLEY

Application number DA-383/2014
Site address 101 Ramsgate Avenue, North Bondi
Alterations and additions to existing residential flat building including balconies,
Proposal . . . e
courtyards, conversion of attic space, internal modifications and facade
upgrades
Date of lodgement 20 August 2014
Owner Proprietors of Strata Plan 16179
Applicant Owner’s Corporation Strata Plan 16179
Submissions Seven submissions
Cost of works $1,647,721.00
Issues Height, privacy, building separation and FSR
Recommendation That the application be APPROVED subject to conditions of consent.
Site Map
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SITE AND SURROUNDING LOCALITY
A site visit was carried out on 8 October 2014.

The site is identified as SP 16179, known as 101 Ramsgate Avenue, North Bondi. The subject site is
located on the western side of Ramsgate Ave between Ramsgate Ave East to the south and Biddigal
Reserve to the north. The site is irregular in shape with an eastern front boundary measuring 20.73
m, western rear boundary measuring 16.155 m (with a north and south western splayed corner
measuring 4.31m and 2.16m) and northern side boundary measuring 25.91 m and southern side
boundary measuring 27.43 m. The site has an area of 594.5 m? and the site falls from the street
towards the rear by approximately 5.32 m.

The site is occupied by a three (3) storey brick residential flat building with vehicular access around
the site over a right of way to garages located on the rear of the site accessed from the south and
north.

The subject site is adjoined by residential flat buildings on either side. The locality is characterised by
a variety of residential developments including single dwellings, dual occupancies and residential flat
buildings.

F N e SIS e

Figufe 1: Su Ject‘s.ite frontag




Figure 3: site viewed into the lower ground common storage area




1.2

PROPOSAL

The development application seeks Council consent for alterations and additions to existing
residential flat building including balconies, courtyards, conversion of attic space, internal
modifications and facade upgrades. The specifics of the proposal are as follow:

External works, works to the facade and building fabric:

Repair to brickwork skin (mortar repair), re-rendering of the building, new lintels to openings
and concrete repair and removal of steel corrosion.

Replacement of the timber windows with commercial rated external windows and doors
with improved seals and acoustic ratings

Replacement of original fibre cement roof and guttering with ‘Colorbond Klip Lok metal sheet
Rationalisation and replacement of external pipework involving removal of ferrous bases
pipes

Fire Services upgrade to meet current requirements

New larger awning to entry

New letterboxes to entry

Conversion of front garden to private courtyards, proposed garden beds to central area and
sides

Four (4) balconies (1.6m in depth and 2.7m in width) to each side (northern and southern) of
building on the ground, first and second floor.
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2.1

e Two (2) proposed narrow (890mm in depth and 3.2m in width) ‘juliet’ style balconies to the
ground, first and second floors at rear

¢ Changes to building openings to allow access to balconies.

* Changes to building fabric for some larger windows at rear and South/West corner and west
facing kitchen windows to the front units.

Lower Ground Floor:
¢ Proposed conversion of basement common area (existing laundry area) for 2 additional one
bedroom apartments. The access to these apartments is the side, similar to other buildings in
the vicinity with gardens for privacy.
e Provision of 6 bicycle spaces within the existing ramp and storage cages for apartments.
¢ New internal access from existing garages to the existing ramp.
e Rationalisation of bin room, services and laundry areas.

Second Floor:
¢ Amalgamation of Units 15 and 16 with internal alterations for two bedrooms with built in
wardrobes, bathroom, ensuite, laundry cupboard, open kitchen, living and dining room, with
stairs to access an attic area.
¢ Internal alterations to Unit 17 to redefine bedroom walls, provide built-in wardrobes,
renovation to bathroom, provide an open kitchen, dining and living area, with stairs to access
an attic area.

Attic:
e Attic space is provided for Unit 17 with access to a rear balcony.
e Attic space is also provided for amalgamated unit 15 and 16 for a third bedroom with access
to a rear balcony, study and ensuite and wardrobes in the hallway between the bedroom and
study.

