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Development Assessment Panel

CHARTER

COMPOSITION:

Independent Chair (alternate, Director Development & Environment)

Manager Development Assessment (alternate, Director Development & Environment or
Development Assessment Planner)

Development Engineering Coordinator (alternate, Development Engineer)

MISSION:

To assist in managing Council's development assessment function by providing
independent and expert assessment of development applications

The Development Assessment Panel will make determinations on the basis of

established criteria and practice and will not be influenced by "lobbying" and "weight of
numbers" in its assessment process.

FUNCTIONS:

1. Toreview development application reports and conditions

2. To determine development applications outside of staff delegations

3. To refer development applications to Council for determination where necessary
4.  To provide a forum for objectors and applicants to make submissions on

applications before DAP.
5.  To maintain transparency for the determination of development applications.

DELEGATED AUTHORITY:

1. Pursuant to Section 377 of the Local Government Act, 1993 delegation to:

2.  Determine development applications under Part 4 of the Environmental Planning
and Assessment Act 1979 having regard to the relevant environmental planning
instruments, development control plans and Council policies.

3.  Vary Modify or release restrictions as to use and/or covenants created by Section
88B instruments under the Conveyancing Act 1919 in relation to development
applications for subdivisions being considered by the panel.

4. Determine Koala Plans of Management under State Environmental Planning
Policy 44 - Koala Habitat Protection associated with development applications
being considered by the Panel.

TIMETABLE:

The Development Assessment Panel shall generally meet on the 1st and 3rd Wednesday
each month at 2.00pm.

VENUE:
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The venue will be determined according to the likely number of participants.
BUSINESS PAPER AND MINUTES:

1. The Business Paper for the meeting shall be published and distributed on the
Friday prior to the meeting.

2. Special Meetings of the Panel may be convened by the Director Development &
Environment Services with three (3) days notice.

3. The format of the preparation and publishing of the Business Paper and Minutes of
the Development Assessment Panel meetings shall be similar to the format for
Ordinary Council Meetings, except that the movers and seconders shall not be
recorded and only the actual decisions are shown. Minutes shall also record how
each member votes for each item before the Panel.

FORMAT OF THE MEETING:

1. Panel meetings shall be carried out in accordance with Council's Code of Meeting
Practice for Council Sub-Committees, except where varied by this Charter.
Meetings shall be "Open" to the public.

The Panel will hear from applicants and objectors or their representatives. Where
considered necessary, the Panel will conduct site inspections which will be open to
the public.

wn

INDEPENDENT CHAIR:

The Chair of the Development Assessment Panel shall be an independent person
appointed by the General Manager. The Independent Chair shall have experience and
gualifications relevant to planning. The term of the Independent Chair shall be four (4)
years.

QUORUM:

All members must be present at the Meeting to form a Quorum.

DECISION MAKING:

Decisions are to be made by the Development Assessment Panel by "consensus".
Where "consensus" is not possible, the matter is to be referred to Council.

All development applications involving a variation to a development standard
greater than 10% under Clause 4.6 of the Port Macquarie-Hastings Local
Environmental Plan 2011 will be considered by the Panel and recommendation
made to the Council for determination.

Staff Members shall not vote on matters before the Panel if they have been
the principle author of the development assessment report.

LOBBYING:
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Outside of scheduled Development Assessment Panel meetings, applicants,
their representatives, Councillors, Council staff and the general public are not to
lobby Panel members via meetings, telephone conversations, correspondence
and the like. Adequate opportunity will be provided at Panel inspections or
meetings for applicants, their representatives and the general public to make
verbal submissions in relation to Business Paper items.

OBLIGATIONS OF PANEL MEMBERS:

All DAP members are required to comply with the following:

1.

2.
3.

Members must perform their Development Assessment Panel obligations faithfully
and diligently and in accordance with the DAP Code.

DAP members must comply with Council's Code of Conduct.

Except as required to properly perform their duties, DAP members must not disclose
any confidential information (as advised by Council) obtained in connection with the
DAP functions.

DAP members will have read and be familiar with the documents and information
provided by Council prior to attending a DAP meeting.

DAP members must act in accordance with Council's Occupational Health and
Safety Policies and Procedures

DAP members shall not speak to the media on any matter before the Panel
otherwise than with the express approval of the Director Development &
Environment Services.
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ATTENDANCE REGISTER

12/04/17 | 10/05/17 | 24/05/17 | 14/06/17 | 28/06/17

Member

Paul Drake v v v v v
Matt Rogers (alternate)

Dan Croft v v v v v

Patrick Galbraith-Robertson
Warren Wisemantel
(alternates)

David Troemel v v v A
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Bevan Crofts (alternate) v
Grant Burge (alternate) \

Key Present
Absent With Apology

Y=
A =
X = Absent Without Apology
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AGENDA DEVELOPMENT ASSESSMENT PANEL
12/07/2017

Item: 01
Subject: ACKNOWLEDGEMENT OF COUNTRY

"I acknowledge that we are gathered on Birpai Land. | pay respect to the Birpai
Elders both past and present. | also extend that respect to all other Aboriginal
and Torres Strait Islander people present.”

ltem: 02
Subject: APOLOGIES

RECOMMENDATION

That the apologies received be accepted.

ltem: 03
Subject: CONFIRMATION OF PREVIOUS MINUTES

RECOMMENDATION

That the Minutes of the Development Assessment Panel Meeting held on 28 June
2017 be confirmed.

*--

ltem 01
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PORT MACQUARIE MINUTES

% HASTINGS Development Assessment Panel Meeting
S REH RS 28/06/2017

PRESENT

Members:

Paul Drake

Dan Croft

Grant Burge

Other Attendees:

Warren Wisemantel,
Fiona Tierney
Ben Roberts

The meeting opened at 2:00pm.

01 ACKNOWLEDGEMENT OF COUNTRY

The Acknowledgement of Country was delivered.

02 APOLOGIES

CONSENSUS:
That the apology received from David Troemel be accepted.

03 CONFIRMATION OF MINUTES

CONSENSUS:

That the Minutes of the Development Assessment Panel Meeting held on 14 June 2017 be
confirmed.

04 DISCLOSURES OF INTEREST

There were no disclosures of interest presented.

Port Macquarie-Hastings Council Page 8
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S REH RS 28/06/2017

05 DA2017 - 332.1 SHED - LOT 7 DP 1060564, NO 13 RIVERBREEZE DRIVE
CROSSLANDS

CONSENSUS:

That DA 2017 - 332.1 for an ancillary building (shed) at Lot 7 DP 1060564, No. 13
Riverbreeze Drive Crosslands, be determined by granting consent subject to the
recommended conditions.

06 DA2017 - 249.1 PART CHANGE OF USE TO EDUCATIONAL ESTABLISHMENT
-LOT 2 DP 610860 - 8 TABLE STREET, PORT MACQUARIE

Speakers
Christine Nicoll (0)
Michelle Love (applicant)

CONSENSUS:

That DA2017 - 249 for a part change of use to educational establishment at Lot 2, DP
610860, No. 8 Table Street, Port Macquarie, be determined by granting consent subject to
the recommended conditions and as amended below:

¢ Amend condition B(5) to read:
‘(B072) A stormwater drainage design is to be submitted to and approved by Port
Macquarie-Hastings Council prior to the issue of a Construction Certificate for the
car park. The design must be prepared in accordance with Council’'s AUSPEC
Specifications and the requirements of Relevant Australian Standards and make
provision for the following:
a) The legal point of discharge for the proposed development is defined as the kerb
and gutter of a public road.

b) The design shall incorporate on-site stormwater detention facilities to limit site
stormwater discharge to pre development flow rates for all storm events up to and
including the 100 year ARI event.

¢) An inspection opening or stormwater pit must be installed inside the property,
adjacent to the boundary, for all stormwater outlets.

d) The design shall provide details of any components of the existing stormwater
drainage system servicing the site that are to be retained

e Amend condition E(3) to read:
‘E010) Prior to occupation or the issue of any occupation certificate driveways,
access aisles and parking areas shall be provided with a sealed surface. Such a
surface shall be on a suitable pavement, constructed and maintained in accordance
with Council's Development, Design and Construction Manuals (as amended).’

e Delete condition E(10)

¢ Amend condition E(12) to read:
‘Prior to occupation or issuing of any occupation certificate the existing dilapidated
boundary fencing shall be repaired/upgraded for safety and security purposes. The

Port Macquarie-Hastings Council Page 9
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CouUNCIL 28/06/2017

western boundary fence for its length from the rear of the main building to the rear
boundary shall be increased to a height of 1.8m.’

Amend condition F(5) to read:

‘(FP195) The school is limited to a maximum of 24 students and two staff members
at any one time.’

07 DA 2017 - 287.1 SINGLE DWELLING - LOT 1 DP 1195261 NO 7 DENNING
PLACE, PORT MACQUARIE
Speakers:

Robyn Mitchell (0)
Alan Anderson (0)

CONSENSUS:

That DA 2017- 287 for a new single dwelling at Lot 1, DP 1195261, No. 7 Denning Place,
Port Macquarie, be determined by granting consent subject to the recommended
conditions and as amended below:

Additional condition in Section B of the consent to read:

‘Prior to release of the construction certificate, plans are to be submitted for
approval by the principal certifying authority providing for a vegetation screen/hedge
along the northern boundary from the pool enclosure area for a length of 10m
westwards (i.e opposite the raised alfresco area). The hedge plantings are to
achieve a minimum 1m width and 3m height at maturity. The hedge is to be
maintained for the life of the development.’

08

GENERAL BUSINESS

Nil.

The meeting closed at 3:00pm.
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AGENDA DEVELOPMENT ASSESSMENT PANEL
12/07/2017

Item: 04
Subject: DISCLOSURES OF INTEREST

RECOMMENDATION

That Disclosures of Interest be presented

DISCLOSURE OF INTEREST DECLARATION

N E= Ve L= 0T 1Y == ] o Yo
Y TS Lo =
[tem NUMDEr: s s s e r e e

LYW o] 1= 3

Pecuniary:
Take no part in the consideration and voting and be out of sight of the
meeting.

Non-Pecuniary - Significant Interest:
Take no part in the consideration and voting and be out of sight of the
meeting.

Non-Pecuniary - Less than Significant Interest:
May participate in consideration and voting.

(Further explanation is provided on the next page)

[ ]
I,
g
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AGENDA DEVELOPMENT ASSESSMENT PANEL
12/07/2017

Further Explanation
(Local Government Act and Code of Conduct)

A conflict of interest exists where a reasonable and informed person would perceive that a Council
official could be influenced by a private interest when carrying out their public duty. Interests can
be of two types: pecuniary or non-pecuniary.

All interests, whether pecuniary or non-pecuniary are required to be fully disclosed and in writing.
Pecuniary Interest

A pecuniary interest is an interest that a Council official has in a matter because of a reasonable
likelihood or expectation of appreciable financial gain or loss to the Council official. (section 442)

A Council official will also be taken to have a pecuniary interest in a matter if that Council official’s
spouse or de facto partner or a relative of the Council official or a partner or employer of the

Council official, or a company or other body of which the Council official, or a nominee, partner or
employer of the Council official is a member, has a pecuniary interest in the matter. (section 443)

The Council official must not take part in the consideration or voting on the matter and leave and
be out of sight of the meeting. The Council official must not be present at, or in sight of, the
meeting of the Council at any time during which the matter is being considered or discussed, or at
any time during which the council is voting on any question in relation to the matter. (section 451)

Non-Pecuniary

A non-pecuniary interest is an interest that is private or personal that the Council official has that
does not amount to a pecuniary interest as defined in the Act.

Non-pecuniary interests commonly arise out of family, or personal relationships, or involvement in
sporting, social or other cultural groups and associations and may include an interest of a financial
nature.

The political views of a Councillor do not constitute a private interest.
The management of a non-pecuniary interest will depend on whether or not it is significant.

Non Pecuniary — Significant Interest
As a general rule, a non-pecuniary conflict of interest will be significant where a matter does not
raise a pecuniary interest, but it involves:

(a) Arelationship between a Council official and another person that is particularly close, for
example, parent, grandparent, brother, sister, uncle, aunt, nephew, niece, lineal
descendant or adopted child of the Council official or of the Council official’'s spouse,
current or former spouse or partner, de facto or other person living in the same household.

(b) Other relationships that are particularly close, such as friendships and business
relationships. Closeness is defined by the nature of the friendship or business
relationship, the frequency of contact and the duration of the friendship or relationship.

(c) An affiliation between a Council official an organisation, sporting body, club, corporation or
association that is particularly strong.

If a Council official declares a non-pecuniary significant interest it must be managed in one of two
ways:
1. Remove the source of the conflict, by relinquishing or divesting the interest that creates
the conflict, or reallocating the conflicting duties to another Council official.
2. Have no involvement in the matter, by taking no part in the consideration or voting on the
matter and leave and be out of sight of the meeting, as if the provisions in section 451(2)

apply.

Non Pecuniary — Less than Significant Interest

If a Council official has declared a non-pecuniary less than significant interest and it does not
require further action, they must provide an explanation of why they consider that the conflict does
not require further action in the circumstances.

g
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SPECIAL DISCLOSURE OF PECUNIARY INTEREST DECLARATION

By
[insert full name of councillor]

In the matter of
[insert name of environmental
planning instrument]

Which is to be considered
at a meeting of the
[insert name of meeting]

Held on
[insert date of meeting]

PECUNIARY INTEREST

Address of land in which councillor or an
associated person, company or body has a
proprietary interest (the identified land)'

Relationship of identified land to councillor
[Tick or cross one box.]

O Councillor has interest in the land (e.qg. is
owner or has other interest arising out of a
mortgage, lease trust, option or contract, or
otherwise).

0 Associated person of councillor has
interest in the land.

[0 Associated company or body of councillor
has interest in the land.

MATTER GIVING RISE TO PECUNIARY INTEREST

Nature of land that is subject to a change
in zone/planning control by proposed
LEP (the subject land

[Tick or cross one box]

O The identified land.

O Land that adjoins or is adjacent to or is in
proximity to the identified land.

Current zone/planning control

[Insert name of current planning instrument
and identify relevant zone/planning control
applying to the subject land]

Proposed change of zone/planning control
[Insert name of proposed LEP and identify
proposed change of zone/planning control
applying to the subject land]

Effect of proposed change of zone/planning
control on councillor
[Tick or cross one box]

0O Appreciable financial gain.

[0 Appreciable financial loss.

Councillor’'s Name: ........cccoevvivieenene.

Councillor’s Signature: ..................

................... Date: ......cccvvennnnn...

0%
g
PORT MACQUARIE

HASTINGS

COUNCIL

Item 04
Page 13



AGENDA DEVELOPMENT ASSESSMENT PANEL
12/07/2017

Important Information

This information is being collected for the purpose of making a special disclosure of
pecuniary interests under sections 451 (4) and (5) of the Local Government Act
1993. You must not make a special disclosure that you know or ought reasonably to
know is false or misleading in a material particular. Complaints made about
contraventions of these requirements may be referred by the Director-General to the
Local Government Pecuniary Interest and Disciplinary Tribunal.

This form must be completed by you before the commencement of the council or
council committee meeting in respect of which the special disclosure is being made.
The completed form must be tabled at the meeting. Everyone is entitled to inspect it.
The special disclosure must be recorded in the minutes of the meeting.

i. Section 443 (1) of the Local Government Act 1993 provides that you may have a pecuniary interest in a matter
because of the pecuniary interest of your spouse or your de facto partner or your relative" or because your business
partner or employer has a pecuniary interest. You may also have a pecuniary interest in a matter because you, your
nominee, your business partner or your employer is a member of a company or other body that has a pecuniary
interest in the matter.

ii. Section 442 of the Local Government Act 1993 provides that a pecuniary interest is an interest that a person has
in a matter because of a reasonable likelihood or expectation of appreciable financial gain or loss to the person. A
person does not have a pecuniary interest in a matter if the interest is so remote or insignificant that it could not
reasonably be regarded as likely to influence any decision the person might make in relation to the matter or if the
interest is of a kind specified in section 448 of that Act (for example, an interest as an elector or as a ratepayer or
person liable to pay a charge).

ii. A pecuniary interest may arise by way of a change of permissible use of land adjoining, adjacent to or in
proximity to land in which a councillor or a person, company or body referred to in section 443 (1) (b) or (c) of the
Local Government Act 1993 has a proprietary interest..

iv. Relative is defined by the Local Government Act 1993 as meaning your, your spouse’s or your de facto partner’s
parent, grandparent, brother, sister, uncle, aunt, nephew, niece, lineal descendant or adopted child and the spouse or
de facto partner of any of those persons.

g
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AGENDA DEVELOPMENT ASSESSMENT PANEL
12/07/2017

ltem: 05

Subject: DA2017 - 306.1 ALTERATIONS AND ADDITIONS TO DWELLING -
LOT 88 DP 260441, NO 7 TALBINGO PLACE PORT MACQUARIE

Report Author: Stephen Ryan

Applicant: L C Ardrey
Owner: L C Ardrey
Estimated Cost:  $140,000
Parcel no: 23036

Alignment with Delivery Program

4.3.1 Undertake transparent and efficient development assessment in accordance
with relevant legislation.

RECOMMENDATION

That DA 2017 - 306.1 for alterations and additions to dwelling at Lot 88,
DP260441, No. 7 Talbingo Place Port Macquarie, be determined by granting
consent subject to the recommended conditions.

Executive Summary

This report considers a development application for a alterations and additions to a
dwelling at the subject site and provides an assessment of the application in
accordance with the Environmental Planning and Assessment Act 1979.

Following exhibition of the application, one (1) submission has been received.

1. BACKGROUND
Existing sites features and Surrounding development
The site has an area of 810.5m?.

The site is zoned R1 General Residential in accordance with the Port Macquarie-
Hastings Local Environmental Plan 2011, as shown in the following zoning plan:

g
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AGENDA DEVELOPMENT ASSESSMENT PANEL
12/07/2017

The existing subdivision pattern and location of existing development within the
locality is shown in the following aerial photograph:

2. DESCRIPTION OF DEVELOPMENT

Key aspects of the proposal include the following: PORT MACQUARIE
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AGENDA DEVELOPMENT ASSESSMENT PANEL
12/07/2017

e Additions to dwelling comprising rear dwelling additions, new rear deck and
extension of the existing carport.

Refer to attachments at the end of this report.

Application Chronology

13 April 2017 - Application lodged
4 May 2017 - 17 May 2017 - Exhibition via neighbour notification
12 May 2017- Submission received.

3. STATUTORY ASSESSMENT
Section 79C(1) Matters for Consideration

In determining the application, Council is required to take into consideration the
following matters as are relevant to the development that apply to the land to which
the development application relates:

(&) The provisions (where applicable) of:
(i) any Environmental Planning Instrument:

Section 79C(1) Matters for Consideration

In determining the application, Council is required to take into consideration the
following matters as are relevant to the development that apply to the land to which
the development application relates:

(@) The provisions (where applicable) of:
(i) any Environmental Planning Instrument:

State Environmental Planning Policy No. 44 - Koala Habitat Protection

There is no Koala Plan of Management on the site. Additionally, the site is less than
1lha in area therefore no further investigations are required.

State Environmental Planning Policy No.55 — Remediation of Land

Following an inspection of the site and a search of Council records, the subject land
is not identified as being potentially contaminated and is suitable for the intended
use.

State Environmental Planning Policy No. 71 — Coastal Protection and Clause
5.5 of Port Macquarie-Hastings Local Environmental Plan 2011

The site is not located within a coastal zone as defined in accordance with clause 4
of SEPP 71.

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

A BASIX certificate (humber A278106) has been submitted demonstrating that the
proposal will comply with the requirements of the SEPP. It is recommended that a
condition be imposed to ensure that the commitments are incorporated into the
development and certified at Occupation Certificate stage.

Port Macquarie-Hastings Local Environmental Plan 2011
The proposal is consistent with the LEP having regard to the following:

g
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AGENDA DEVELOPMENT ASSESSMENT PANEL
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e Clause 2.2, the subject site is zoned R1 General Residential. In accordance with
clause 2.3(1) and the R1 zone landuse table, the dwelling additions are a
permissible landuse with consent.

The objectives of the R1 zone are as follows:

o To provide for the housing needs of the community.

o To provide for a variety of housing types and densities.

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

[}

In accordance with Clause 2.3(2), the proposal is consistent with the zone objectives

as it is a permissible landuse and consistent with the established residential locality,

e Clause 2.7, the demolition requires consent as it does not fit within the provisions
of SEPP (Exempt and Complying) 2008.

e Clause 4.3, the maximum overall height of the building above ground level
(existing) is 5.0m which complies with the standard height limit of 8.5m applying
to the site.

e Clause 4.4, the floor space ratio of the proposal is 0.33:1.0 which complies with
the maximum 0.65.0:1 floor space ratio applying to the site.

Clause 7.13, existing services in place.

Clause 4.6 — exceptions to development standards.

Clause 5.6 — Architectural roof features.

Clause 5.9 - No listed trees in Development Control Plan 2013 are proposed to

be removed.

e Clause 5.10 — Heritage. The site does not contain or adjoin any known heritage
items or sites of significance.

e Clause 7.1, the site is not mapped as potentially containing acid sulphate soils.

e Clause 7.3, the site is not land within a mapped “flood planning area”.

e Clause 7.5 — Koala Habitat — The land is not identified as a “Koala Habitat area”
on the Koala Habitat Map.

e Clause 7.6 — The land is not identified as a Coastal Erosion Risk on the Coastal
Erosion Map (Lake Cathie/Town Beach).

e Clause 7.7 — Airspace operations- N/A
e Clause 7.8 - Development in areas subject to aircraft noise- N/A
e Clause 7.9 - Development subject to acoustic controls - N/A

e Clause7.13, satisfactory arrangements are in place for provision of essential
services.

(i)  Any draft instruments that apply to the site or are on exhibition:
No draft instruments apply to the site.
(iii) any Development Control Plan in force:

Port Macquarie-Hastings Development Control Plan 2013

DCP 2013: Dwellings, Dual occupancies, Dwelling houses, Multi dwelling houses
& Ancillary development

g
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Requirements Proposed Complies

3.221 Ancillary development: Rear deck addition.

« 4.8m max. height 1.865m to deck level Yes

« Single storey Single storey Yes

- 60m2 max. area 48.5m? Yes

» 24 degree max. roof pitch - N/A

« Not located in front setback Rear setback Yes

Front setback (Residential not R5

zone):

* Min. 4.5m local road or within 7.6m Yes
20% of adjoining dwelling if on
corner lot

3.2.2.3 Garage 5.5m min. and 1m behind Maintains existing carport Yes
front facade. setback at 7.6m. Achieves

Garage door recessed behind 5.5m setback

building line or eaves/overhangs

provided

Driveway crossover 1/3 max. of Maintains existing Yes

site frontage and max. 5.0m width | driveway width at

boundary
3.224 4m min. rear setback. Variation Compensatory area equal | Yes
subject to site analysis and to a 4m setback available
provision of private open space on western side boundary
for an equitable length
0f12.5m
3.2.2.5 | Side setbacks:
« Ground floor = min. 0.9m Dwelling additions- 1.9m Yes
to 4.6m setback to
eastern side boundary.
Deck- 4.7m to 6m setback
from western boundary.
Carport addition- 6.4m to
eastern side boundary.

* First floors & above = min. 3m Shadows from the Yes
setback or where it can be proposed addition will fall
demonstrated that predominately on the
overshadowing not adverse = subject lot with minor
0.9m min. overshadowing to the

eastern boundary at 3pm
with less than 3 hours
duration. Adequate
separation exists between
the adjoining property to
the west.

+ Building wall set in and out every Yes
12m by 0.5m

3.2.2.6 35m2 min. private open space Available at rear Yes
area including a useable 4x4m

g
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principles of Crime Prevention
Through Environmental Design

surveillance available

12/07/2017
min. area which has 5% max.

grade

3.2.2.10 Privacy;

« Direct views between living Some impact in regard | Yes/No
areas of adjacent dwellings to privacy of open
screened when within 9m radius | Spaces will occur from
of any part of window of the proposed rumpus
adjacent dwelling and within windows. Due to the
12m of private open space areas | €levated nature of the
of adjacent dwellings. ie. 1.8m site, it is considered that
fence or privacy screening which | the adjoining properties
has 25% max. openings and is are already impacted
permanently fixed upon by the existing

dwelling, & impacts
from the proposed
additions will
comparable to what
already exists on site.

« Privacy screen required if floor | The upper level rumpus Yes & No*
level > 1m height, window windows are sited less
side/rear setback (other than than 3m from the rear
bedroom) is less than 3m and boundary for
sill height less than 1.5m approximately 1/3 of the

o wall length or equivalent

R to 1/2 the width of the

R eastern window.

. Vegetative screening is
provided in part along the

¢ rear boundary of the

* adjoining property.

* Windows on the upper

i level north eastern and

o eastern boundaries are

o bedrooms & therefore

. considered a low privacy

. impact and do not require

. screening.

[ ]

o The rear deck will be sited | N/A

« Privacy screens provided to 4.8m from the rear
balconies/verandahs etc which | boundary and 4.7m from
have <3m side/rear setback and | the western side
floor level height >1m boundary & therefore

does not require

screening. The deck is

partially shielded by an

existing studio building on

the western boundary.
DCP 2013: General Provisions

Requirements Proposed Complies

2.7.2.2 Design addresses generic | Adequate casual Yes
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guideline

2331

Cut and fill 1.0m max. 1m
outside the perimeter of the
external building walls

Yes

2.5.3.2

New accesses not permitted
from arterial or distributor
roads

Maintains existing access

Yes

Driveway crossing/s minimal in
number and width including
maximising street parking

Maintains existing
driveway crossover

Yes

2.5.3.3

Parking in accordance with
Table 2.5.1.

1 space per single dwelling
(behind building line)

No change to existing
parking arrangements

Yes

25311

Section 94 contributions

Refer to main body of
report.

2.5.3.12
and
2.5.3.13

Landscaping of parking areas

N/A

25314

Sealed driveway surfaces
unless justified

Sealed driveway

Yes

2.5.3.15
and
2.5.3.16

Driveway grades first 6m or
‘parking area’ shall be 5%
grade with transitions of 2m
length

No change to existing
driveway grades

N/A

2.5.3.17

Parking areas to be designed
to avoid concentrations of
water runoff on the surface

Contained within site

Yes

Vehicle washing facilites —
grassed area etc available.

Available

Yes

The proposal seeks to vary Development Provision 3.2.2.10

The relevant objectives are:

- To protect the visual privacy of on-site and nearby residents

Having regard for the development provisions and relevant objectives, the variation
is considered acceptable for the following reasons:
o The variation is considered minor.
o The upper level rumpus windows are sited less than 3m from the rear
boundary for approximately 1/3 of the wall length or equivalent to half the
width of the eastern window. The remainder of the windows are compliant
with the DCP provisions.
o The provision of a privacy screen to the eastern rumpus window is not
considered to be necessary as the second rumpus window is compliant in
terms of setback & does not require one.
o Existing vegetative screening is provided along a portion of the rear
boundary of the adjoining property at the rear.

Based on the above assessment, the variation proposed to the provisions of the
DCP are considered acceptable and the relevant objectives have been satisfied.
Cumulatively, the variation does not amount to an adverse impact or a significance

that would justify refusal of the application.
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(iiia) 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 planning agreement has been offered or entered into relating to the site.

iv) any matters prescribed by the Regulations:

New South Wales Coastal Policy:

The proposed development is consistent with the objectives and strategic actions of
this policy.

Demolition of buildings AS 2601
N/A
V) any coastal zone management plan (within the meaning of the Coastal

Protection Act 1979), that apply to the land to which the development
application relates:

N/A

(b) The likely impacts of that development, including environmental impacts
on both the natural and built environments, social and economic impacts
in the locality:

Context and setting

Solar access-

*  The proposal will be unlikely to have any adverse impacts in regard to solar
access.

Public domain-

» The proposal will be unlikely to have any adverse impacts to existing adjoining
properties and satisfactorily addresses the public domain.

« The proposal is considered to be consistent with other residential development in
the locality and adequately addresses planning controls for the area.
[ )

View sharing-

+ There are no adverse impacts on existing view sharing.
]

Privacy-

+  Privacy impacts from the proposed works are considered to be no greater than
what already exists on the site.

Access, transport and traffic

The proposal will be unlikely to have any adverse impacts in terms access, transport
and traffic. The existing road network will satisfactorily cater for any increase in
traffic generation as a result of the development.

Water Supply
Service available.

Sewer -_=
Service available. PORT MACQUARIE
HASTINGS
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Stormwater
Service available.

Other Utilities
Telecommunication and electricity services are available to the site.

Heritage
This site does not contain or adjoin any known heritage item or site of significance.

Other land resources
No adverse impacts anticipated. The site is within an established urban context and
will not sterilise any significant mineral or agricultural resource.

Water cycle
The proposed development will be unlikely to have any adverse impacts on water
resources and the water cycle.

Soils

The proposed development will be unlikely to have any adverse impacts on sails in
terms of quality, erosion, stability and/or productivity subject to a standard condition
requiring erosion and sediment controls to be in place prior to and during
construction.

Air and microclimate
The construction and/or operations of the proposed development will be unlikely to
result in any adverse impacts on the existing air quality or result in any pollution.

Flora and fauna

Construction of the proposed development will not require any removal/clearing of
any significant vegetation and therefore will be unlikely to have any significant
adverse impacts on biodiversity or threatened species of flora and fauna. Section
5A of the Act is considered to be satisfied.

Waste
Satisfactory arrangements are in place for proposed storage and collection of waste
and recyclables. No adverse impacts anticipated.

Energy
The proposal includes measures to address energy efficiency and will be required to
comply with the requirements of BASIX.

Noise and vibration
No adverse impacts anticipated. Condition recommended to restrict construction to
standard construction hours.

Bushfire
The site is not identified as being bushfire prone.

Safety, security and crime prevention

The proposed development will be unlikely to create any concealment/entrapment
areas or crime spots that would result in any identifiable loss of safety or reduction
of security in the immediate area.

Social impacts in the locality

-
~
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Given the nature of the proposed development and its’ location the proposal is
unlikely to result in any adverse social impacts.

Economic impact in the locality

No adverse impacts. Likely positive impacts can be attributed to the construction of
the development and associated flow on effects (i.e. increased expenditure in the
area).

Site design and internal design
The proposed development design is satisfactorily responds to the site attributes
and will fit into the locality. No adverse impacts likely.

Construction
No potential adverse impacts identified to neighbouring properties with the
construction of the proposal.

Cumulative impacts

The proposed development is not expected to have any adverse cumulative
impacts on the natural or built environment or the social and economic attributes of
the locality.

(c) The suitability of the site for the development

The proposal will fit into the locality and the site attributes are conducive to the
proposed development.

(d) Any submissions made in accordance with this Act or the Regulations:

One (1) written submission has been received following public exhibition of the
application.

Key issues raised in the submissions received and comments in response to these
issues are provided as follows:

=02
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Submission Planning Comment/Response
Issue/Summary

Loss of privacy due to | Privacy screening is not considered to be required for the
4 windows facing the | bedroom windows facing the rear boundary as they are
adjoining rear yard not considered to be high use living areas.

(Building 5.5m at 1.1m
distance from fence). | There is anticipated to be a degree of impact in regard to
privacy from the proposed rumpus room windows facing
the rear boundary. The rumpus windows are compliant in
terms of setbacks for % of the window length. Given the
orientation to the north/west and the separation available
to the primary open space area of the adjoining dwellings
the privacy impact is not considered to be of such an
impact that would warrant refusal of the application.

Due to the elevated nature of the site it is considered that
privacy will be impacted upon to some degree from any
addition to the building and any impacts from the
proposed additions will be minor to what already exists.

Closeness of the A proposed setback of 1.1m is permissible in that an
proposed dwellingto | equivalent area with a setback of 4m is available along
the rear boundary at the western boundary. Shadows will not be cast onto the
1.1m. adjoining property from the proposed structure.

The proposed roller The setback of the roller door is permissible.

door at the rear is too | The owner has advised that the proposed roller door is for
close to boundary and | easier access to the subfloor storage area beneath the
may become a dwelling addition.

workshop.

(e) The Public Interest:

The proposed development satisfies relevant planning controls and is unlikely to
impact on the wider public interest.

4. DEVELOPMENT CONTRIBUTIONS APPLICABLE

N/A.

5.  CONCLUSION

The application has been assessed in accordance with Section 79C of the
Environmental Planning and Assessment Act 1979.

Issues raised during assessment and public exhibition of the application have been
considered in the assessment of the application. Where relevant, conditions have
been recommended to manage the impacts attributed to these issues.
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The site is suitable for the proposed development, is not contrary to the public's
interest and will not have a significant adverse social, environmental or economic
impact. It is recommended that the application be approved, subject to the
recommended conditions of consent provided in the attachment section of this report.

Attachments
1View. DA2017 - 306.1 Plans

2View. DA2017 - 306.1 Recommended Conditions
3View. DA2017 - 306.1 Submission - Morel & Post
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FOR USE BY PLANNERS/SURVEYORS TO PREPARE LIST OF

PROPOSED CONDITIONS

NOTE: THESE ARE DRAFT ONLY

DA NO: 2017/306 DATE: 04/07/2017

PRESCRIBED CONDITIONS

The development is to be undertaken in accordance with the prescribed conditions
of Part 6 - Division 8A of the Environmental Planning & Assessment Regulations

2000.

A - GENERAL MATTERS

(1)

(2)

(AQO01)  The development is to be carried out in accordance with the plans
and supporting documents set out in the following table, as stamped-and
returned with this consent, except where modified by any conditions of this
consent.

Plan / Supporting | Reference Prepared by Date
Document

Architectural & Sheets 1-12 Beukers & Ritter 24/11/2014
Engineering plans | prawing: 9184 Consulting

Revision B

Basix Certificate No:.A278106 Beukers & Ritter 10 April 2017
Consulting

In the event of any inconsistency between conditions of this development
consent and the plans/supporting documents referred to above, the conditions
of this development consent prevail.

(A002)  No work shall commence until a Construction Certificate has been
issued and the applicant has notified Council of;

a) the appointment of a Principal Certifying Authority and
b) the date on which work will commence,

Such notice shall include details of the Principal Certifying Authority and must
be submitted to Council at least two (2) days before work commences.

(AQ09)  The development site is to be managed for the entirety of work in
the following manner:

1. Erosion and sediment controls are to be implemented to prevent sediment
from leaving the site. The controls are to be maintained until the
development is complete and the site stabilised with permanent vegetation;

2. Appropriate dust control measures;

3. Building equipment and materials shall be contained wholly within the site
unless approval to use the road reserve has been obtained. Where work
adjoins the public domain, fencing is to be in place so as to prevent public
access to the site;

4. Building waste is to be managed via an appropriate receptacle;
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5. Toilet facilities are to be provided on the work site at the rate of one toilet
for every 20 persons or part of 20 persons employed at the site.

6. Building work being limited to the following hours, unless otherwise
permitted by Council;

- Monday to Saturday from 7.00am to 6.00pm
- No work to be carried out on Sunday or public holidays

The builder to be responsible to instruct and control his sub-contractors
regarding the hours of work.

B - PRIOR TO ISSUE OF CONSTRUCTION CERTIFICATE

(1)

(BOO1)  Prior to release of the Construction Certificate; approval pursuant to
Section 68 of the Local Government Act, 1993 to carry out water supply,
stormwater and sewerage works is to be obtained from Port-Macquarie-
Hastings Council. The following is to be clearly illustrated on the site plan to
accompany the application for Section 68 approval:

Position and depth of the sewer (including junction)
» Stormwater drainage termination point

+ Easements
« \Water main

C - PRIOR TO ANY WORK COMMENCING ON SITE

Nil

D — DURING CONSTRUCTION

(1)

(2)

(D0O03)  The Port Macquarie-Hastings area is known to contain rock that
may contain naturally occurring asbestos (NOA). Should potential NOA be
located on site notification-shall be-provided to Council and Workcover prior to
works proceeding. No work shall recommence until a NOA management plan
has been approved by Council ar'Workcover.

(D029) The demolition of any existing structure shall be carried out in
accordance with Australian Standard AS 2601-1991: The Demolition of
Structures. No.demolition materials shall be burnt or buried on site. The
person responsible for the demolition works shall ensure that all vehicles
leaving the site carrying demolition materials have their loads covered and do
not track soil or waste materials onto the road. Should the demolition works
obstruct or inconvenience pedestrian or vehicular traffic on an adjoining public
road or reserve, separate application shall be made to Council to enclose the
public place with a hoarding fence.

Should asbestos be present, its removal shall be carried out in accordance
with the National OH&S Committee — Code of Practice for Safe Removal of
Asbestos and Code of Practice for the Management and Control of Asbestos
in Workplaces.