RELEVANT HISTORY
A review of Council’s records indicates the most recent approvals on the site are:

BA-350/1995 — Construct alterations to existing unit 11 — Approved 29 June 1995

BA-640/1997 — Construct Increase Size of Window to Existing Unit No. 13 — Approved 15 October
1997

DA-474/2003 — Alterations and additions including balconies, windows, doors and privacy screens
located within an Urban Conservation Area — Refused 4 December 2003

DA-296/2004 — Alterations and additions including new balconies, front fence and window changes —
approved 2 April 2005

DA-122/2010 — New window to unit 14 — approved 20 April 2010

PD-1/2014 — Pre - DA for alterations and additions to 4 storey Residential Flat Building — completed
19 February 2014

ASSESSMENT

The following matters are to be considered in the assessment of this development application under
Section 79C of the Environmental Planning and Assessment Act, 1979.

SECTION 79C (1)(A) PLANNING INSTRUMENTS AND DCP

SEPP (Building Sustainability Index — BASIX) 2004



A BASIX Certificate has been submitted with the development application.

The BASIX Certificate lists measures to satisfy BASIX requirements which have been incorporated into
the proposal. A standard condition is recommended ensuring the measures detailed in the BASIX
Certificate are implemented.

SEPP 55 Remediation of Land

There is no known history of contamination applicable to the site. The subject site has historically
been used for residential purposes. Accordingly, site land contamination is considered unlikely and
no further investigation is necessary.

State Environmental Planning Policy No. 65 — Design quality of Residential Flat Development

The application is subject to SEPP 65 assessment, which seeks to improve the design quality of
residential flat development by assessing an application against 10 design principles. The application
was referred to the Joint Randwick/Waverley SEPP 65 Design Review Panel in November 2014 with
the following response received in respect of the ten design criteria of SEPP 65:

1. RELATIONSHIP TO THE CONTEXT OF THE PROPOSAL

The building is typical is part of a group of similar buildings and of the best structures in this
precinct and should be preserved. The Panel strongly supports the Body Corporate’s
initiative.

2. SCALE OF PROPOSAL

The proposal would not change the scale of the building. The addition of balconies on the
side elevations would not adversely affect its form. The Panel suggested a different spacing
of balconies that would provide slightly more useable space, and mitigate some of the privacy
impacts between apartments. The proposed entrance canopy and landscape works could, if
well designed, enhance the street and the building. The awning does not need to be as large
as is proposed and should be set back from the street boundary.

3. BUILT FORM OF PROPOSAL

The proposed balconies are extensive and could be reduced in size by providing the central
unit on the north and south elevations with one balcony only. This could be moved away
from the western apartment balconies which would provide more amenity.

The proposed new apartments (19 and 20) are considered too buried and the Panel
recommends that they be redesigned to run along the north and south and relocating the
storage to the central eastern end of the building. The openings to the courtyard above could
then be eliminated or at the least, rationalised.

4. THE PROPOSED DENSITY

The additional floor space of the extra apartments and the works in the roof space would
have a very minor effect on the building’s FSR. This would be non-discernable and in the



opinion of the Panel, the proposal will assist increase the amenity while assisting the
retention of the original building.

5. RESOURCE, ENERGY USE AND WATER EFFICIENCY

The balconies would have a minor benefit of providing weather protection and some sun
shading. Otherwise the proposal is neutral in this respect. However, while works are in
progress, consideration should be given to the installation of photo-voltaic panels and/or the
upgrade to LED lighting to offset the energy use for lighting common areas.

6. LANDSCAPE OF PROPOSAL

Given the existing building configuration, there is very little scope for landscape, other than
the initiatives proposed. In principle, the Panel supports this proposal. The specification of
suitable plant material should be discussed with Council for its advice.

7. AMENITY FOR FUTURE USERS

The Panel has not been provided any information on whether the walls of the building in the
basement are damp. It seems probable that a new inner masonry skin and drainage would
be required to make these spaces fully usable.