For further information on asbestos handling and safe removal practices refer
to the following links:

Safely disposing of asbestos waste from your home

Fibro & Asbestos - A Renovator and Homeowner's Guide

Asbestos Awareness

E — PRIOR TO OCCUPATION OR THE ISSUE OF OCCUPATION CERTIFICATE
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(1) (E001) The premises shall not be occupied or used in whole or in part until
an Occupation Certificate has been issued by the Principal Certifying
Authority.

(2) (E058)  Written confirmation being provided to the Principal Certifying
Authority (PCA) from any person responsible for the building works on the
site, stating that all commitments made as part of the BASIX Certificate have
been completed in accordance with the certificate.

(3) (E051)  Prior to occupation or the issuing of any Occupation Certificate a
section 68 Certificate of Completion shall be ebtained from Port Macquarie-
Hastings Council.

F — OCCUPATION OF THE SITE
Nil
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From: I
To: Counci
Subject: Enquiry for application (21.1995.236.1)
Date: Friday, 12 May 2017 11:56:10 AM
Importance: High
Submission of objection
Rob Post and Lisa Morel, 38 Moruya Drive, ||| G
App. No. 2017/306
Objections; Loss of privacy, closeness of proposed dwelling to back boundary and roller door
facing boundary.
Dear General manager,
We write to you regarding the submission of proposed alteration of the dwelling at 7 Talbingo
Place Port Macquarie, application number 2017/306 made by L C Adrey.
We hereby make an objection to the proposed submission by the above named. Reasons for this
are;

1. Loss of privacy due to 4 windows facing our backyard (building 5 metres high at 1.1+

metres distance from fence)
2. Closeness of proposed dwelling to back boundary joining our properties(1.1metre+)
3. Proposed roller door facing our property at extreme closeness to boundary. The concern
is that it is a intended workshop.
We are very concerned with the rear view windows and distance of the dwelling to the back of 7
Talbingo Place which borders our property at 38 Moruya Drive.
The distance and the height of the proposed dwelling at the back of 7 Talbingo Place will greatly
impact on the privacy of the total garden area and back of the dwelling of 38 Moruya Drive.
7 Talbingo Place already consist of an elevated backyard which is higher then the 38 Moruya
Drive backyard which means that the propose dwelling of 7 Talbingo Place at the back of the
property will totally impose on our privacy.
Kind Regards,
Lisa Morel and Rob Post
Item 05
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ltem: 06

Subject: DA2017 - 132.1 ALTERATIONS AND ADDITIONS TO VETERINARY
HOSPITAL - LOT 1 DP 981233, 206 OXLEY HIGHWAY, PORT
MACQUARIE

Report Author: Deb McKenzie

Applicant: Matt Buchanan-Pascall C/-Collin W Collins

Owner: Veterinary Practice Partners Port Macquarie Pty Ltd
Estimated Cost:  $30,000

Parcel no: 16167

Alignment with Delivery Program

4.3.1 Undertake transparent and efficient development assessment in accordance
with relevant legislation.

RECOMMENDATION

That DA 2017-132.1 for alterations and additions to veterinary hospital at Lot
1, DP 981233, No. 206 Oxley Highway, Port Macquarie, be determined by
granting consent subject to the recommended conditions.

Executive Summary

This report considers a development application for alterations and additions to an
existing veterinary clinic at the subject site and provides an assessment of the
application in accordance with the Environmental Planning and Assessment Act
1979.

Following exhibition of the application, six (6) submissions have been received with
one submitter forwarding addendums to add to their submission.

1. BACKGROUND
Existing sites features and surrounding development
The site has an area of 2023sgm.

The site is zoned R1 General Residential in accordance with the Port Macquarie-
Hastings Local Environmental Plan 2011, as shown in the following zoning plan:
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g
PORT MACQUARIE

HASTINGS

COUNCIL

Iltem 06
Page 36



AGENDA DEVELOPMENT ASSESSMENT PANEL
12/07/2017

MENARy oR

S |
A Veterinary Hospital, as defined in LEP 2011 is a prohibited landuse in the R1
General Residential zone. However, the use of the subject site as a veterinary
hospital/clinic is an approved landuse (since 1984) and has been a continuing use
since that time.

The existing development pattern and location of the existing development within the
locality is shown in the following aerial photograph:
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Key aspects of the proposal include the following:

e The original landuse was approved in 1984. The landuse was approved as an
‘undefined’ use. It is therefore an approved use and has been used and occupied
for this purpose since 1984.

e Additions and alterations to the premises have occurred, with permission, during
the ensuing period.

e This application seeks additions and alterations to the approved veterinary
hospital.

e There are no registered or ongoing complaints on Council’s records regarding the
operation of the premises in respect of noise emissions or behaviour of pets on
the premises.

Refer to attachments at the end of this report.
Application Chronology

Lodged: 23/2/17

Public notification period: 6/03/2017 to 20/03/2017.

Six (6) submissions received during the notification period.
Addendums to submissions received after notification period.
20/3/17 - Additional information request to applicant

4/4/17 - Site inspection with applicant and proponent

5/5/17 - Receipt of additional information from applicant
11/5/17 - Copy of redacted submissions provided to applicant
11/5/17 - Email to submitter providing update of application

3. STATUTORY ASSESSMENT

Section 79C(1) Matters for Consideration

In determining the application, Council is required to take into consideration the
following matters as are relevant to the development that apply to the land to which |
the development application relates:

(@) The provisions (where applicable) of:
(i) any Environmental Planning Instrument:

State Environmental Planning Policy No.55 — Remediation of Land

Following an inspection of the site and a search of Council records, the subject land
is not identified as being potentially contaminated and is suitable for the intended
use.

State Environmental Planning Policy No. 71 — Coastal Protection and Clause
5.5 of Port Macquarie-Hastings Local Environmental Plan 2011

The site is shown hatched on the SEPP 71 maps on Council’s GIS system. It is
therefore located within a coastal zone noting clause 4 of the SEPP.

Having regard for clauses 2, 8 and 12 to 16 of the SEPP and clause 5.5 of the PMH
LEP 2011, the proposed development will not result in any of the following: .
*I-
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b) any adverse amenity impacts along the foreshore and on the scenic qualities of
the coast;

c) any adverse impacts on flora and fauna;

d) the development being subject to any adverse coastal processes or hazards;
e) any significant conflict between water and land based users of the area;

f) any adverse impacts on any items of archaeological/heritage;

g) reduction in the quality of the natural water bodies in the locality (due to effluent &
stormwater disposal, construction impacts, landuse conflicts);

h) adverse cumulative impacts on the environment;
i) aform of development that is unsustainable in water and energy demands;

i) development relying on flexible zone provisions (refer to clause 5.3 of LEP 2011 -
Development near zone boundaries unable to be undertaken when SEPP 71
applies).

The site is predominately cleared and located within an area zoned for residential
purposes. The existing landuse on the site, being a veterinary hospital is an
approved and ongoing landuse since 1984.

Port Macquarie-Hastings Local Environmental Plan 2011

The following assesses the proposal against the relevant LEP provisions:

e Clause 2.2 - the subject site is zoned R1 General Residential. In accordance with
clause 2.3(1) and the R1 General Residential zone landuse table, the proposed
development, being defined as ‘veterinary hospital’ (in accordance with the LEP
definitions) is a prohibited landuse on the subject site.

A ‘veterinary hospital’ is defined as:

“veterinary hospital” means a building or place used for diagnosing or surgically or
medically treating animals, whether or not animals are kept on the premises for
the purpose of treatment.

The R1 landuse table states:
Zone R1 General Residential
1 Objectives of zone

» To provide for the housing needs of the community.
» To provide for a variety of housing types and densities.

+ To enable other land uses that provide facilities or services to meet the day to day needs

of residents.

2 Permitted without consent

Home occupations

3 Permitted with consent

Attached dwellings; Boarding houses; Building identification signs; Business identification
signs; Child care centres; Community facilities; Dwelling houses; Group homes; Home
industries; Hostels; Multi dwelling housing; Neighbourhood shops; Places of public
worship; Residential flat buildings; Respite day care centres; Roads; Semi-detached
dwellings; Seniors housing; Shop top housing; Any other development not specified in
item2or4

4 Prohibited

Veterinary hospitals; .............

Existing Use Rights - Environmental Planning and Assessment Act 1979
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Part 4, Division 10, Clause 106 of the EP&A Act states:
106 Definition of “existing use”

In this Division, existing use means:

() the use of a building, work or land for a lawful purpose immediately before
the coming into force of an environmental planning instrument which
would, but for Division 4 of this Part, have the effect of prohibiting that use,
and

(b) the use of a building, work or land:

(i) for which development consent was granted before the commencement of
a provision of an environmental planning instrument having the effect of
prohibiting the use, and

(ii) that has been carried out, within one year after the date on which that
provision commenced, in accordance with the terms of the consent and to
such an extent as to ensure (apart from that provision) that the
development consent would not lapse.

In order to establish the historical approval of the site, if any, the applicant was
requested to provide evidence of any approval(s) to prove existing use rights for the
vet clinic. A search of Council’s archive records was undertaken. The following
records are noted:

DA 241/84 - (dated 21/9/84) - Approval of Vet Practice in conjunction with existing
dwelling

DA 314/85 - Advertisement for premises

DA 392/89 - Extension of the premises

DA369/90 - Sign for premises

The site was zoned Residential ‘B’ pursuant to Hastings LEP No. 5. The following
comments were made on page 32 of the Business paper to the Development Control
Unit Meeting held on 18 September 1984:

“The proposed veterinary practice is not a defined land use in the LEP. It
has characteristics of commercial premises (prohibited), and professional
consulting rooms (permissible with consent), and it is considered that the
veterinary practice is permissible with consent (as an undefined use).”

On this basis, ‘existing use rights’ pursuant to Part 4, Division 10 of the EP&A Act
1979 are established for the ongoing use of the site as veterinary hospital. The
proposed additions and alterations to the premises, the subject of this application,
can be assessed on a merits based assessment in accordance with the current EPI's
and council policies.

In accordance with clause 43 of the EP&A Regulations 2000, development consent is
required for alteration or extension of buildings and works the subject of existing use
rights. The subject application is for the same use and relates to the same land as
that originally approved in 1984. The use is not defined as ‘commercial premises’ or
‘light industrial’ and are not therefore limited in regard to the size of
addition/extension able to be approved. Further, the applicant advises that the
proposed is not aimed at intensifying the current use on the site, rather rationalising
the existing floor space to provide better pet care facilities that are more practical for
staff procedures and care of animals, including insulation of the new premises to
address any potential noise emissions from animals. The occupation of the existing
dwelling onsite remains unaltered and continues to be directly related to the
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operation of the veterinary hospital. While located on the subject site it is not part of
the proposed works onsite.

The current application seeks consent to make additions and alterations to the
existing, ongoing use of the site as a veterinary hospital.

¢ Clause 4.3, the maximum overall height of the building above ground level
(existing) is 2.931m which complies with the standard height limit of 8.5m applying
to the site.

e Clause 4.4, the floor space ratio of the proposal is 0.23:1 (including the onsite
residence and excluding the verandah attached to the staff room at the rear)
which complies with the maximum 1.0:1 floor space ratio applying to the site.

e Clause 5.5 - Development within the coastal zone. Relevant objectives of this
clause are addressed by SEPP 71 section - see above.

e Clause 5.9 - One tree and some established gardens are required to be removed
as part of the building extension as they are located within the building envelope
of the new works. This is acceptable in this case. Additional sunlight will be made
available to adjoining residential units. Loss of any privacy afforded by the current
mature tree is to be addressed via the installation of a lattice/fence extension to
the boundary fence, similar to other screening along the boundary fence to the
south of the new works.

e Clause 5.10 — Heritage. The site does not contain or adjoin any known heritage
items or sites of significance.

e Clause7.13 - Satisfactory arrangements are in place for provision of essential
services including water supply, electricity supply, on-site sewage
management/sewer infrastructure, stormwater drainage and suitable road access
to service the development.

(i)  Any draft instruments that apply to the site or are on exhibition:
None.
(iii) any Development Control Plan in force:

Port Macquarie-Hastings Development Control Plan 2013

The PMHDCP 2013 does not contain any provisions specific to the subject landuse,
being a veterinary hospital, except for traffic and parking provisions under Section 2.5
Transport, Traffic Management, Access and Car Parking. This is addressed below
and concludes that the site can comply, subject to conditions of consent.

(iia) 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:

Nil

iv) any matters prescribed by the Regulations:

v) any coastal zone management plan (within the meaning of the Coastal

Protection Act 1979), that apply to the land to which the development
application relates:
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N/A

(b) The likely impacts of that development, including environmental impacts
on both the natural and built environments, social and economic impacts
in the locality:

The site has a north-south orientation with pedestrian and vehicle access off the
Oxley Highway. It is noted that left-in, left-out applies to properties along this section
of the southern side of the highway.

Adjoining the site to the north is the Oxley Highway (double lane in both directions
with median strip). Beyond the highway is vacant land owned by the Department of
Education. Douglas Vale historical site is located immediately west of the vacant
Department of Education land (approx. 100m from the subject site).

Adjoining the site to the east is a single dwelling (being Lot 50 DP 1051366 - fronting
the Oxley Highway) and a multi-unit villa development behind Lot 50, being SP
71541. A number of residential units immediately about the boundary of the subject
site.

Adjoining the site to the south is residential development owned by the Trustees of
the Roman Catholic Church.

Adjoining the site to the west is low density residential dwelling owned by a mixture of
the NSW Land & Housing Corp and private owners.

The existing landuse is a longstanding locally based business since at least 1984 -
some 33 years. This proposal does not seek to intensify the current use, rather the
applicant states that it to rationalise internal working spaces to better facilitate care of
animals and improve work conditions for staff. This was evident upon inspecting the
site.

Subject to compliance with proposed conditions of consent, the proposal should be
able to continue operations on the site within acceptable limits in terms of impacts on
the adjoining residential properties. The measures to address potential impact are
outlined throughout this report. Overall, the proposal is considered acceptable and
reasonable in relation to the natural and built environment, given the history of
occupation of the site and its locational context within a zoned residential area.

Subject to compliance with proposed conditions of consent, there are no significant
adverse impacts that warrant refusal of the application.

Parking and Maneoeuvring

Currently, a total of five (5) spaces are provided at the front of the site with staff
parking provided at the rear of the site, adjacent the existing dwelling and outbuilding.
The applicant states that each of the front parking spaces is 2.5m wide. A condition
of consent is proposed to ensure client parking complies with design requirements of
Australian Standard AS 2890.

Council’'s DCP requires the following parking:
3 spaces per vet + 1 space per 2 employees (assistants/administration).

Information provided by the applicant in relation to operation of the premises states
that there are a maximum of 2 vets at the facility at any one time (one in surgery, one
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consulting) and a maximum of 3 staff. This equates to a parking requirement of 7.5 or
8 parking spaces for five staff and clients.

Five (5) spaces for staff can be provided at the rear of the site - through the gateway,
adjacent the managers dwelling and outbuilding. This leaves the 5 parking at the
front of the site for clients. This is sufficient for clients of the business.

To assist in addressing neighbour concerns regarding on street parking by clients
and staff, the proponent has been asked to put a sign up inside the clinic asking all
visitors to park on site. Staff will also be asked to park off-street. No condition of
consent is proposed to address this matter.

Utilities
The site is connected to Council’'s water, sewer, stormwater systems.
Telecommunication and electricity services are available to the site.

Heritage

The site is not a listed heritage item and is not located within a Heritage Conservation
Area. Douglas Vale historical homestead and vineyard is located north west of the
subject site, separated from the site by the double lane Oxley Highway. The
proposed works, located at the rear of the existing premises, will not impact on the
historical significance of Douglas Vale.

Tree Removal

One mature tree at the rear of the existing premises is located within the building
envelope of the proposed addition. It requires removal to facilitate the development
and is considered acceptable. Concerns have been raised regarding loss of privacy
due to removal of the tree. A condition of consent is proposed requiring the
installation of the boundary fence lattice extensions, with climbing plant to screen the
building and address any perceived loss of privacy. This has been discussed and
agreed with the proponent. Overall, the removal of the tree is considered acceptable.

Waste

Satisfactory arrangements are in place for proposed storage and collection of waste
and recyclables. No adverse impacts anticipated. Standard precautionary site
management condition recommended.

Noise and vibration

Concerns were raised regarding noise from the site to residential premises abutting
the eastern boundary. The applicant was requested to provide additional information
to address this issue. The applicant submitted the following:

“The proposal seeks to reduce any noise impacts emanating from both
the existing and proposed building.

The existing area labelled ‘Animal Holding’ is an area where animals will
be held, either prior to X-Ray/Surgery, or following X-Ray/Surgery.
Generally, all animals kept within this area will be sedated or under a
general anaesthetic, and under the constant supervision of staff. Animals
will not be kept within this area outside normal operating hours of the
Veterinary Hospital. Whilst it is not expected that the animals held within
this area will make much noise, it is proposed to internally line the
existing concrete block wall (approximately 190mm thick) with a timber or
metal frame, and 13mm ‘soundcheck’ plasterboard to assist in reducing
any noise emanating from the room.
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The proposed rooms labelled “Prep”, “X-Ray” and “Procedure Room” are
areas to be used for procedures on animals. All animals within this area
will be either preparing for a procedure or undertaking a procedure and
will be sedated or under a general anesthetic. Accordingly, animals within
these areas are not expected to make much noise. Construction of this
section of the building is proposed to have; the external walls constructed
of concrete blocks, contain no window or door openings on the eastern or
southern elevations and are to be internally framed and lined with 13mm
‘soundcheck’ plasterboard on the eastern and southern elevations.

The only area within the Veterinary Hospital where animals will be kept
for observation outside of normal operating hours will be within the room
labelled “holding room”. Even through this area is not located adjacent to
the eastern lot boundary wall, to assist in further reducing any noise
impacts; it is proposed to line the internal walls with 13mm ‘soundcheck’
plasterboard.

It should be noted that at all times when an animal is within the Veterinary
Hospital there is a staff member on-site. During operating hours, there is
staff within the facility and outside of operating hours a Vet resides within
the dwelling, adjoining the facility to monitor the animals and effectively
manage any noise coming from the animals within. There is one egress
door on the eastern elevation of the proposed building, to assist in
reducing noise impacts it is proposed to replace this door with a solid
core door.”

The technical Gyprock Product Datasheet for 13mm Soundcheck plasterboard
describes its specification as:

Gyprock Soundchek™

and ceill ngs wheara supenar acouslic resisiancsa 1s raquired

Soundchek provides effective airborne noise and impact noise insulation. Higher levels of noise contral can be achieved by including bulk
acoustic insulation in the Soundchek wall cavity

Gyprock Soundchek 13mm
Soundchek 13mm s part of Byprack's Commeralal Select Optlons range of plasterbosrds, generally used far acoustlc walls In commercla
construction where an acoustls rated system |s spealfied.

More [nformatlon about acoustle solutlons In commearclal bulldings can be found under the _

Typleal appllcatlons
s Meetlng rooms and gulet rooms In offlee bulldings
o |ntertenancy walls In multi-residentlal developments
» Patlent wards and operating theatres In hospltals

Council’'s EHO advises, that combined with the use of concrete block external
building material, is sufficient as a noise abatement measure in this case.

The after-hours management of the premises by a resident vet/staff member(s) also
assists in addressing any onsite issues as they arise.

Lesser but more continuous noise and amenity issues raised by adjoining residents
relate to the poly pipe attached to the dividing fence and potential siting of the air-
conditioning unit on the roof of the new addition. The proponent has acknowledged
the rattling of the pipe on the metal fence and is to address it by installing rubber
grommets to absorb vibrations. This is considered adequate to address this matter
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and will be reinforced via condition of consent. A condition of consent is proposed
requiring the air conditioner to be located at ground level away from the boundary
fence. Both matters have been discussed and agreed by the proponent.

The pump adjacent to the rear outbuilding is necessary for plumbing and drainage of
the rear outbuilding. It operates when the sink within that building is used. The
proponent states that the building is currently used as a staff room and used
intermittently on any given day. It was confirmed during the site inspection by Council
staff. This level of use is considered reasonable in this case. The room is used
predominantly during business hours, not after hours and the pump does not operate
for long periods at any one time.

Safety, security and crime prevention

The proposed development will be unlikely to create any concealment/entrapment
areas or crime spots that would result in any identifiable loss of safety or reduction of
security in the immediate area. The existing onsite residence provides a high level of
security for the site.

Social impacts in the locality

The vet clinic is a longstanding landuse on this site. Discussions with both the
proponent and adjoining residents reveals that, for the most part, relations between
the two landuses has been amicable over the long term. A search of Council's CRM
records did not reveal any repeated or ongoing complaints about noise or animals on
the site. Long term residents of the adjoining units have raised some night time
disturbances over the years and cited lack of action on behalf of the proponent. This
cannot be corroborated either way. Based on anecdotal evidence the two landuses
can generally exist cordially. The onsite manager's/vet's residence can assist with
after-hours issues with animals should they arise. This is considered a positive
management measure for this landuse in this location.

Economic impact in the locality

Submissions have been received citing potential devaluation of adjoining units due to
the proposal. There is no evidence presented to support this supposition. A number
of conditions of consent are proposed to address neighbours’ submissions regarding
future amenity of their residences. These have been discussed with the proponent
and agreed.

On this basis, the development is longstanding landuse, established on the site, prior
to the construction of the adjoining residents units. The conditions of consent, as
recommended, are proposed to address environmental and built form matters raised
by submitters.

Site design and internal design

The proposed addition to the existing building is single storey, concrete block
construction with metal sheet roofing. The built form satisfactorily responds to the site
attributes and locational context of the premises, particularly its location relative to
the adjoining residential villas adjacent the eastern boundary.

A single storey addition results is significantly less impact than a two storey
development which could be permissible on this site in accordance with local
planning policies and its residential zoning. The single storey construction provides
light, sunlight and natural ventilation along the eastern side of the building. The
addition contains no openings and the metal roofing is to be low pitched with
reflective side down, anti-glare side up. It fits with the existing single storey building.
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One submission raised the potential for glare and heat from the roof of the new
addition into an adjoining villa. As stated above the roof will be anti-glare with a low
pitch where midday to afternoon sun will radiate upwards. This submission is not
supported.

Construction

No potential adverse impacts identified to neighbouring properties with the
construction of the proposal. Standard condition of consent proposed for construction
hours.

Cumulative Impacts

Subject to the existing veterinary premises continuing operations as outlined in this
report, the cumulative impacts of this landuse on the site are considered reasonable
in this case.

(c) The suitability of the site for the development:

The site has a longstanding recognised approval for use of the site as a veterinary
clinic. Subject to ongoing compliance with noise emission criteria, the use is
reasonable on this site. It provides a community service to pet owners at local and
district level. The site is located adjoining residential units with private open space
areas facing the boundary of two properties. This is not ideal and the vet clinic was
the original landuse, not the residential units. Notwithstanding, adequate measures
are in place to ensure both landuses are able to co-exist within reasonable limits.

(d) Anysubmissions made in accordance with this Act or the Regulations:

Six (6) written submissions (plus addendums) have been received following public
exhibition of the application.

Key issues raised in the submissions received and comments in response to these
issues are provided as follows:

Submission Issue/Summary Planning Comment/Response
Noise emissions from the premises - The proposed addition is single storey,
complaints to proponent forwarded but to be construction of concrete brick with
not attended to. “soundcheck” plasterboard lining,

concrete block construction. There are
no openings in the eastern elevation of
the building, adjacent the eastern
boundary. The external door on the
western side of the existing building is
to be replaced with a solid core door to
further reduce any noise emissions
from the premises. These mitigation
measures are considered adequate to
address potential noise emissions along
the eastern boundary of the site.
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Removal of trees and shrubs - loss of
privacy to adjoining residents.

The removal of the trees and shrubs
are required as they are located within
the building footprint or directly
adjoining it. It is acknowledged that this
will change the outlook from the outdoor
area of the adjoining units from
greenery to the built form of the new
extension. This was discussed with the
proponent and agreed that it could be
mitigated by installing a dividing fence
lattice extension and planting a climber
to grow up and over that extension as a
measure to re-establish a level of
amenity and green outlook.

Further the air conditioning unit of the
new addition is not to be placed on the
roof, rather at ground level away from
the side boundary. These measures are
proposed conditions of consent to
address this matter.

Privacy - extension of building along the
eastern boundary adjacent Villa 11.

Privacy will not change as a result of
the building extension as there are no
openings on the eastern elevation of
the animal holding room or proposed
procedures room. Rather, the change is
from a green outlook to a built form
outlook. As above, a mitigation
measure is proposed to soften the built
form appearance from the private
terrace of the adjoining unit.

Devaluing property - due to
disadvantage of living close to vet clinic.

Discussed in the report above. There is
no evidence presented that is the case.
The vet clinic is a longstanding use.
Subject to compliance with consent
conditions the proposal is considered
acceptable.
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Parking - on-street on Oxley
Highway causing safety issues
for residents entering and
leaving the site

On-site parking has been assessed as being
capable of complying. Conditions of consent are
proposed to address onsite parking, including staff
parking at the rear of the site, leaving client
parking at the front of the site, directly accessible
from the highway via the existing crossover and
driveway.

Vibration of fence from pipe
connected dividing fence

The proponent has acknowledged this matter and
is to install rubber grommets along the pipe to

assist vibration of the pipe against the metal fence.

As an amenity issue a condition of consent is
proposed to ensure this will be completed.

Dogs fretting and barking,
especially at night.

Discussed in the report above.

The existing animal holding room and the
procedure rooms are to be lined with sound
proofing plasterboard to mitigate noise emission
from the building. The new addition is to be
constructed of concrete block with the
“soundcheck 13mm?” plasterboard lining.

During an inspection of the premises it was
observed that animals are kept away from the
eastern wall where possible. Further, the vet/staff
living onsite can assist with any after-hours
matters. A check of Council’'s CRM system of
complaints did not reveal any history of complaints
about the premises.

Expansion of the business will
increase the impact level of
noise, parking and loss of
amenity

The proponent advises that the primary aim of the
proposed works is to rationalise the current
practice, providing improved staff work area and
enhanced animal care facilities onsite.

The hours of operation are to be reinforced via a
proposed condition of consent, together with staff
onsite.

Hours of operation: Monday to Friday: 8am —
7:30pm; Saturday: 8am — 3pm;

Sunday: 10am — 1pm.

Staff: 2 vets working on-site and 3 staff at any one
time.

The proposal is an
overdevelopment of the site.

The proposed development is a 37.8sgm addition
and internal alterations to the existing building.
The existing premises is 241.8sgm (excluding the
verandah of the staff room and residence). The
residence is estimated to be 220sgqm. This
equates to a FSR of 0.23:1. The site is located in
an area with a residential FSR of 1.0:1. The
proposal is single storey, low profile design and
construction. The proposal does not result in an
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overdevelopment of the site. This submission is
not supported.

Request for site visit and A site inspection with residents of the adjoining
inspection by Council officer. villas was conducted. The issues raised by
submitters were inspected and discussed with
them and subsequently with the applicant and
proponent during a site inspection of the subject
site on 4 April 2017. A number of matters raised
by submitters are proposed conditions of consent
or incorporated into the submitted plans and will
be addressed as part of the construction.

(e) The Public Interest:

The proposed development satisfies relevant planning controls and is unlikely to
impact on the wider public interest.

4. DEVELOPMENT CONTRIBUTIONS APPLICABLE

Section 94A Contributions are not applicable as the cost of development is less than
$100,000.

Development contributions will be required towards augmentation of town water
supply and sewerage system head works under Section 64 of the Local Government
Act 1993.

5.  CONCLUSION

The application has been assessed in accordance with Section 79C of the
Environmental Planning and Assessment Act 1979. The applicant has established
that the site is subject to ‘existing use rights’ and the land has been ongoing use
since its original approval in 1984. The proposed additions and alterations are
permissible pursuant to the provisions of the EP&A Regulations 2000.

Issues raised during assessment and public exhibition of the application have been
considered in the assessment of the application. Where relevant, conditions have
been recommended to manage the impacts attributed to these issues.

The site is generally suitable for the proposed works, is not contrary to the wider
public's interest and while it is acknowledged that ongoing use of the land as a
veterinary hospital has some impact on residential amenity of residential units
immediately adjoin the subject site, the applicant has proposed mitigating measures,
including noise attenuation measures in the construction of the building to address
the locational context of the premises. It is recommended that the application be
approved, subject to the recommended conditions of consent provided in the
attachment section of this report and that those who made submissions be advised of
the outcome of the application.

Attachments

1View. DA2017 - 132.1 Plans
2View. DA2017 - 132.1 Recommended DA Conditions
3View. DA2017 - 132.1 Submission - Bissett
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4View. DA2017 - 132.1 Submission - Burgess 09032017
5View. DA2017 - 132.1 Submission - Burgess 15032017
6View. DA2017 - 132.1 Submission - Burgess. 21032017
7View. DA2017 - 132.1 Submission - Jacobs

8View. DA2017 - 132.1 Submission - Plummer

9View. DA2017 - 132.1 Submission - Strata Professionals
10View. DA2017 - 132.1 Submission - Van Wees
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DA NO: 2017/132

DEVELOPMENT ASSESSMENT PANEL

PRESCRIBED CONDITIONS

A - GENERAL MATTERS

(1)

(2

12/07/2017
FOR USE BY PLANNERS/SURVEYORS TO PREPARE LIST OF
PROPOSED CONDITIONS
NOTE: THESE ARE DRAFT ONLY
DATE: 04/07/2017
The development is to be undertaken in accordance with the prescribed
conditions of Part 6 - Division 8A of the Environmental Planning & Assessment
Regulations 2000.
(AD01) The development is to be carried out in accordance with the plans
and supporting documents set out in the following table, as stamped and
returned with this consent, except where modified by any conditions of this
consent.
Plan/ Reference Prepared by Date
Supporting
Document
Site Plan & | Job No. D3451 Collins W Collins 3.0217
Elevations Sheet 1 & 3 of 6
Floor Plan Job No. D3451 Collins W Collins 3.02.17
Sheet 2 of 6
Section/Glazing Job No. D3451 Collins W Collins 3.02.17
Schedule Sheet 4 of 6
SoEE Lot 1 DP 981233, | Collins W Collins February
206 Oxley 2017
Highway, Port
Macquarie
Additional SOEE 206 Oxley | Collins W Collins | 4.05.17
Information Highway, Port
Macquarie
In the event of any inconsistency between conditions of this development
consent and the plans/supporting documents referred to above, the
conditions of this development consent prevail.
(A197) Parking for the premises is to provided as follows:
A minimum of eight (8) parking spaces is provided onsite, comprising five
(5) parking spaces at the rear of the site (behind the onsite residence) for
staff and at least three (3) parking spaces at the front of the site, allocated
for clients of the premises. The client spaces are to be linemarked and
comply with the design standards of AS2890 for parking, access and
safety.
(A002) No work shall commence until a Construction Certificate has been
issued and the applicant has notified Council of:
Item 06
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(6)

(7)

DEVELOPMENT ASSESSMENT PANEL

a) the appointment of a Principal Certifying Authority and
b) the date on which work will commence.

Such notice shall include details of the Principal Certifying Authority and
must be submitted to Council at least two (2) days before work
commences.

(A008) Any necessary alterations to, or relocations of, public utility services to
be carried out at no cost to council and in accordance with the requirements
of the relevant authority including the provision of easements over existing and
proposed public infrastructure.

(A009) The development site is to be managed for the entirety of work
in the following manner:

1. Erosion and sediment controls are to be implemented to prevent
sediment from leaving the site. The controls are to be maintained until
the development is complete and the site stabilised with permanent
vegetation;

2. Appropriate dust control measures;

3. Building equipment and materials shall be contained wholly within the
site unless approval to use the road reserve has been obtained,;

4. Building waste is to be managed via an appropriate receptacle;

5. Building work being limited to the following hours, unless otherwise
permitted by Council,

- Monday to Saturday from 7.00am to 6.00pm
- No work to be carried out on Sunday or public holidays

The builder to be responsible to instruct and control his sub-contractors
regarding the hours of work.

(A011) The design and construction of all public infrastructure works shall
be in accordance with Council's adopted AUSPEC Specifications.

(AD57) The applicant is to ensure the proposed development will drain to
the existing point of connection to Council's sewerage system.

B - PRIOR TO ISSUE OF CONSTRUCTION CERTIFICATE

(1)

(3)

(BOO1) Prior to release of the Construction Certificate, approval pursuant
to Section 68 of the Local Government Act, 1993 to carry out water supply,
stormwater and sewerage works is to be obtained from Port Macquarie-
Hastings Council.

(BO199) An RPZD device shall be fitted to the existing water meter in
accordance with AS3500.

(A196) In relation to construction materials for the existing animal holding
room and new extension the following is to be detailed on the plans for the
required Construction Certificate.

a) "Gyprock Soundchek” 13mm plasterboard or similar material of equal
or superior noise attenuation properties to be installed in the building
in accordance with the manufacturers requirements; and

b} A solid core door and acoustic seals to be installed in the western
fagcade; and

12/07/2017
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¢) No wall openings in the external concrete wall in the eastern wall of
the animal holding and procedures rooms.

(A198) All outdoor lighting must comply with the relevant provisions of
ASINZ1158.3: 1999 Pedestrian Area (Category P) Lighting and AS4282:
1997 Control of the Obtrusive Effects of Outdoor Lighting.

Details demonstrating compliance with these requirements must
accompany the Construction Certificate application and be to the
satisfaction of the Certifying Authority.

(B011) As part of Notice of Requirements by Port Macquarie-Hastings
Council as the Water Authority under Section 306 of the Water
Management Act 2000, the payment of a cash contribution, prior to the
issue of a Construction Certificate, of the Section 64 contributions, as set
out in the “Notice of Payment — Developer Charges” schedule attached to
this consent is required unless deferral of payment of contributions has
been approved by Council. The contributions are levied in accordance with
the provisions of the relevant Section 64 Development Servicing Plan
towards the following:

* augmentation of the town water supply headworks
s augmentation of the town sewerage system headworks

C - PRIOR TO ANY WORK COMMENCING ON SITE

Nil

D — DURING CONSTRUCTION

(1

(D003) The Port Macquarie-Hastings area is known to contain rock that
may contain naturally occurring asbestos (NOA). Should potential NOA be
located on site notification shall be provided to Council and Workcover prior
to works proceeding. No work shall recommence until a NOA management
plan has been approved by Council or Workcover.

E — PRIOR TO OCCUPATION OR THE ISSUE OF OCCUPATION CERTIFICATE

(1

(2)

(E195) Prior to the issue of any Occupation Certificate or occupation
certification from a suitably qualified practising professional shall be
submitted to council certifying that;

a. The approved “Gyprock Soundchek” 13mm plasterboard or similar
material of equal or superior noise attenuation properties has been
correctly installed in the building in accordance with the manufacturers
requirements; and

b. A solid core door and the required acoustic seals have been correctly
installed in the western fagade; and

c. The external wall is solid concrete block with no openings in the eastern
wall.

(EOQ1) The premises shall not be occupied or used in whole or in part
until an Occupation Certificate has been issued by the Principal Certifying
Authority.

(E051) Prior to occupation or the issuing of any Occupation Certificate a
section 68 Certificate of Completion shall be obtained from Port Macquarie-
Hastings Council.

12/07/2017
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(E053) All public infrastructure works shall be certified by a practicing Civil
Engineer or Registered Surveyor as compliant with the requirements of
AUSPEC prior to issue of Occupation Certificate.

(E056) A Certificate of Compliance under the provisions of Section 307 of
the Water Management Act must be obtained prior to the issue of any
occupation or subdivision certificate.

(A195) The following works and landscaping are to be carried out as part
of the works onsite:

a. Installation of rubber grommets along the polypipe connected to the
dividing fence to arrest noise and vibration of the pipe

b. Installation of a dividing fence lattice colorbond extension, in the same
colour as the existing dividing fence, 0.6m high x length of the adjoining
outdoor area of Villa No. 11 (minimum).

c. Planting of climbing plant(s) along boundary fence (length of adjacent
lattice fence extension).

d. Air conditioning unit for animal holding room and new addition are not
to be located on the roof of the premises. The units are to be suitably
located, excluding any area on the eastern side of the premises.

F — OCCUPATION OF THE SITE

(1)

(2)

(4)

(5)

(7)

(FO019) Contaminated, Clinical wastes shall be removed from the site by
an approved contaminated waste contractor for disposal at an approved
facility.

(F195) The hours of operation of the premises are:

Monday to Friday: 8am — 7:30pm;
Saturday: 8am — 3pm;
Sunday: 10am — 1pm.

After-hours operation are permitted as per the established roster of
veterinarians to deal with unforeseen emergencies.

(F196) The conditions of consent relate to the following staff numbers for
the premises, at any one time. Any change to those numbers will be
subject to amendment of this consent and may require additional onsite
parking.

Staff: 2 veterinarians working on-site
3 staff (assistants/administration)

(F197) This consent does not approve any new or amended signage for
the premises, subject to such signage requiring approval (not be exempt
or complying development).