The Panel suggests that consideration could be given to using the areas at present proposed
for the apartment bedrooms and service rooms as storage and that the existing storage areas
could be used as part of the proposed apartments. These would be lighter, brighter and could
be entered via the front door and the existing rear stair. However, Independent access for the
units is also supported.

Measures that minimize any reduction of privacy between buildings (such as obscure glass or
mesh on the face of the proposed balconies) should be incorporated in their design.

It appears there is no weather protection to the new west facing balconies in the roof level.
The details of this balcony, roof edge and windows should be provided

8. SAFETY AND SECURITY CHARACTERISTICS OF THE PROPOSAL

The safety and security of the building would not be immediately affected, although in the
long run, if such works are not carried out, any structural faults carry the risk of becoming
dangerous . An independent structural engineering report should be provided to ensure that
the proposed design can be carried out without major structural changes.

The removal of the asbestos roof is essential.

9. SOCIAL ISSUES

Some additional accommodation in this location and the preservation of buildings of this kind
are both desirable.

10. AESTHETICS OF THE PROPOSAL



The Panel does not consider that the minor change to the roof facing the beach would be at
all prominent when seen from the broader public domain, as long as the ridge line and overall
form is maintained (as is proposed).

The existing character of the building must be given careful consideration in the detailing of
all the proposed works. Large scale wall, balcony, replacement windows and roof sections
should be provided for review. Materials and colours should be included on the drawings.

SUMMARY AND RECOMMENDATIONS

The Panel supports this proposal, but would like to stress that its ultimate success will rely
upon careful detailing and supervision of the works - best achieved by the use of the architect
for the duration of the project.

SEPP 71 Coastal Protection

The site is located within the coastal zone, therefore the matters for consideration under Clause 8 of
the SEPP, are to be considered.

(a) the aims of this Policy set out in clause 2,

(b) existing public access to and along the coastal foreshore for pedestrians or persons with a disability
should be retained and, where possible, public access to and along the coastal foreshore for pedestrians
or persons with a disability should be improved,

(c) opportunities to provide new public access to and along the coastal foreshore for pedestrians or
persons with a disability,

(d) the suitability of development given its type, location and design and its relationship with the
surrounding area,

(e) any detrimental impact that development may have on the amenity of the coastal foreshore,
including any significant overshadowing of the coastal foreshore and any significant loss of views from
a public place to the coastal foreshore,

(f) the scenic qualities of the New South Wales coast, and means to protect and improve these qualities,

(g) measures to conserve animals (within the meaning of the Threatened Species Conservation Act
1995) and plants (within the meaning of that Act), and their habitats,

(h) measures to conserve fish (within the meaning of Part 7A of the Fisheries Management Act 1994)
and marine vegetation (within the meaning of that Part), and their habitats

(i) existing wildlife corridors and the impact of development on these corridors,

(j) the likely impact of coastal processes and coastal hazards on development and any likely impacts of
development on coastal processes and coastal hazards,

(k) measures to reduce the potential for conflict between land-based and water-based coastal
activities,

(1) measures to protect the cultural places, values, customs, beliefs and traditional knowledge of
Aboriginals,

(m) likely impacts of development on the water quality of coastal waterbodies,



(n) the conservation and preservation of items of heritage, archaeological or historic significance,

(o) only in cases in which a council prepares a draft local environmental plan that applies to land to
which this Policy applies, the means to encourage compact towns and cities,

(p) only in cases in which a development application in relation to proposed development is determined:

(i) the cumulative impacts of the proposed development on the environment, and
(ii) measures to ensure that water and energy usage by the proposed development is efficient.

The applicant submits the following:

¢ the proposed visual amenity and scenic quality of the area will improved by the restoration

of the building

¢ the replacement of the dilapidated asbestos roof is an improvement

¢ the building works will provide sediment control measures to prevent contaminated runoff
to the ocean, the amount of excavation work is limited and this reduces the risk profile of the

project

e acid sulphate soils will not be affected due to the heights of the building above the Mean

High Water Mark.