(F198) Offensive noise as defined under the Protection of the
Environment Operations Act 1997, shall not be generated as a result of
the operation of the development.

(F199) Any animals kept overnight shall be adequately supervised and
controlled so as to avoid any disturbance to adjoining residential
properties.

(F200) All outdoor lighting of the premises and/or the site is to comply
with the provisions of ASINZ1158.3: 1999 Pedestrian Area (Category P)
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Lighting AS4282 - 1997. In this regard outdoor lighting and any signage
on-site is not to be directed towards the residential boundaries of the site
or to be located as to cause nuisance to the adjoining residences.

All outdoor lighting must comply with the relevant provisions of
ASINZ1158.3: 1999 Pedestrian Area (Category P) Lighting and AS4282:
1997 Control of the Obtrusive Effects of Outdoor Lighting.

(F201) The existing dwelling on the site is to be occupied by staff
associated with the operation of the veterinary hospital on the site. These
occupants are to be available to assist with the onsite management of the
premises in terms of security, after hour's operation of the premises (as
needed) and maintenance of the residential amenity of the area.
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From: Ann Burgess

Sent: Thursday, 9 March 2017 12:06 PM

To: Deb McKenzie

Subject: Proposed development at 206 Oxley Highway, Port Macquarie/ Veterinary Hospital
extension

Good morning Deborah,

My name is Ann Burgess. I live at 202 Oxley Hwy. Though the street numbers of our
property and the Vet's property would not imply so, the proposed hospital extension
will run behind the back of our villa (parallel). The proposed building will be
positioned close to two of our bedrooms.There is a somewhat crowded and unusual
configuration of existing buildings already around our villa which are unsightly.
Because the Vet's property drops away at the boundary fence, we could potentially be
looking across another flat corrugated metal roof which reflects heat and light into our
already stiflingly hot bedrooms in summer. There could also be even more
whirlybirds, vent pipes and air conditioning units in the line of vision. Our bedrooms
face due west and the existing trees and tall hedging on the Vet's side of the fence
presently shield us from most of the heat and light, and offer privacy. These may be
removed. We believe, should that occur, our property would be significantly devalued
and the outlook from living areas would not be unlike living in a light industrial area.
The double storey building on 204 Oxley Highway WAS at one time a business/
showroom and it is almost all we can see from our loungeroom window.

[ note that our Submission needs to reach you by 20th March, 2017. I would very
much appreciate the opportunity to meet with you soon in a Council office, or on site
at 11/202 Oxley Highway. The latter would be preferable and allow you to sight the
existing buildings around us.

There are several issues of concern that my husband and I, together with other
residents on our complex have regarding this proposed extention, including animal
noise -especially dogs (probably post-operative) yelping and crying for hours through
the night, and this part of the animal-care might be moved even closer to our
bedroom. We have no guarantee that the sound-proofing installed will be 100%
effective, and if it isn't, what can we do?

206 Oxley Highway, on which the current veterinary hospital and residence now
stands, is a sizeable block of land. There are many other possible positions for the
hospital to be constructed that would not diminish any neighbours recreational area or
lifestyle.

I'look forward to your response.
Ann Burgess
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T
Ann and Bruce BURGESS Friewi & . |
11/202 Oxley Highway i ' ;
: R | 5 MAR 7017 |
% | subiect |

Application Number:2017 /132 Foldes DAs>ctrzvgal -
- |

The residents of 202 Oxley Highway have received correspondence from Port Macquarie-Hastings
Council regarding a "Development Proposal” by M. Buchanan-Pascall, Veterinarian and owner of
“Dr Paws” clinic at 206 Oxley Highway, Port Macquarie.

My husband and | would be the owner/ occupiers who are most likely to be directly affected by

the construction of this extension to the existing hospital- if this proposal is approved. We live in
very close proximity to the proposed site. We appreciate the opportunity to present this Submission
outlining our objection and concerns,

Dr Buchanan-Pascall is a fine practitioner in his field and to date we have been clients of his surgery.
We cannot fault the care he and other staff members have provided for our pet. However, since he
took over the practice, he has in many respects been disinterested- to say the least- in the impact that
changes he has made affect his neighbours...all of whom have moved to Port Macquarie from other
regions, attracted by the beauty of the area and the peaceful lifestyle offered. Last year, his FAILURE
to address a potentially highly dangerous situation almost caused a fatality, but it did cause signify-
cant damage to a dwelling at the rear of 202 Oxley Highway. He had been warned of the potential
danger and our increasing concerns through “Strata Management” on several occasions.

We hope Dr Buchanan- Pascall’s business will be successful, but not at our "expense”. We believe our
lifestyle will be diminished if the building goes ahead and we have already experienced aspects that
suggest that could be the case.

Considering the pace at which he has addressed our concerns in the past, | present part of my
Submission in question form.

1. Will the construction of the proposed hospital extension eliminate the need for the pipe
which has been affixed by screws to the Colorbond fence (on Dr Buchanan- Pascall’s side
of the fence Jwhich separates our properties? This pipe extends from the existing hospital,
along the shared fence just 1.8 metres from the bedrooms of Villas 10 and 11 to a building
further down the vet’s block. We are not sure what passes through this pipe between the
two buildings and were not informed prior to its installation. Though this occurs during
daylight hours, residents of the two villas have no prior warning when the pipe will be
used, but its use causes the fence to vibrate and make a terrible sound as something passes
through it. These small backyards are the only completely private outdoor area available
to residents of the villas.

2. There had been problems with animal noise, -specifically dogs (possibly post-operative)
fretting and yelping...on occasions for hours at night, without staff attending to them. |
believe Dr Buchanan-Pascall has taken measures to rectify the problem since it was
brought to his attention, in the refurbishment of the EXISTING hospital. However, the
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sounds are still audible during the night hours on occasion. Will dogs be kept overnight in
the Proposed Extension situating them potentially even closer to the bedrooms of Villas 10
and 117 One night a dog fretted on and off for just under six and a half hours. Nights such
as this were particularly upsetting for a neighbor in Villa 10 who was receiving palliative
care. When phoning during the night to complain, a recorded message means action is
slow or non-existent.

We have no problems with the sounds from Puppy Classes held close by, but disturbed
sleep becomes irritating.

3. We have been informed that Dr Buchanan-Pascall no longer resides full-time on the pre-
mises at 206 Oxley Highway, and owns another practice in Newcastle. If disturbances
and other problems, such as the aforementioned should continue, in and around the new
building, what recourse do the residents of 202 Oxley Highway have, particularly those
living closest to the hospital?

4, What measures will be taken to eliminate reflected heat and light from the roof of this
Proposed Extension? Assuming that trees and shrubs presently growing along the fence-
line of the proposed site (on the Vet's side) may need removal, and the roof will probably
be corrugated metal sheeting -to keep it consistent with the existing surgery, our bedroom
windows which face due west could potentially be exposed to very high temperatures
making the “back rooms” unbearably hot. Dr Buchanan- Pascall’s property falls away at the
fenceline, therefore, we would be also looking out across the roof...giving us an even more
expansive view of metal sheeting.

5. Would there be more air-conditioning units, whirlybirds and vent pipes placed on the roof
the extension directly in our line of vision, and creating noise?

Dr Buchanan-Pascall has a sizeable parcel of land at 206 Oxley Highway. Whilst the residents of our
complex understand his need for expansion, we do not understand why the existing buildings cann
be reconfigured so that the building housing Xray Room, Prep Room and Procedure Room runs
across the block or is placed at the rear of the block, rather than so close to dwellings.

If one looks at the existing buildings presently constructed around Villa 11/202 Oxley Highway fror
above, as on Google Earth, there is already clearly a high concentration of buildings...in very close
proximity... and viewing the rear of some is decidedly unattractive.

The two-storey building at 204 Oxley Hwy which our living room faces to the north, was once the
showroom and offices for a company that produced aluminium windows and doors. [t significantly
robs us of the view of the “green corridor”along the Oxley Highway. The signage which Dr
Buchanan-Pascall has had placed at the front of his renamed surgery has likewise reduced our
already limited view and enjoyment of the old native trees along the Highway. The prospect of bein
hemmed-in on the west side also will feel like we are living in a light industrial area. {See enclosed
photos).

While Dr Buchanan-Pascall stands to gain from this Proposed Development, | fear we can only lose,
as-our property’s value will diminish significantly. No-ene wants to view the back of buildings from
just a few metres away. The Proposed extension will partially run behind our back porch where we
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eat meals almost daily in summer, regularly entertain guests. The distance between our back wall

and the Proposed Hospital is just Cver 3 medres

We urge someone from Port-Macquarie -Hastings Council to visit both properties and consider the

differing perspectives on this matter.

Ann and Bruce Burgess,

Pease rofer b hack of pholoynphs

{l'.{\ir!l A1 e
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From: Ann Burgess

Sent: Tuesday, 21 March 2017 3:07 PM

To: Deb McKenzie

Subject: Parking outside 202, 204, and 206 Oxley Highway, Port Macquarie.

Good afternoon Deborah,

Further to our conversation at 202 Oxley Highway this morning re Proposed
Extension to Veterinary Hospital:

The Veterinary practice now owned by M. Buchanan-Pascall provides on-site parking
for 4 vehicles in front of the residence. I believe Staff are encouraged to park on the
highway to keep on-site parking available for clients and emergency "patients”.

Clients of the practice frequently park along the Oxley Highway in front of the
premises of 202, 204 and 206 Oxley Highway. It is possible to park on either side of
our entry/exit driveway. There are two lanes of traffic facing west from town centre.
At times entering and exiting our Villa complex at 202 is quite unsafe as some
vehicles of clients/ staff are parked so close to the driveway. In circumstances such as
these it is then only possible for residents to pull out into the second lane. Visibility of
on-coming traffic is considerably reduced if trying to exit 202 when a large vehicle -
like a 4 wheel drive, 1s parked immediately to the right of the entry/exit driveway. The
exiting driver cannot see beyond and there are times during the day when traffic on
the highway is quite busy.

If the Veterinary Practice was to expand, this problem would need to be addressed.
We have seen the type of signage we need near Governor's Retirement Resort on
Riverpark Road, where there is far less traffic flow.

Again, thank you for your time this morning.
Ann Burgess
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From: michele plummerm
Sent: Friday, 10 March :

To: Council
Subject: Noficication of Development Proposal
Categories: Sara

RE: Alterations and additions to Veterinary Hospital
Lot 1DP 981233, 206 Oxley Highway, Port Macquarie
Application No 2017/132
M Buchanan-Pascall

| am the owner of Villa 4, 202 Oxley Highway and not directly affected by the proposed alterations and
additions to the Veterinary Hospital.

However, my only concern for neighbours in Villa 11 would be the close proximity of the additional
building to the rear of their property. The animal noise at night could be an issue for them also.

Matt Buchanan-Pascall is a lovely gentleman, and my dog's Vet. | understand he wants to expand his
business.

| support the submission presented to Council by the Burgess couple in Villa 11, 202 Oxley Highway, and
hopefully an outcome which is beneficial to both parties can be achieved.

Kind Regards

MICHELE PLUMMER
Villa 4, 202 Oxley Highway
Port Macqguarie

12 March 2017
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0y w? 25.27 Hay Street, Port Macquarie NSW 2444

STRATA MANAGEMENT SPECIALISTS

16 March 2017

The General Manager

Port Macquarie-Hastings Council
PO Box 84

PORT MACQUARIE NSW 2444

Dear Sir,
RE: DEVELOPMENT PROPOSAL APPLICATION NUMBER 2017/132
PPTY: 202 OXLEY HIGHWAY, PORT MACQUARIE SP71541

We write as the Strata Managing Agent on behalf of the Owners Corporation of Strata
Plan 71541 ‘Macquarie Mews' 202 Oxley Highway, Port Macquarie.

We write in reference to the Development Application lodged by M Buchanan-Pascall for
the property located at 206 Oxley Highway, Port Macquarie. The Owners Corporation of
‘Macquarie Mews' has raised the following concerns in relation to the proposed
development:

NOISE EMANATING FROM EXISTING VETERINARY HOSPITAL

Previous complaints have been forwarded to Mr Buchan-Pascall due to excessive noise
emanating from the veterinary hospital for extended periods of time during the night,
without attention. It has been noted that previous attempts have been made to sound
proof the current area, which has not alleviated the issue. The Owners Corporation has
doubts that the proposed sound proofing of the new hospital will be 100% effective.

REMOVAL OF SHRUBS AND TREES

There is a concern that the proposed works will result in the removal of shrubs and trees
along the fence line, which currently provides privacy to the residents of ‘Macquarie
Mews'. Further concerns have been raised that the removal of the shrubs may increase
the noise that emanates from the hospital.

PRIVACY
From the diagram, the proposed location affects the privacy of Villa 11 where the building
will run parallel to the back porch of this villa, the only outdoor covered entertaining area.

DEVALUING PROPERTY

The Owners Corporation also expressed concerns that the proposed development could
potentially devalue their property, due to the disadvantages of living so closely to a
veterinary hospital.
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PARKING

Concerns have previously been raised with Port Macquarie-Hastings Council that the
vehicles parking directly either side of ‘Macquarie Mews' driveway affects resident's
ability to safely enter and exit the complex. Further concerns are now raised that an
extension to the veterinary hospital may increase the amount of vehicles parked in this
area, making entering or exiting the complex even more difficult for residents.

The Owners Corporation requests that the abovementioned concems be addressed as
part of the Development Application process.

Thank you for your attention and co-operation in this matter.

Yours faithfully
STRATA PROFESSIONALS

KAITLYN LINDSAY
STRATA MANAGEMENT

Strata Professionals Puy Ltd ABN 99 001 173 851
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Item: 07

Subject: DA2017 - 282.1 DWELLING - LOT 54 DP 1226839, NO 47 SUMMER
CIRCUIT LAKE CATHIE

Report Author: Deb McKenzie

Applicant: NJ & E R Carey
Owner: N J & E R Carey
Estimated Cost:  $535,000

Parcel no: 66027

Alignment with Delivery Program

4.3.1 Undertake transparent and efficient development assessment in accordance
with relevant legislation.

RECOMMENDATION

That DA2017 — 282.1 for a dwelling at Lot 54, DP 1226839, No. 47 Summer
Circuit Lake Cathie, be determined by granting consent subject to the
recommended conditions

Executive Summary

This report considers a development application for dwelling at the subject site and
provides an assessment of the application in accordance with the Environmental
Planning and Assessment Act 1979.

Following exhibition of the application, one submission has been received.

1. BACKGROUND

Existing sites features and surrounding development

The site has an area of 508m?2.

The site is zoned R1 General Residential in accordance with the Port Macquarie-
Hastings Local Environmental Plan 2011, as shown in the following zoning plan:
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The existing subdivision pattern and location of existing development within the
locality is shown in the following aerial photograph:
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2. DESCRIPTION OF DEVELOPMENT
Key aspects of the proposal include the following:

Proposal is for construction of two-storey single detached dwelling.
Dwelling is to contain 4 bedrooms with double garage.

Access is from Summer Circuit.

Submission received from adjoining owner on western side of subject site.

Refer to attachments at the end of this report.
Application Chronology

6 April 2017 - DA lodged

2 May 2017 - End date of notification period

28 April 2017 - Submission received

27 April 2017 - Submitter letter to Council General Manager reiterating concerns
31 May 2017 - Additional information received addressing submission

1 June 2017 - Council to applicant - further info requested

1 June 2017 - Additional information from applicant received

2 June 2017 - Additional info sent to submitter

2 June 2017 - Response to additional information from submitter

10 June 2017 - Applicant response

3. STATUTORY ASSESSMENT
Section 79C(1) Matters for Consideration

In determining the application, Council is required to take into consideration the
following matters as are relevant to the development that apply to the land to which
the development application relates:

(@) The provisions (where applicable) of:
(i) any Environmental Planning Instrument:

State Environmental Planning Policy No. 44 - Koala Habitat Protection

With reference to clauses 6 and 7, the subject site is less than 1 hectare in area and
does not involve the removal of any trees. The site forms part of the Lake Cathie -
Bonny Hills (Area 14) KPoM and complies with the aims and objectives. No further
investigations are required.

State Environmental Planning Policy No.55 — Remediation of Land

The vacant site is part of the newly created Seawide Estate at Lake Cathie. The
subject land is not identified as being potentially contaminated and is suitable for the
intended use.

State Environmental Planning Policy No. 71 — Coastal Protection and Clause
5.5 of Port Macquarie-Hastings Local Environmental Plan 2011

The site is located within a coastal zone as defined in accordance with clause 4 of
SEPP 71.
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In accordance with clause 5, this SEPP prevails over the Port Macquarie-Hastings
LEP 2011 in the event of any inconsistency.

Having regard to clauses 8 and 12 to 16 of SEPP 71 and clause 5.5 of Hastings LEP
2011 inclusive the proposed development will not result in any of the following:

a) any restricted access (or opportunities for access) to the coastal foreshore

b) any identifiable adverse amenity impacts along the coastal foreshore and on
the scenic qualities of the coast;

c) any identifiable adverse impacts on any known flora and fauna (or their natural
environment);

d) subject to any identifiable adverse coastal processes or hazards;

e) any identifiable conflict between water and land based users of the area;
f) any identifiable adverse impacts on any items of archaeological/heritage;
g) reduce the quality of the natural water bodies in the locality.

The site is predominately cleared and located within an area zoned for residential
purposes.

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

A BASIX certificate (806339S) has been submitted demonstrating that the proposal
will comply with the requirements of the SEPP. It is recommended that a condition
be imposed to ensure that the commitments are incorporated into the development
and certified at Occupation Certificate stage.

Port Macquarie-Hastings Local Environmental Plan 2011
The proposal is consistent with the LEP having regard to the following:

e Clause 2.2, the subject site is zoned R1 General Residential. In accordance with
clause 2.3(1) and the R1 zone landuse table, the dwelling (or ancillary structure to
a dwelling) is a permissible landuse with consent.

The objectives of the R1 zone are as follows:
o To provide for the housing needs of the community.
o To provide for a variety of housing types and densities.
o To enable other land uses that provide facilities or services to meet the day to
day needs of residents.
[}
In accordance with Clause 2.3(2), the proposal is consistent with the zone objectives
as itis a permissible landuse and consistent with the established residential locality,

e Clause 4.3, the maximum overall height of the building above ground level
(existing) is 8.167 m which complies with the standard height limit of 8.5 m
applying to the site.

e Clause 4.4, the floor space ratio of the proposal is 0.57:1.0 which complies with
the maximum 0.65:1 floor space ratio applying to the site.

e Clause 5.6 — Architectural roof features.

e Clause 5.9 - No listed trees in Development Control Plan 2013 are proposed to be
removed.
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e Clause 5.10 — Heritage. The site does not contain or adjoin any known heritage
items or sites of significance.

e Clause 7.5 — Koala Habitat — The site forms part of the Lake Cathie (Area 14)
KPoM. As no trees are to be removed no adverse impact to habitat is expected.

e Clause 7.13 - satisfactory arrangements are in place for provision of essential
services.