¢ no affectation of water quality of the coastal waterbody will occur.

The proposal is satisfactory with regard to the above considerations. The site exists within a coastal
protection foreshore area along the New South Wales coast. Council has given consideration to
various matters outlined in the SEPP. The proposal provides an acceptable primary building form
which reflects its contextual surrounds. Its design improves the relationship of the built form with the
surrounding area. No opportunities exist to provide public foreshore access given the area behind
the site is landlocked. No other major impacts are considered to occur with respect to natural
environment or scenic qualities of the coastal area.

Waverley Local Environmental Plan (LEP) 2012

The relevant matters to be considered under the Waverley LEP 2012 for the proposed development

are outlined below:

Waverley LEP 2012 — Compliance Table

Development Control Compliance Comment
Part 1 Preliminary
1.2 Aims of plan Ves The proposal is consistent with regards to

clause 1.2 aims of plan.

Part 2 Permitted or prohibited development

Land Use Table
R3 — Medium Density Yes
Residential

The proposal for works to a residential flat
building which is permissible in the zone with
consent.

Part 4 Principle development standards

4.3 Height of Buildings

A maximum height of No

12.5m is permitted.

The proposed height of 16.5m is non-
compliant and a clause 4.6 Exception to the
development standards has been submitted
with the application, as discussed in detail




below.

4.4 Floor space ratio and

4.4A Exceptions to floor space The proposed FSR is 2.087:1 is non-compliant

ratio and a clause 4.6 Exception to the

4.4B Incentives for providing No development standards has been submitted

affordable rental housing with the application, as discussed in detail
below.
A maximum FSR of 0.9:1 is
permitted.
4.6 Exceptions to development The FSR and height non-compliance is
standards Yes discussed in detail under the issues section
below.

Part 5 Miscellaneous provisions

5.5 Development Within the The site is located within the coastal zone,

Coastal zone Ves and complies with the objectives in subclause
(1), and considerations in subclause (2) and
(3).

5.10 Heritage conservation The site is not a heritage item nor located
within a heritage conservation area. The site
however, adjoins the C25 Bondi Beach and
Park Landscape Conservation Area. The
proposal will not affect the landscape area
and parkland surrounding the beach and the

Yes majority of work are located within the
existing building envelope. All external works
are considered minor and will not adversely
affect the heritage character of the area.

The application has been assessed having
regard to the relevant provisions of the LEP
and is acceptable for the reasons discussed.

Part 6 Additional local provisions

6.1 Acid sulphate soils The proposal includes some disturbance to

Ves the natural ground surface, however, acid

The site is located in acid sulphate soils are not considered to be a
sulphate soil class 5. significant issue.

6.2 Earthworks The proposal has been considered against

Yes the criteria of the Clause and is satisfactory,
subject to conditions of consent.

Waverley Development Control Plan (DCP) 2012

The relevant matters to be considered under

development are outlined below:

the Waverley DCP 2012 for the proposed

Waverley DCP 2012 — Part B
General design provisions

Development Control Compliance

Comment




1. Waste

Yes

The application is accompanied by a SWRMP
and the proposal generally complies with all
relevant objectives and controls relating to
waste removal and management.

2. Energy and water
conservation

Yes

The application is accompanied by a BASIX
certificate. Accordingly, the application is
consistent with all relevant energy and water
conservation targets, including those specified in
the WDCP 2012.

6. Stormwater
management and Flooding

Yes

A standard condition of consent is
recommended requiring the stormwater
drainage system to satisfy the requirements of
the WDCP 2012.

7. Accessibility and
adaptability

Yes

Compliance with the BCA will be conditioned.

8. Transport

Parking Zone B

No
(accepted on
merit)

Two additional 1 bedroom units and additions to
an existing 1 bedroom unit to become a 2
bedroom unit should technically include
additional parking to facilitate the increased
density. However, there is insufficient space to
safely retrofit additional parking spaces into the
building and thus retention of the existing
parking access and arrangement can be
supported.

10. Safety

Yes

Minimal changes to the existing building
entrances and the side entrances to the new
units on the lower ground are considered
acceptable and protected by a landscape buffer.
The development is considered to be
supportable in terms of safety objectives.

Waverley DCP 2012 — Part C
Residential development — Multi Unit and Multi Dwelling Housing

Development Control

Compliance

Comment

2.1 Special Character Areas
Ben Buckler

The subject site is located in the “Ben Buckler
Special Character Area” where balconies over
existing carcourts for existing buildings are
allowable as proposed. The proposal addresses

Yes the desired future character objectives and
controls, by maintaining the rhythm of building
frontages, respecting existing building
characteristics and encourages view sharing.

2.2 Site Scale and Frontage No The FSR exceeds the maximum allowable FSR for

* MaxFSR:0.9:1

the site and this is discussed in the issues section
below.




2.3 Height

Max Height: 12.5m
Max wall height: 9.5m

Max no. of storeys: 3

No
Existing

No

The height is non-compliant as discussed in the
LEP previously and this is further discussed in
the issues section below.

No change to the wall height as existing.

The existing building is 4 storeys and the current
proposal will introduce an attic level which is
mostly contained within the existing roof form.

2.4 Excavation

No fill to raise levels

Min 1.5m setback from
side boundaries

Under building footprint
except main access ramp

Yes
Yes

Yes

No fill is proposed. Minor excavation works for
the lowering of the floor for the proposed units
on the lower ground floor. All excavation works
are contained within the building footprint.

2.5 Setbacks

Consistent street setback

Min side setback —4.5m

Min rear setback — 6m

Yes

No —
acceptable

No —
acceptable

The proposal is generally consistent with the
street setback. No changes to the street facade
with the exception of the extension of the front
entry awning towards the front boundary with
an 800mm setback. However, this is minor and
considered acceptable and is similarly setback in
comparison to the entrance awning setback at
the northern adjoining property (99 Ramsgate
Ave).

The existing side setbacks are maintained with
balconies being introduced on the northern and
southern side reducing setbacks in some
portions to 3.75m. The balconies do not extend
beyond the established side wall to the front of
the building and thus will not impact the
streetscape. The general built form rhythm is
retained. Visual and acoustic privacy issues
arising from the balconies are discussed below.
The proposed Juliet balconies with depths of
890mm will reduce the existing non-compliant
rear setback to 350mm. The rear setback non-
compliance can be supported given the existing
rear setback non-compliance, dense built form
of the locality and subdivision pattern. The
balconies to the rear are considered a minor
intrusion and acceptable in terms of visual and
acoustic privacy (as they extend from
bedrooms).

Building separation is discussed below.

2.7 Building Separation

Min 6m btw non-
habitable

Min 9m btw non-
habitable and habitable
Min 12m btw habitable
and habitable

No

Existing building does not comply with the
required building separation and balconies to
the side will exacerbate this. This is discussed in
detail below.




2.8 Building Design and
Streetscape
* Respond to streetscape
e Sympathetic external
finishes

Yes

The proposal achieves a high quality of building
design which positively contributes to the
adjoining Conservation Area and locality. The
proposal is acceptable with regards to clause 2.8
in Part C2 of the WDCP 2012.

2.9 Fences and Walls
e Front fence: Max height
1.2m, max 2/3 solid

No —
acceptable

Proposed front fence is 1.8 to 2.2m with
retention of the existing solid masonry part with
1.1m high timber slats above. This is acceptable
as similar front fencing exists at 99 Ramsgate
Ave to the north and other properties in the
vicinity have garages to the front boundary. The
fencing is acceptable as it provides privacy to the
proposed front courtyards to apartments 1 and
6.

2.10 Vehicular Access and
Parking

Yes

The amended plans have relocated the garden
beds to northern and southern side building
indents to create a small courtyard space for the
proposed lower ground floor units. The gardens
will not encroach on the right of way and
circulation around the building. The landscaping
will not extend beyond the existing side building
lines.