(i)  Any draft instruments that apply to the site or are on exhibition:
No draft instruments apply to the site.
(iii) any Development Control Plan in force:

Port Macquarie-Hastings Development Control Plan 2013

DCP 2013: Dwellings, Dual occupancies, Dwelling houses, Multi dwelling
houses & Ancillary development

Requirements Proposed Complies
3.221 Ancillary development: Carport Yes

* 4.8m max. height 3.5m

* Single storey

« 60m? max. area 45m?

+ 100m? for lots >900m?
* 24 degree max. roof pitch
* Not located in front setback Behind front setback

3.2.2.2 Articulation zone: No encroachments Yes
» Min. 3m front setback Front Deck 4.5m
« An entry feature or portico

* A balcony, deck, patio,
pergola, terrace or verandah

» A window box treatment

* A bay window or similar
feature

* An awning or other feature
over a window

* A sun shading feature

Front setback (Residential not | Front Deck 4.5m Yes
R5 zone):

» Min. 6.0m classified road

* Min. 4.5m local road or within
20% of adjoining dwelling if on
corner lot

» Min. 3.0m secondary road

* Min. 2.0m Laneway

3.2.2.3 Garage 5.5m min. and 1m Garage 5.70m Yes
behind front facade.

Garage door recessed behind | positioned 1.2m behind

building line or building line ==
eaves/overhangs provided ﬁgg«_ﬁ%}ég

COUNCIL
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DCP 2013: Dwellings, Dual occupancies, Dwelling houses, Multi dwelling
houses & Ancillary development
Requirements Proposed Complies
6m max. width of garage door/s | 5m garage door width No - see
and 50% max. width of building | 3.31m carport width discussion
Total 57.14% of building |uUnder
width. In this case the submission
carport is an open section
structure that does not | Pelow.
add the visual
dominance of the solid
door construction of the
garage. It is not
antipathetic to the
objective of this
provision.
Driveway crossover 1/3 max. of | 5m crossover (31.25% of | Yes
site frontage and max. 5.0m site). Complies.
width
3.2.24 4m min. rear setback. Variation | Proposed rear setback = | Yes
subject to site analysis and 6.44m to edge of rear
provision of private open space | stairs and 7.54m to rear
wall of dwelling.
3.2.25 Side setbacks: Ground Floor:
* Ground floor = min. 0.9m Eastern boundary: 1.0m | Yes
« First floors & above = min. 3m | to carport and 4.5m to
setback or where it can be wall of dwelling.
demonstrated that Western boundary: 1.0m | yeg
overshadowing not adverse = | at rear of the building
0.9m min. stepping into 2.0m
« Building wall set in and out toward front of dwelling.
every 12m by 0.5m First Floor:
Eastern boundary: 4.5m | Y€S
to wall of dwelling
Western boundary: 1.0m | No —see
to wall of dwelling. discussion
under
submission
section
below.
3.2.2.6 35m? min. private open space | Rear ground floor level Yes
area including a useable 4x4m | private open space with
min. area which has 5% max. direct access from
grade rumpus room: patio
(3.26m x 5.26m -
17.15sgm) + 6.44m X
16.0m - 103sgm). \
Complies "‘.
PORT MACQUARIE
3.2.2.7 Front fences None proposed N/A HASTI(II\IGS

COUNCIL
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DCP 2013: Dwellings, Dual occupancies, Dwelling houses, Multi dwelling
houses & Ancillary development

space areas of adjacent
dwellings. ie. 1.8m fence or
privacy screening which has
25% max. openings and is
permanently fixed

* Privacy screen required if
floor level > 1m height,
window side/rear setback
(other than bedroom) is less
than 3m and sill height less
than 1.5m

« Privacy screens provided to
balconies/verandahs etc
which have <3m side/rear
setback and floor level height
>1lm

windows of dining area
high set with window sill
>1.5m above FFL.
Windows of low traffic
areas of study, toilet,
bedroom 2 are narrow,
vertical windows.

Upper floor eastern
bedroom window are
high set with window sill
>1.5m above FFL.
Kitchen windows
proposed to be fitted with
movable louvers to
screen and filter sun
access from the east.

First floor deck is
oriented to the east and
north. Separated from
western boundary by the
dining area (6.2m from
that boundary).

Stairs up to the deck
located at rear of dining
room.

Requirements Proposed Complies
3.2.2.10 | Privacy: Ground floor to be Yes —refer
« Direct views between living obscured by proposed | to
areas of adjacent dwellings boundary fencing - 1.8m | justification
screened when within 9m high. Acceptable. under
radius of any part of window submission
of adjacent dwelling and Upper floor western section
within 12m of private open below

(iiia) 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 planning agreement has been offered or entered into relating to the site.

iv) any matters prescribed by the Regulations:

New South Wales Coastal Policy:

The proposed development is consistent with the objectives and strategic actions of

this policy.

-
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v) any coastal zone management plan (within the meaning of the Coastal
Protection Act 1979), that apply to the land to which the development
application relates:

None applicable.

(b) The likely impacts of that development, including environmental impacts
on both the natural and built environments, social and economic impacts
in the locality:

Context and setting

» The proposal satisfactorily addresses the streetscape of Summer Circuit and the
public domain.

* There is a single storey dwelling currently under construction on the western side
of the subject site (No. 45 Summer Circuit).

« The eastern, north-east and north-west lots that adjoin the site are currently
vacant.

+ Dwellings are approved on the lots adjoining the site to the north (No. 20 & 22
Aquarius Ave).

+ There is no adverse overshadowing impacts. The proposal does not prevent
adjoining properties from receiving 3 hours of sunlight to private open space and
primary living areas on 21 June.

[ ]

Access, transport and traffic

The proposal will be unlikely to have any adverse impacts in terms access, transport

and traffic. The existing road network will satisfactorily cater for any increase in traffic

generation as a result of the development.

Water, Sewer, Stormwater
Services available — details required with S.68 application.

Other Utilities
Telecommunication and electricity services are available to the site.

Heritage
This site does not contain or adjoin any known heritage item or site of significance.

Soils

The proposed development will be unlikely to have any adverse impacts on soils in
terms of quality, erosion, stability and/or productivity subject to a standard condition
requiring erosion and sediment controls to be in place prior to and during
construction.

Flora and fauna

Construction of the proposed development will not require any removal/clearing of
any vegetation and therefore not have any adverse impacts on biodiversity or
threatened species of flora and fauna. Section 5A of the Act is considered to be
satisfied.

Waste
Satisfactory arrangements will be in place for storage and collection of waste and
recyclables. No adverse impacts anticipated.

Energy

g
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The proposal includes measures to address energy efficiency and will be required to
comply with the requirements of BASIX.

Noise and vibration
No adverse impacts anticipated. Condition recommended to restrict construction to
standard construction hours.

Safety, security and crime prevention

The proposed development will be unlikely to create any concealment/entrapment
areas or crime spots that would result in any identifiable loss of safety or reduction of
security in the immediate area.

Social impacts in the locality
Given the nature of the proposed development and its location the proposal is
unlikely to result in any adverse social impacts.

Economic impact in the locality

No adverse impacts. Likely positive impacts can be attributed to the construction of
the development and associated flow on effects (ie increased expenditure in the
area).

Site design and internal design

One submission was received relating to siting, design and layout of the dwelling as it
relates to the adjoining new dwelling located on the western side of the property. The
assessment of the application has determined that the proposal is acceptable in
terms of the LEP 2011 and DCP 2013 low density residential provisions.

Cumulative Impacts
The proposed development is not expected to have any adverse cumulative impacts
on the natural or built environment of the locality.

(c) The suitability of the site for the development:

The proposal will fit into the locality and the site attributes are conducive to the
proposed development.

(d) Anysubmissions made in accordance with this Act or the Regulations:

One written submission has been received following public exhibition of the
application.

Key issues raised in the submissions received and comments in response to these
issues are provided as follows:
Submission Planning Comment/Response
Issue/Summary
e The application containsle The submission received has been reviewed and
a number of non-addressed in detail with the applicant and the
compliances that “/ trust youisubmitter. Council officers have undertaken to resolve
will give this matter thethese matters where possible. Amended plans were
serious  consideration itsubmitted to address the issues raised or alternative
deserves, and seek to apply|solutions reiterated as submitted.
the provisions availableje
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within the DCP that were put
in place to protect all of the
Council’s ratepayers.”

o In assessing any development application in
accordance with a locally adopted Development
Control Plan (DCP) Council is subject is subject to
Section 79C3(A) of the Environmental Planning and
Assessment Act 1979 (“the Act’). This requires
Councils “to be flexible in applying those [DCP]
provisions and allow reasonable alternative solutions
that achieve the objects of those standards for dealing
with that aspect of the development”,

Further Port Macquarie-Hastings DCP states:

The principal purpose of the DCP is to provide
guidance to persons carrying out development .....it will
be used by Council and landowners as a guideline at
the time of preparation and assessment of
development applications.

Both the DCP and the Act require flexibility where al
reasonable alternative solution is presented. In this
case the applicant seeks three DCP variations,
presenting alternatives through design solutions and/or
justifications for each.

Application does not match
the stated purposes of
Section 3.2.1 of the DCP
by failing to comply with a
number of sections of the
DCP

The assessment of the application has addressed the
stated purpose of the DCP for development of a two
storey single detached dwelling. The design, layout
and siting of the dwelling has taken into consideration
the provisions of the DCP and the matters of concern
raised by the adjoining neighbour to the west. The
proposal is considered to be reasonable. The
variations requested by the applicant have been
considered in relation to the provisions of the HLEP
2011 and DCP 2013.

with
Side

e Non-compliance
Section 3.2.25 -
boundary setbacks

The plans comply with the ground floor side setbacks.
The plans do not provide for a 3m setback to the
western boundary at first floor level. The applicant
submitted shadow diagrams that demonstrate that the
primary living area and primary private open space
area of the allotment to the west receives the minimum
3hrs of sunlight between 9am - 3pm on 21 June. The
proposed 900mm setback is therefore considered
acceptable.

The original plans submitted with the DA did not
provide any wall articulation along the western facade.
Revised plans were submitted that comply.

The submitter maintains that without the 3m setback|
‘we will be adjoined by an imposing wall and roof line
which | believe is not in keeping with the provisos
Council has put in place to avoid such bulk and scale
disparity.’
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In order to give due consideration to this matter a|
comparison of the setbacks of the proposed dwelling
and the approved dwelling plans was undertaken. The
submitter's dwelling has a stepped rear setback from
west to east of 4.26m to the wall of the family room,
9.17m to the wall of the meals area (under the alfresco
area) and 12.78m to the wall of bedroom 1.

The proposed dwelling has a setback of 7.54m to the
wall of bedroom 4 (ground floor level) and dining area|
(first floor level). The length of the dining area is
approximately 5m, taking the southern end of the
dining area approximately in line with the northern wall
of Bedroom 1 of the western dwelling. Therefore the
only part of the two storey dwelling that will be
prominent from the western property is the dining areal
and rear stairs (that portion that can be seen above the
1.8m high side boundary fence).

The setback of the western dwelling is oriented
towards the north-east. While up to 5m of the two
storey dwelling will be visible from the living area of the
western dwelling. The larger than required rear
setback of the proposed dwelling provides ample
access to natural light, ventilation and outlook to the
north-east for the western dwelling.

A compliant two storey dwelling, setback only 4m from
the rear boundary would reduce the outlook and
amenity as large full length windows may be possible
with a 3m setback, having an increased impact in
terms of overlooking and privacy. The proposed
dwelling’s first floor living and deck area is located on
the north-eastern side of the building, away from the
western neighbour. On this basis, the proposed siting
and orientation of the proposed dwelling is considered
an acceptable design solution in this case.

The submitter suggested the rear stairs be relocated to
the eastern side of the deck. This was discussed with
the applicant and declined. The open space area on
the eastern side of the deck provides side access to
the rear of the block and will require an access ramp in
the future to provide that access. The owners wish to
keep that area cleared. Additionally, the applicant
contends that it's not required.

Overall, the proposal is considered to have been
designed to prevent any significant overlooking and
loss of privacy to the adjoining the property.

e No shadow diagrams
submitted

e Shadow diagrams were requested and submitted
by the applicant. These were provided to the submitter

for review.
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e The shadows cast by the proposed dwelling do not
impact the private open space of the western allotment
at any time of day. The eastern facade (containing
Bedroom 1 (with no eastern facade window or|
opening), ensuite and garage (containing no eastern
facade window or opening) will receive shadow|
between 9am to approximately 11am. From 12 noon
the proposed dwelling does not shadow any part of the
western property. The single storey dwelling on the
western allotment casts its own shadow over its
eastern facade and private open space area from just
prior to 12 noon and throughout the afternoon.

e Non-compliance with
Section 3.2.2.3 - Front
Setbacks and streetscape

e

The submission states that the garage ‘sits proud of
the building line proper, with the garage set in front of]
the building line proper.’

'The proposed front setbacks are:

- 4.5m to front edge of entry porch and first floor
deck

- 5.7m to front of garage wall

- 6.4m to front wall of the foyer/entry to the
dwelling

- 6.63m to front of carport

The objective of the control is achieved by the
articulation of the front facade. The proposal achieves
a recessed garage 1.2m behind the built line of the
deck above. Street presentation of the dwelling is
enhanced by the opposing skillion roof pitches, the
recessed upper floor area above the entry porch and
use of a combination of external wall cladding and face
brickwork. This creates visual interest across the
frontage of the property.

The total width of the garage and carport is 57.14% of
the width of the building. The applicant has requested
a variation to this provision on the following grounds:

*  The combined width of the proposed garage and
carport area is 8.310m or 57.14% of the building
width, 7.14% greater than the numerical
development provision.

» The carport area has been proposed to provide
off-street parking for a registered caravan and
tailor. This off-street parking area is proposed to
ensure that on-street parking is preserved and the
amenity of the area is not adversely impacted by
infrequently used vehicles parked on the roadway.

» The proposed carport is to be setback 2.13m

behind the front of the dwelling, ensuring that the
structure is not dominant within the context of the

building as a whole.
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* The design of the building ensures suitable off-
street parking is provided for various vehicles,
whilst minimising any impact on the streetscape.

The submission objects to the variation as ‘they are
clearly the dominant feature of the frontage....this is not
in keeping with the stated objective... and exacerbated
by the fact the garage sits proud of the building
proper.’

e As stated above, the dwelling’s front facade is
broken up by the stepping of the ground floor setbacks,
western setbacks of the upper floor above the entry
porch and foyer and opposing skillion roof design. The
applicant’s justification is reasonable in terms of street
presentation and likely future streetscape along
Summer Circuit

e Failure to satisfy|
Section 3.2.2.6 - Access to|
private open space

(]

0 The submission raises a potential non-
compliance with access to the private open space as
the SoEE submitted references the first floor deck as
useable open space.

®

o To clarify this issue, it is noted that the dwelling
is setback 6.44m (to edge of rear stairs and first floor
deck), 7.54m to the wall of Bedroom 4 and dining area
and 10.76m to the wall of the ground floor rumpus
room. This equates to approximately 140sgm (at
ground floor level) of private open space area for the
dwelling. This complies with the minimum area
required and is accessible directly from the ground
floor rumpus room - a living area of the dwelling. There
is ample area to locate a clothes drying area and
garbage storage on site.

e Failure to
Section 3.2.2.10 -
privacy

satisfy|
Visual

'The main area of concern for the submitter is the issue
of privacy to their private open space area. This area is
oriented to the north-east of the allotment, a similar
orientation to the proposed dwelling. This, together
with the first floor setback and location of the stairs,
remain the outstanding matters that could not be
resolved between the applicant and the submitter.
These matters are interrelated.

The assessment of the plans has established that the
western setback of the proposed dwelling is
acceptable and there is no adverse impact associated
with shadowing of the western property. The windows
along the northern section of the facade are high set
(being 1543mm above finished floor level) and the
orientation of the living area of the proposed dwelling is
towards the north-east. The windows along the
southern section of the first floor (Bedroom 2, toilet and
study) are narrow vertical windows to provide light and

ventilation.
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The submission maintains that a 3m setback to the first
floor level would address both the ‘overbearing
structure and eyesore’ matter and the visual intrusion.
The assessment in point 3 above establishes that the
proposed design, layout and siting of the proposed
dwelling is reasonable.

'The western boundary fence is to be a 1.8m high
timber fence. This will provide privacy at the ground
level. In relation to the rear stairs the boundary fence
will screen the open space area of the western
property. The only time overlooking would be possible
would be going down the stairs on an intermittent
basis. The submitter has also stated that they would
screen the pool if no change to the location of the
stairs was made. There is no established or evident
reason for requiring a relocation of the stairs as
requested. Screening of the pool, in a manner
acceptable to the submitter, that reflects their specific
design requirements and solutions, may be the most
appropriate solution in this case. Relocation of the rear
stairs is not required as part of this application.

(e) The Public Interest:

The proposed development satisfies relevant planning controls and is unlikely to
impact on the wider public interest.

4, DEVELOPMENT CONTRIBUTIONS APPLICABLE
N/A. The application is for a single detached dwelling only.
5. CONCLUSION

The application has been assessed in accordance with Section 79C of the
Environmental Planning and Assessment Act 1979.

Issues raised during assessment and public exhibition of the application have been
considered, in detail, in the assessment of the application. Where relevant, conditions
have been recommended to manage the impacts attributed to these issues.

The site is suitable for the proposed development, is not contrary to the wider public
interest and the application has been assessed as unlikely to have a significant
adverse on the area. It is recommended that the application be approved, subject to
the recommended conditions of consent provided in the attachment section of this
report.