2.11 Pedestrian Access and
Entry

e Entry at street level

e Accessible entry

e Legible, safe, well-lit

Yes

No change to the existing entry at ground level.
Only modification is extension of the awning
over the entry path for weather protection
which is acceptable.

2.12 Landscaping

e  Min 30% landscaped
15% of the above is to
be deep soil

No —
acceptable

The majority of the existing deep soil planting
within the front setback is converted to a
courtyard space. Additional soft landscaping to
the side setback is an attempt to offset the
shortfall and a similar amount of soft
landscaping is proposed to be retained.

2.13 Communal Open Space

No — existing

No communal open space as per the existing
situation.




2.14 Private Open Space

Min 75% of dwellings to
have private open space
Must be off living area
Courtyards — Min 25m”
and 3m x 3m

Balconies — Min 10m? and
2.5m depth

Yes

Yes
No —
acceptable

No —
acceptable

89% of the dwellings have private open space.
At least one balcony per unit is accessed from a
living area.

The proposed courtyard to apartments 1 and 6
have an area of approximately 11. 8sgm (width
of 6.5m and a depth of 1.2-2.15m) which is non-
compliant. It is acceptable as the courtyard
depth and width is constrained by the front
boundary and the unit width.

Side balconies to units have dimensions of
4.32sgm (2.7m width and 1.6m depth) and rear
Juliet balconies are 2.848sgm (3.2m in width and
0.89m in depth). Slightly larger balconies with
2m depth and 2.838m width (5.676sqm) are
provided to each attic room. This is considered
acceptable as the rear balconies are constrained
by the lot boundaries and the side balconies are
designed to be within the side building indents
and attic balconies are limited in depth to be
recessed and improve privacy to neighbours.
The smaller balcony sizes are proposed to
reduce intrusion in the dense character of the
area and respond to similar balcony designs in
surrounding buildings.

2.15 Solar Access and

Overshadowing

Min 3 hours of sunlight to
Min 70% of units
Adjoining properties to
retain min 3 hours of
sunlight

No —
acceptable

Minimal change to existing solar access and
overshadowing. The proposal generally is
contained within the existing building envelope
with the exception of a small dormer to the rear
of the site which will have some minor
additional overshadowing to the southern
adjoining building. However, given the density of
the existing surrounding built form, there would
be minimal additional adverse overshadowing
impacts and is considered acceptable due to the
minor nature of the roof addition.

2.16 Views and View

Sharing
Minimise view loss

Yes

The additional dormer/gablet is located at the
rear (west) of the roof form and is flush with the
established ridgeline. Any minor view loss would
be to buildings on higher ground to the east, but
no submissions were received in this respect
from those dwellings. Due to the slope of the
site, established height of surrounding buildings
and the location of the minor roof addition, view
loss is considered negligible.

2.17 Visual Privacy and

Security
Minimise overlooking

Yes —
acceptable
on merit

This is discussed in the issues section below.




2.18 Apartment Size and
Layout

New units include apartments 19 and 20 on the
lower ground floor which are approximately

¢ Single aspect windows Yes 52sgm and are compliant for 1 bedroom unit
8m from a window size. These units are considered to be single
*  Width of an apartment aspect and are less than 7m from a window
over 15m deep to be which is compliant.
more than 4m wide. The unit mix has been improved by this
*  Should provide mix of application which includes additions and
1,2,3 bed units alterations to apartment 17 to provide
additional attic space and amalgamation of unit
Minimum Size 15 and 16 for a two bedroom unit.
e Studio: 35m? Yes Unit 17 — 1 bedroom — 58sgm
e 1 Bedroom: 50m?> Unit 15 and 16 — 3 bedrooms — 127.25sgqm
2 Bedroom: 80m’
3 Bedroom: 100m”
2.19 Ceiling Heights
¢ Min 2.7m for residential Yes Minimum of 2.73m ceiling heights for non-attic
e Min 2.4m for attics No levels. The attic level has minimum ceiling height
(acceptable | of 1.5m and a maximum height of 2.7m.
on merit) Skylights will be included to all attic rooms to
improve sunlight penetration into the spaces
and hence the non-compliant ceiling heights can
be supported and any consent for the
development would be conditioned to comply
with the BCA.
2.20 Storage All apartments have adequate storage within
Minimum Size Yes the lower ground floor with new store rooms for

e Studio: 6m’

+ 1Bedroom: 6m?
+ 2 Bedroom: 8m?
« 3 Bedroom: 10m*

each unit and additional storage space within
the garages for the larger units. Sufficient
storage is also provided internally to new and
altered apartments.