Attachments

1View. DA2017 - 282.1 Plans
2View. DA2017 - 282.1 Recommended Conditions

g
PORT MACQUARIE

HASTINGS

COUNCIL

Item 07
Page 91



AGENDA DEVELOPMENT ASSESSMENT PANEL
12/07/2017

3View. DA2017 - 282.1 Submission - Bottle 28042017
4View. DA2017 - 282.1 Submission - Bottle 02062017
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SHADOW DIAGRAM SCALE 1:300
WINTER SOLSTICE 9AM

SHADOW DIAGRAM SCALE 1:300

WINTER SOLSTICE 12PM

SHADOW DIAGRAM SCALE 1:300
WINTER SOLSTICE 3PM
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Summary of ABSA Commitments.
(refer to Certificate for exact details)
| | LOWER FLODR WALLS External Single brick {garags), No lnsulation
Wall Brick Veneer & Framed: Foil + R1.5
UPPER FLOOR WALLS Intgrnal Vall | Cavy Pane! >70mm, Plasterboard Lining
Floors Concrete, On Ground, No Insulation
Timber, Enclosed (elevated where shown on pians),
No Insutation
Finish: Polished Concrete, Timber & Tiles as per
plans
| | esrsnessan [P
fi
I VAGANT BLOCK | WYATERING OF COVERING AS REGURED foprored onacaolod oover ekl ls lobe
| | TO PREVENT EROSION & DUST NUISANCE. ol roosssed lighting and oshaust fons
| | HOSETORE AALKBLE v sTE alowinsulalion o bs closely installed 0 the op and
| BOUNDARY 16000 sides of the ight fiting andl exhaust fans.___
<<1848 PROPOSED 1800mm HIGH TIMBER FENCE +Jaoz Raof Hetal Shasing, R1.0 (rflectva s dow, at-ghare
__________________ up). 9. 11
1 Colour: Mediurn (0475 - 0.7)
1.5m EASENENT TO DRAIN WATER
R " ~ STORMWATER JUNGTION Eaves £50mm Wadth generally
SILTATION 2 TE—————— Varying widths and offsefs as shown plans
CONTROL FENCING Vi gg‘g’ﬁgu I,Q‘;’J&m;ﬂ“‘* ON Glazing Single clear with aluminium frames thrughoul
INDICATIVE SEWER LINE Weather stripping throughout, Windows as spacified
—————— o) orequivalent fo be instailed on site
71 b4 E ————— PRIVATE OPEN SPACE
s JR— AREA 133m? WITH A Summary of BASIX Commitments.
PR < __ | WAXIMUM GRAGE OF 5% refer to Certificate for cxact dotails)
- Water
I ! _—_—_— 3' (PG but<=7 5 Limin) | Tolels: 3 Star
| C £ )
e FoP BasinTaps: 3 Star | Kichen Tops: | 3 Star
Ve | | - Reticulaled Alternative Water connection:
N | Iop: | . Al oiets in the dovelopment
1 BALCONY Cold waler supply to the washing machine
Y | I FFLRL. 22450 I FABSA™ Gt ey Atleast el 9
| | K | ; : Energy Commitments
| ‘ = I FRLRL 19450 srar 1 101CET3 6 HWS: Solar (slectric boosted) RECs 26 - 30
\{_ — .H | d i w 0404007 Cooling: Ceiling Fan in at least 1 bedroom and 1 living
| all | | i art Jares room
— — -5 L— J.LJ\ b | E % EES) Heating No acive heating system n the Bedrooms
| ~ | L aWER FLODR - e Gas fixed flued heater {2 Star)
s = FFLRL: 15500 e Venilation Kitchen & Bathvoom: ducted, manual control
| @ (| | L | Em O Laundry: no mechanical ventiation
| 7 7 > A UPFER FLOOR > Q Appliances: Gas Cookicp & Gas Oven o be inslalled
s s x - JRL 22 | g B Artfcial The following rooms are to be primariy Kby
| s v < |2 i - Lighting fuerescent or LED lamps: The Laundry
£ Clothes Line: _ Fired outdoor clnthes tiina i tn be instalied
. v g PROPOSED NEW E\ i X
2 &
DWELLING UNDER 3 - DWELLING hlg R 8 % g Certificate Number: UPYOWIBOVP
CONMSTRUCTION e} ' | 25 Assessor Name Keith James
LIVING FL L1 075 oD et ettt o Ze | E& Accreditation number: 32265
I [V — | £ il 2 Certificate date: 20 Mar 2017
| g_‘ ! Dwelling address: . N
A | el i 5
| ! 47 Summer Circuit Lake =E.
S | ! Cathie NSW 2445 §;§
~ ! 8%
e | GARAGE I ! www.nathers.gov.au £z
Ve ~ FFLRL: 19400 | | § g2
I a8
7 N N | < I 28
TIMBER RETAIMING Hl | I=1 i £2
WALL MAX 1M TO T = -E |
ENGINEERS DETAILS - — '
N N 3 | ¢ 5% | |
~ ™ | GTAP | I ) i
PORGH S8,
NN FFLRL: 19450 r BEG 400 | ! - -
[ i Note: Copyright & 2017: Golling.w.Colins PTY LTD
- t | | Al righls resarved. No parl of this drewing may be reproduced
j— G T — = or (ransmitted in any lorm ar by means, slectroniz, mechanical,
%&e ) PROPOSED T R RO NG AND sEcuRITY Bholacopyig, rScording o tharwss, Uhout the por paTIn
; " 2 copyrght hoklers
DRIVEWAY EAST/SOUTH/ WEST BOUNDARIES DO NOT SCALE Irom lis drawing. CONTRACTOR s o
chack allthe dimensions on the job prior 1o commeneament of
PROPOSED WATER & f— TEMPORARY HOARDING GATES or fabricalion, Any are 1o be reterrad
RECLAIMED WATER = 1o the consulant/Architect prior to commencement of work,
WETER LOGATIONS ;- e

BUILDER TO LOCATE THE ELECTRICAL
AND TELSTR# SERVICES PRIOR TO
THE START GF CONSTRUCTION

T -
BOUNDARY 16000

EXCESS SOILS FR
AT EXIT, MINIMUM
GRAVEL TO BE NO
20mm DIANETER

BLUE METAL GRAVEL LAID AT
ENTRANCE OF SITE TO RENOVE
OM VEHICLES

SIZE OF
LESS THAN

ALL LEVELS WERE COMPLETED BY BUILDER|
AND ARE NOT TO AHD. ALL LEVELS AND
CONTOURS TO BE CONFIRMED BY BUILDER
PRIOR TO START OF CONSTRUCTION.

5000 A
—FFL RL: 19 820—— i

SITE PLAN

SCALE 1:200

SUMMER CIRCUI

SAND

BAGS PLACED IN KERE TO CATCH
ANY EXCESS SOILS FROM SITE KERE
TO BE CLEANED DALY

CEILING PENETRATION - APPROVED NON-
VENTILATED COVER OR SHIELD IS TO BE
INSTALLED TO ALL RECESSED LIGHTING
AND EXHAUST FANS TO ALLOW
INSULATION TO BE CLOSELY INSTALLED TO
THE TOP AND SIDES OF THE LIGHT OR
EXHAUST FITTING.

DRIVEWAY DETAIL

TO BE IN ACCORDANGE WITH ASD201 & ASD208

KERB & GUTTER | GARAGE FL | DISTANCE KERE

INVERT LEVEL TO GARAGE
19.820m 19.400m 10.239m

CHECK ALL DIMENSIONS ON SITE. THIS
DRAWING IS TO BE READ IN CONJUNCTION
WITH ALL RELEVANT CONTRACTS,
SPECIFICATIONS, REPORTS, DRAWINGS,
ENGINEERING & COUNCIL APPROVALS

SITE INFORMATION & LEGEND

NOTE: CONTOURS AND SPOT LEVELS ARE

WITH COUNCIL POLICY E1 AND THE

ADOPTED AUSPEC STANDARD

INDICATIVE ONLY AND FINAL SITE LEVELS COMPLETED

BY AREGISTERED SURVEYOR IS RECOMMENDED

BEFORE START OF CONSTRUCTION.

STORMWATER NOTE:
STORMWATER/RAINWATER OVERFLOW TO
DRAINAGE EASEMENT AT REAR OF BLOCK

SITE AREA:

HABITABLE AREA (including garages)
FSR (as per LEP - 280.1m?)
BUSHFIRE AFFECTED

APPROX 300m? HARDSTAND AREA

SEWER LINE

GARDEN TAP LOCATION

DOWN PIPE LOCATION
El SITE HOARDING FENCING

SILTATION CONTROL IN ACCORDANCE

**RECLAIMED WATER UTILISED**

et NEW DWELLING

SITE PLAN
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SHADOW DIAGRAM

RETAINED REAR YARD

HIGH SET VENTILATING WINDOW OVER DINING ROOM
BILL HEIGHT 1500MM (NOT A VIEWING WINDOW)

BEDROOM GLAZING
NO SHADOWED BETWEEN
GAM AND 3PM

NOTE: NEIGHBOURING HOUSE

LIVING FLOOR LEVEL 13 APPROX
500MM HIGHER THAN THE PROPOSED
LOWER FLOOR LEVEL

NEIGHBOURING PROPERTY

POOL

SCALE 1:300

WINTER SOLSTICE 2AM

SHADOW DIAGRAM

LIVING ROOM GLAZING
UNAFFECTED DURING
ENTIRE DAY FROM PROPOSAL

SCALE 1:300

WINTER SOLSTICE 12PM

SHADOW DIAGRAM

SHADING SHOWN IS FROM
NEIGHBOURING DWELLING

SCALE 1:300

WINTER SOLSTICE 3PM

et NEW DWELLING
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{CLIP SNAP} CONTINUOUS OVERFLOW GUTTER
FIXING SYSTEM TO COMPLY WITH AS 3500.3

KLIP-LOK METAL SHEET ROOFING i@ 2
ROOF GOLOUR: MEDIUM (S5 - D475 - 0.70)

METAL SHEET ROOFING @ 11°
WITH R1.0 (REFLECTIVE SIDE DOWN, ANTHGLARE UP).
ROOF COLOUR: MEDIUM (SA - 0.475 - 0.70)

METAL SHEET ROOFING @ 6"
WITH R1.0 (REFLECTIVE SIDE DOWN, ANTLGLARE UF).
ROOF COLOUR; MEDIUM (SA - 0,475 - 0.70}

450

F—F

450
A—F

2740

RIDGE HEIGHT
o

WRL25.280

Note: Gopyright © 2017: Collins w.Collins PTY LTD

Al ights raservad. No part of lhis drawing may be reproducad

or iransmilled in any form o by means, elecironic, mechanical
phalocapying. recarding or olhenvise, withoul the rior permission
of the copyright holders.

DO NOT SCALE from this drawing, CONTRACTOR s to

crac 2l e dimansions on 1 job prior (o commencemant of
shop drawings o febrication. Any discrepancies are to be referred
o Ihe consullanliArchilacl prios 1o commencament of work.

02CL

NORTH ELEVATION

SCALE 1:100

HANDRAIL HEIGHT T BE NO LESS THAN 1000mm
FROW PROPOSED FIMISHED FL. BALUSTRADE &
HANDRAIL TO BE IN ACGORDANCE WITH BCA 3.9.23
83924,

3
22540RL gl gl & =
02 FL = NEIGHBOURING PROPERTY
22.240R
01cL
1
150mm X 180mm n
FBW TIMBER POST =]
> 5
—_—
T9500RLWE L. — =t | — — —
. = = = — [ ===
& N — — —
nel=l il | ==
NG ‘

DOWN TO NATURAL GROUND LINE ‘

— (CLIP SNAP) CONTINUOUS DVERFLOW GUTTER

VUM 1

SOUTH ELEVATION

T\MBEF{ RETAINING WALL
E MAXIN
TD ENG\NEERS DETAILS

OVER FRONT ENTRY

om HIGH
METAL SHEET ROOFING @ 9

SCALE 1:100

ROGF COLOUR: MEDIUN \SA -0475-0.70)

METAL SHEET ROOFING @ 117
WITH R1.0 (REFLECTIVE SIDE DOWN, ANTHGLARE UP}. FIXING SYSTEM TO COMPLY WITH AS 35002
50 ROGF COLOUR: MEDIUN (SA - 0.475 - 0.70)
A= 450
* 1 A— 4RIDGE HEIGHT
25 BIRL W
p2cL T T T T T T T T T T
1 | | T T
T T T T 1 I I
nil= L 1
o L] L | i Al A AN
2 i A i s
5 i i
T T [a—
{3
| [ O I A B S
2
J/ F
19,500 RLGFNGL g ‘ . _ — g J— — . — =
O1FL L
200 X 400mm TIMBER
FRANED COLUMN WITH HOTE 15" FALL TO —— e
MATRIX CLADDING FINISH ALL WINDOW SILLE ML
HANDRAIL HEIGHT T0 BE NO LESS THAN
EAST ELEVATION SCALE 1:100 1000mm FROK PROPOSED FINISHED FL.
: BALUSTRADE & HANDRAIL TO BE IN 190mm X 190mm
ACCORDANCE WITH BCA 9,023 8 1924 TIMBER STAIRCASE AND LANDING TIMBER POST
DOWN TO NATURAL GROUND LINE
“BW: BEDROOM WINDOWS - WHERE THE FLOOR
LEVEL OF A BEDROOM I3 2M OR MORE AROVE
THE SURFACE BENEATH, BEDROOM WINDOWS o E
i m T 392,
ARE TO COMPLY WITH VOL 2 BCA PART 2.9.2.5. JAMES HARDIE MATRIX
METAL SHEET ROOFING 0 &° WALL CLAD FINISH
WITH R1.0 (REFLECTIVE SIDE DOWN, ANTHGLARE UF). METAL SHEET ROOFING (@ 11°
ROOF COLOUR: MEDIUM (SA-0.475 - 0.70} WITH R1.0 (REFLECTIVE SIDE DOWN, ANTLGLARE UP),
450 ROCF COLOUR: MEDIUN (SA - 0475 - 0.70}
(GLIP SNAP) GONTINUOUS DVERFLOW GUTTER GLAZING SPECIFICATIONS:
[p— FIKING SYSTEM TO COMPLY WITH AS 3500.3 WINDOWS SPEGIFIED USE NFRC UW & SHECW
450 - 150 VALUES
= WINDOWS AS SPECIFIED OR EQUIVALENT MUST BE
INSTALLED ON SITE (REFER TO ARSA CERTIFICATE
2052ng Rl . _ - - - JL55 260 FOR DETAILS),
! STANDARD GLAZING: SINGLE CLEAR GLAZING WITH
— ’ HANDRAIL HEIGHT TO BE NO LESS THAN STANDARD ALUNIMIUN FRAMES THROUGHOUT
/ 1000mm FRON PROPOSED FINISHED FL.
g : . | O OSED PN ISHEL WEATHER STRIPPING TO BE INSTALLED THROUGHOUT,
B ACCORDANCEWITHBCAS 02383024 PLEASE NOTE: ALL GLAZING IN BATHROOM
x T ENSUITES. 3P RONS OR THE LIE 10 COMPLY WITH
i T T PART 3,645 OF THE BCA
MAT 2 BEDROONM WINDOWS - WHERE THE FLOOR LEVEL OF &
LRI — —L'_—‘ _ 2 —  WFRLZIS0 BEDROOM IS MORE THAN 2m ABOVE THE SURFACE
02FL A [ L _ _ _ 02FL EENEA] INDOWS ARE
2 200Rw | | [ 122240 [BoAW s
1oL i 01CL [WINDOWS AND GLAZING TG COMPLY WITH:
190mm X 180mm  ——w=r
> TIMBER POST N AS 4055 - WIND LOADS FOR HOUSING
2| g AS 1288 | GLASS IN BUILDING - SELECTION & INSTALLATION
R % % . AS 2047 - WINDOWS & EXTERNAL DOORS IN BUILDING
H 200 % 400mm TIMBER H| AB 1170-Part 2 WIND ACTIONS
g ) H e cotumwn é : AS 2080 : CONSTRUCTION OF BULDINGS (N BUSHFIRE
[NGL= —_ — . @l THE STANDARDS REFERRED ABOVE ARE THE VERSION
" = — 4+ - - - 18, ADOPTED BY BCA AT THE TIME THE RELEVANT
13150’:ERLL4‘  m— —— — "GLﬂLoa ?T CONSTRUCTION CERTIFICATE OR COMPLYING
DEVELOPMENT CERTIFIGATE APPLICATION IS MADE.
RAKED SECTION OF ROOF
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Note: Copyriant & 2017: Collins.av.Collns PTY LTD

Al Fights resarvad. No part of this trauing may be reproducet

o transmitied in any form or by means, electronic, mechanical,
photogopying, recording or olharwisa, wihout the prior permission
of tha copyright holders.
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shop drawing:
i prior o ol work.
METAL SHEET ROOFING & §° —————————————————) METAL SHEET ROOFING @ 11° “BW: BEDRGOM WINDOWS - WHERE THE FLOOR
WITH R1.0 (REFLECTIVE SIDE DOWN, ANTILGLARE UF). WITH R1.0 (REFLECTIVE SIDE DOWN, ANTIGLARE UF). LEVEL OF A BEDROOM IS 2M OR MORE AROVE
ROOF COLOUR: MEDIUM (SA- 0.475 - 0.70) ROOF COLGUR: MEDIUM (SA - 0.475 - 0.70) THE SURFACE BENEATH, BEDROOM WINDOWS
[ (CLIP SNAR| CONTINUOUS OVERFLOW GUTTER ARETO COMPLY wzrsnuvm 2BOAPART 225,
450 FIXING SYSTEM TO COMPLY WITH AS 3500.2
0 RIDGE HEIGHT
|
L
fiuat]
25.280RL - — —
02cL T -
190mm X 190mm [
TIMBER POST
s -
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&
L =
| &
22 540RLW —_— L 5
0ZFL —_—
22 240R
il )
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g
&
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e — = = = 5 — _
) NOTE 15 FALL TO | RAKED SECTION OF ROOF
NGL: \ ALLWINDOW SILLS OVER FRONT ENTRY o+
HANDRAIL HEIGHT TO BE NOLESS THAN 1000mm 5 X 400mm TIBER
TIMEER STAIRGASE AND LANDING FROM PROPOSED FINISHED F mm
HANDRAL TO BE N ACCORDANGE WITH BCA FRAMED COLUKN WITH
DOWN TO NATURAL GROUIND LINE. HANDRAL T AT AN
SELECTED FACE
WEST ELEVATION SCALE 1:100 BRIGKWORK
JAMES HARDIE MATRIX
WALL CLAD FINISH
MECHANICAL VENTILATION METAL SHEET ROOFING @@ 8 METAL SHEET ROOFING @ 11°
TO INTERNAL SANITARY WITH R1.0 (REFLEGTIVE SIDE DOWN, ANTI-GLARE UP). WITH R1.0{REFLECTIVE SIDE DOWN, ANTI-GLARE UP}.
COWPARTMENTS TO ROOF COLOUR: MEDIUM {84 - 0,475 0.70) ROOF GOLOUR: MEDIUM (S4 - 0476 - 0.70)
COMPLY WITH A5 1668 2 ROOF TRUSSFS @ 8006TS TO
MANUFACTURER'S SPECIFICATION (CLIP SNAP) GONTINUOUS OVERFLOW GUTTER

FIXING SYSTEM TO COMPLY WITH AS 3500.3

SOLAR HWS

25260RLWE _ e e o _ _ WPRL25260
2CL 020l

10mm INTERNAL PLASTERBOARD
LINING TO CEILINGS & WALLS

LIP-LOK METAL SHEET ROOFING (@ 2°
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FOR USE BY PLANNERS/SURVEYORS TO PREPARE LIST OF

PROPOSED CONDITIONS

NOTE: THESE ARE DRAFT ONLY

DA NO: 2017/282 DATE: 04/07/2017

PRESCRIBED CONDITIONS

The development is to be undertaken in accordance with the prescribed
conditions of Part 6 - Division 8A of the Environmental Planning & Assessment
Regulations 2000.