2.21 Attic and Roof Design The attic rooms are connected to the units
¢ Min room width 3m and No below with the majority of the space contained
floor to ceiling height of (acceptable | within the main roof form. Room widths range
2.4m (2/3 of the floor on merit) from 1.7m for the ensuite to 2.838m for
area) bedrooms and study. The narrower width for
¢ should occur within the the ensuite is supportable as it is a non-
main roof form habitable space. Furthermore, the width of the
e Dormer windows set bedrooms and study is only a minor
down 300mm from the noncompliance and the shortfall of 162mm is
main ridge & less than considered negligible. Adequate depth is
50% of roof elevation provided and the dimensions of the attic provide
e must be connected to useable space and amenity for the occupants.
unit below Although the ceiling height is non-compliant
with the DCP controls, it is supportable as
adequate ventilation and amenity is achieved
with operable skylights and the consent will be
conditioned to comply with BCA in regards to
ceiling heights. The dormers are flush with the
existing ridgeline and not set down 300mm from
the main ridge but spans less than 50% of the
roof elevation. The dormer design is supported
as it is located at the rear and is not seen from
the street thus reducing the visual impact. The
extension of the ridgeline for the dormer allows
more ceiling height and greater residential
amenity to the attic space.
2.22 Acoustic Privacy Yes Internal alterations have generally retained
Internal amenity by locating same room type adjacencies and thus acoustic
noisy areas away from quiet privacy is considered acceptable. The proposed
areas layout of the attic is also acceptable as it is
mainly occupied by bedrooms, ensuite and study
uses.
2.23 Natural Ventilation Yes 74% of units are cross ventilated.
*  Min 60% of units cross-
ventilated
ISSUES

FSR

The maximum permitted FSR for the site is 0.9:1 under Waverley LEP 2012 and the modification will
result in a non-compliant FSR of 2.087:1 (132%). This application for alterations and additions will
result in a minor increase to the existing non-compliant FSR of 2.01:1. The additional floor space
results from the proposed attic and equates to approximately 47sqm (7.7%).

The application is accompanied by a clause 4.6 Exception to a development standard statement
which seeks to justify the FSR non-compliance as follows:

¢ The majority of the additional floor space is within the existing roof form and the remainder
is within a new dormer to the rear of the roof form. The dormer is approximately 16sqm
and represents only a very minor portion of the entire roof area. The impact of bulk and



scale is negligible when considered against the current built form and surrounding
buildings.

e The proposed dormer is not seen from the immediate public domain and positively
provides amenity to the internal space of the apartments.

¢ The proposed additional floor space is minor in the context of the existing non-compliance.

¢ The proposed dormer does not affect views from neighbouring properties and the shallow
pitched roof does not increase overshadowing to the neighbouring buildings as these areas
are already in shadow.

¢ The building is centrally located in a complex of similar buildings built in the 1940s and the
excess floor space in the context of the group of dwellings presenting with a uniform
character and scale to the street, is considered compatible and reasonable.

e The proposal does not seek to change the roof ridge height or pitch and thus maintains the
same height, bulk and scale to the street.

e The building currently does not comply but the non-compliance is consistent with the
surrounding buildings. The site is within a locality that has a built environment that exceeds
the current control and as such there is no detriment to the public benefit.

The proposed FSR satisfies the objectives (b) to (d) of WLEP2012 which aims to establish limits on
the bulk and scale to preserve the streetscape and amenity of neighbouring properties. The
additional FSR is considered acceptable as it 