A - GENERAL MATTERS

(1

(2)

(A001) The development is to be carried out in accordance with the plans
and supporting documents set out in the following table, as stamped and
returned with this consent, except where modified by any conditions of
this consent.

Plan / Supporting Reference Prepared by Date
Document

Site Plan Job No. J3356 Rev | Collins W Collins 25.05.17
H
Sheets
Floor Plans Job No. J3356 Rev | Collins W Collins 25.05.17
H

Sheets 2 & 3 0of 8

In the event of any inconsistency between conditions of this development
consent and the plans/supporting documents referred to above, the
conditions of this development consent prevail.

(A002) No work shall commence until a Construction Certificate has been
issued and the applicant has notified Council of:

a) the appointment of a Principal Certifying Authority and
b} the date on which work will commence.

Such notice shall include details of the Principal Certifying Authority and
must be submitted to Council at least two (2) days before work
commences.

(A0Q9) The development site is to be managed for the entirety of work in
the following manner:

1. Erosion and sediment controls are to be implemented to prevent
sediment from leaving the site. The controls are to be maintained until
the development is complete and the site stabilised with permanent
vegetation;

2. Appropriate dust control measures;
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3. Building equipment and materials shall be contained wholly within the
site unless approval to use the road reserve has been obtained. Where
work adjoins the public domain, fencing is to be in place so as to prevent
public access to the site;

4. Building waste is to be managed via an appropriate receptacle;

5. Toilet facilities are to be provided on the work site at the rate of one
toilet for every 20 persons or part of 20 persons employed at the site.

6. Building work being limited to the following hours, unless otherwise
permitted by Council;

- Monday to Saturday from 7.00am to 6.00pm
- No work to be carried out on Sunday or public holidays

The builder to be responsible to instruct and control his sub-contractors
regarding the hours of work.

B - PRIOR TO ISSUE OF CONSTRUCTION CERTIFICATE

(1)

(BOO1) Prior to release of the Construction Certificate, approval pursuant
to Section 68 of the Local Government Act, 1993 to carry out water
supply, stormwater and sewerage works is to be obtained from Port
Macquarie-Hastings Council. The following is to be clearly illustrated on
the site plan to accompany the application for Section 68 approval:

+ Position and depth of the sewer (including junction)
« Stormwater drainage termination point

s Easements

+ Water main

s Proposed water meter location

(BO06) An application pursuant to Section 138 of the Roads Act, 1993 to
carry out works required by the Development Consent on or within public
road is to be submitted to and obtained from Port Macquarie-Hastings
Council prior to release of the Construction Certificate.

Such works include, but not be limited to:
i. Footway and gutter crossing

ii. Functional vehicular access

C - PRIOR TO ANY WORK COMMENCING ON SITE

Nil

D - DURING CONSTRUCTION

(1)

(D003) The Port Macquarie-Hastings area is known to contain rock that
may contain naturally occurring asbestos (NOA). Should potential NOA
be located on site notification shall be provided to Council and Workcover
prior to works proceeding. No work shall recommence until a NOA
management plan has been approved by Council or Workcover.

E - PRIOR TO OCCUPATION OR THE ISSUE OF OCCUPATION CERTIFICATE

(1

(EO01) The premises shall not be occupied or used in whole or in part
until an Occupation Certificate has been issued by the Principal Certifying
Authority.
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(E058) Written confirmation being provided to the Principal Certifying
Autharity (PCA) from any person responsible for the building works on the
site, stating that all commitments made as part of the BASIX Certificate
have been completed in accordance with the certificate.

(E034) Prior to occupation or the issuing of the Occupation Certificate
provision to the Principal Certifying Authority of documentation from Port
Macquarie-Hastings Council being the local roads authority certifying that
all matters required by the approval issued pursuant to Section 138 of the
Roads Act have been satisfactorily completed.

(E051) Prior to occupation or the issuing of any Occupation Certificate a
section 68 Certificate of Completion shall be obtained from Port
Macquarie-Hastings Council.

F — OCCUPATION OF THE SITE

(1)

(FO04) The dwelling is approved for permanent residential use and not for
short term tourist and visitor accommodation.
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HECEIVED
P 3 [Fencey

SUBMISSION
28/04/2017
TRV N T T ey
Mr. hen Bottl
-7 MAY 2017 r. Stephen Bottle ‘
PO Box 161, Lake Cathie
Keyaers e e NSW._ 2445
Subfect .
Foider 9{'13-01’7-—')—?2--1

To The General Manager, Port Macquarie Hastings Council,

This submission is in relation to the following DA -
Application Number: 2017/282
Property: Lot 54, DP 1226839, 47 Summer Circuit, Lake Cathie

I am one of the owners of Lot 55, number 45 Summer Circuit, the adjoining property on the Western
side of this proposed development. | have an approved DA/CC for that lot and construction is under
way. In developing our proposal we went to great lengths to make every effort to comply with those
specifications for development that Council had developed and enacted.

The basis upon which this submission is tendered is with reference to the Port Macquarie-Hastings
Development Control Plan (DCP) dated 2013., v20131108, with specific reference to those sections
of Chapter 3 that pertain to low density residential development. Section 3.2.1 of that document
includes a number of stated purposes of the development and application of the plan, including but
not limited to -

- Have regard to the desired scale, bulk and height of existing residential development as well as
streetscape and landscape in the locality;

- Nat unduly affect the amenity of neighbours;

- Be sited and designed to have regard to adjoining and nearby existing structures, street facades and
public open space.

and, of major importance -

- ensure ongoing privacy of neighbouring properties.

It is my view that this application does not meet the requirements that match those stated purposes
by failing to comply with a number of sections of the DCP.

By the applicant's agents own admission there are a number of non compliances that they have
identified. However it is my belief that there are a number more that have not been identified,
either by oversight or omission.
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| will begin with those non compliances identified. These are outlined in section 5.2 of the
development application itself.

The first non compliance issue I'd like to draw attention to is the inclusion of two side walls, on both
the East and West sides, in excess of 12m and without articulation. | will deal with the West wall of
the development as that is the side that adjoins my property and by which | will be directly affected.

This Western wall is proposed to be 16m long without articulation, in itself clearly a breach of
section 3.2.2.5, part c) of Development Provisions within the DCP which states quite clearly that -

"“Building walls are to step in and out at least every 12m by a minimum of 500mm. "

Not only is this wall proposed to be 16m long, it will contain both a ground and first floar, and it is
proposed that the first floor be set back just 1m from the common boundary, in line with the first
floor. These non compliances combined will result in a 16m long, 6.5 m high edifice sitting just 1m
from the common boundary. This will result in an overtly imposing structure sitting aside a single
story dwelling. | do not believe this to be in keeping with the bulk and scale considerations so
prevalent in the DCP.

The applicant's DA document states that "on the winter solstice the property to the west will
not be overshadowed at all from the subject dwelling from before midday for the rest of the
afternoon.” There is no shadow diagram to support this statement, | believe one should be
provided. Further, | believe that our Ensuite Bathroom located on that side will receive no sun. In a
high humidity, and hence mould, environment like port Macquarie that could create issues. More
importantly there is the possibility that our prime area of private open space will be subject to
excessive shading. This will affect the amenity of utilising this area. A top story setback in accord
with the requirements of the DCP would address this issue.

The erection of such a wall would result in an imposing structure. The objectives of section 3.2.2.5
of the DCP, in part, are -

" To reduce overbearing and perceptions of building bulk on adjoining properties.."

Clearly the erection of a 16m wall, 6.5m high and just 1m from the common boundary are in
opposition to that stated objective, and that has come about through the non compliance with a
number of stated provisions within the DCP.

The DA document states that “The use of different, yet complimentary external wall facades
on the western wall elevation, in combination with the location and size of wall
penetrations, creates a visual interest and reduces any feelings of overbearing."

| cannot disagree with this strongly enough. | can assure you that as the resident who will be
affected by the erection of this wall if it is allowed to proceed as proposed that there will be no
visual interest or any reduction in feelings of overbearing no matter how many different wall facades
or 'wall penetrations' there are. There will be no visual interest looking up at a 16m long, 6.5m high
edifice 1m from the boundary blocking out the sun.
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The next identified non compliance relates to the inclusion of both a double garage and an
unenclosed carport that resuits in the development exceeding the required width of vehicle
openings. The application document suggests that the amount in excess is minimal. However a
cursory examination of the plan drawings will demonstrate that the most prominent ground floor
aspect of the front facade (South Elevation) is the Garage Door and carport opening. Combined they
present a visual effect such that the appearance is much greater than the 57.14% of front facade as
stated. They are clearly the dominant feature of the frontage. This is not in keeping with the stated
objectives of section 3.2.2.3 which is-

"To minimise the impact of garages and driveways on the streetscape... To minimise the visual
dominance of garages in the streetscape.”

Moreover, this is exacerbated by the fact that the garage sits proud of the building proper, with the
garage set in front of the building line proper. | believe this is in contravention of point b) of section
3.2.2.3 which states that {a garage should)-

"be at least 1m behind the building line, where the dwelling(s) hos a setback from a front boundary
of 4.5m or more"

The only part of the development in front of the garage is a pair of pillars su pportir;g a balcony.
There is no part of the building line proper in front of the garage line. | do not believe this to be in
keeping with either the spirit of the objective or requirements of this section of the DCP.

Further, the unenciosed carport designed to hold a caravan will result in an unsightly open space
clearly visible from the street. This type of treatment may be suitable on a farm or in a rural
environment, but is not suited to low density residential development. | refer to section 3.2.2.2 of
the DCP, part of the stated objective of which is to -

“_..support an attractive streetscape.”

It is clearly demonstrated through the detail identified above that the treatment of the
garage/carport openings in this development will be detrimental to the streetscape, and not in
keeping with the objectives or requirements of the DCP.

As well as those non compliance identified within the DA document itself that there a number of
other non compliances which have not been identified. Specifically these non compliances affect
the privacy and amenity of our adjoining property, and are of most serious concern to me. Lack of
privacy from direct visual access from the proposed development will have serious deleterious
effects on our family. | would reiterate the sole objective of section 3.2.2.10 of the DCP, which is -

"To protect the visual privacy of on-site and nearby residents"
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In dealing with issues of visual privacy the DA application identifies non compliances on the Eastern
side, but makes no reference to issues on the Western Side. In fact at one paoint the document refers
to "Direct views within 12m radius from living rooms and principle areas of open space screened or
obscured" and refers to this provision as being 'N/A'. | strongly dispute this, as | will demonstrate.

At the rear of the proposed development there are 3 large windows on the upper floor, located on
the Western side of the North Elevation. These windows are in a regularly used living area, namely a
dining room. The design of the proposal is such that all three of these windows have direct visual
access into our private open space, which will contain a pool, and area for associated activities such
as sunbathing. As you can appreciate a lack of privacy in a pool area is of major concern. This open
space area is the only space we have within our property to position this pool. These windows will all
have direct visuai access into this area. These windows, all with direct visual access into our open
space area, are all within a 12m radius of this area.

Section 3.2.2.10, part a) dot point 3 of the Development Provisions within the DCP states -

“direct views from living rooms of dwellings into the principle area of private open space of other
dwellings should be screened or obscured where they are within a 12m radius.”

and further to this, part c) of the same section states the following -

"Privacy screens are encouraged for:

« Windows in a habitable room, other than a bedroom, that has a floor level of more than 1m above
ground level {existing), and

* The wall in which the window is located has a setback of less than 3 metres from a side or rear
boundary, and

* The window has a sill height of less than 1.5m"

Each of the windows discussed above fall under part ¢) of Section 3.2.2.10 of the DCP under the
proposal as it currently exists.

Given that the DA application does not even identify these windows as being subject to these
provisions | doubt there is any plan to screen them as required. This would result in a serious
compromise of our privacy within our open space, and be in direct contravention of the objective
and purpose of this section of the DCP.

Moreover, there is also direct visual access into our private open space via other aspects of the
proposed development. All of the main living areas of the proposed development are located
upstairs, and they open on to a rear deck. This deck presents serious incursions into the privacy of
all surrounding neighbours, however | cannot argue the case for other s so will concentrate on how
this affects our privacy. This deck allows unimpeded visual access into our private open space in our
backyard at exactly the point where our pool will be positioned. Section 3.2.2.10, part d) of the
Development Provisions of the DCP states that-

" A balcony, deck, patio, pergola, terrace or veranda should have a privacy screen if:
« direct views ... into the principle area of private open space of other dwellings should be screened
or obscured where they are within a 12m radius.”

This deck is within a 12m radius of our private open space and hence the above section applies.
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Further, this deck is accessed via an external staircase running down from the rear of the house
{Northern Elevation). Anyone seeking egress from the deck via this staircase similarly has direct
views into our private open space. Whilst | cannot find any specific references to external staircases
within the DCP, | am certain that Council did not go to the lengths it has to develop the DCP to
ensure privacy only to have it circumvented by the provision of external staircases. Since the sole
use of this staircase is to provide access and egress to/from the rear deck, | would contend that it is
in fact an extension of the rear deck, and that those provision of the DCP which apply to a deck
should apply to the staircase. Application of this logic would mean that the staircase would be
subject to Section 3.2,2.10, point d}, bullet point 4 of the Development Provisions of the DCP which
states that a privacy screen is required if-

“A deck, patio, pergola, terrace or verandah has a setback of less than 3m from a side or rear
boundary, and is greater than 3m2 and more than 1m above ground level”

At the point at which the staircase rises above 1m from ground level it is within 3m of the boundary
and it is greater than 3 sg m in total. Hence it would need to comply with the above stated
development provision.

As has been demonstrated with reference to the external staircase, the deck, and the rear windows
of the dining room, there are serious incursions into our private open space contained within this
development proposal that would seriously jeopardise our ability to enjoy the amenity of our own
property. Council has these provisions in place for a reason. | trust they will be acutely aware of
them when assessing this proposal.

It is worth noting that section 3.0 of the DA application document states that "The proposed
dwelling is to consist of... an open style kitchen/dining/living area opening directly onto a
usable open space area." Note that these living areas are contained on the upper floor of the
proposed development. | can only assume that the 'usable open space’ which these rooms are
‘opening directly’ on to is the deck which sits outside the kitchen area. The DCP clearly states that
private open space should have "direct accessibility from a ground floor living area" (Section 3.2.2.6,
part d) of the Development Provisions of the DCP). Therefore it is questionable whether this
statement is accurate. The deck constitutes part of the dwelling construction so it does not fit within
the definition of private open space contained in the DCP. | cannot comment on whether the
development proposal actually meets the requirements of the above stated section in having direct
access from a ground floor living area.

As | have demonstrated with this submission the multiple non compliances contained within this
proposal result in serious implications for the privacy and amenity of our adjoining property. Council
has developed the DCP specifically to try and protect such aspects as demonstrated by the stated
purposes and objectives contained within the DCP. To ignore these when assessing this development
proposal would result in a serious injustice for those affected by it.

This submission is in no way a reflection of any personal animosity towards the applicants. | have not
met them and have no personal issue with them. | am sure that when developing this proposal they
may not have foreseen the effect that it would have on the privacy of their neighbours. However the
fact is that the proposal as it stands encompasses a number of non compliances that would seriously
compromise our ability to use our property with freedom, contentment, and in private. | could not
fail to act given those circumstances. :
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| trust you will give this matter the serious consideration it deserves, and seek to apply the
provisions available within the DCP that were put in place to protect all of the Council's ratepayers.
Thanks and Regards.
Stephen Bottle
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From: Stephen Bottle

To: Michael Roberts

Cc: Dan Croft

Subject: RE: DA2017-282 Proposed Dwelling Lot 54 Summer Circuit Lake Cathie
Date: Friday, 2 June 2017 11:19:44 AM

Attachments: image001.jpg

Good morning Michael,
Many thanks for your response and for keeping me informed.

| appreciate that the applicants have made attempts to comply with the relevant sections of
Council's DCP. Unfortunately, it has not involved setting the top floor back 3m as specified in the
DCP. The result for us, as clearly demenstrated by the plans provided, is that we will be adjoined
by an impaosing wall and roof line which I believe is not in keeping with the provisos Council has
put in place to avoid such bulk and scale disparity. It appears that this matter has not been
addressed. This is of greater concern to me than the 500mm articulation requirement,
particularly in that section of the application that extends beyond the rear of part of our Eastern
elevation and imposes itself on us visually. It is clear that it will be an overbearing structure and
an eyesare. | had hoped for a better outcome. Can you please advise whether this a matter
Council will be pursuing?

The overlooking and privacy issues are of enormous concern for me. Particularly so given the fact
that the contentious parts of the proposal will provide direct visual access into our private open
space area which will contain our pool. Again, the attached plans only serve to enforce the
obvious which is that the overhanging section of the rear balcony, and the external staircase
providing egress from same, will provide direct visual access straight into our pool area. If the
applicants could see their way clear to relocating the external staircase access to the Eastern side
of the upstairs balcony behind the proposed carport, rather than rear access, and screening the
Western part of that balcony where it overlooks our property, that would go quite a way to
addressing our concerns. The three rear windows that also allow visual access to our property
are another concern. If these are determined to be non-compliant under the regulations
specified by the DCP | would expect Council to state that these need to be screened as required.

| note no mention of addressing this matter in the revised plans provided. If this is not the case
then | foresee us incurring a great deal of cost in providing appropriate privacy screening to
address this.

| trust that these matters will be given serious consideration by both Council and the applicant.
Many thanks.

Regards, Steve Bottle

From: Michael Roberts [mailto:Michael.Roberts@pmhc.nsw.gov.aul]
Sent: Friday, 2 June 2017 10:03 AM

To: I

Subject: DA2017-282 Proposed Dwelling Lot 54 Summer Circuit Lake Cathie

Dear Mr Bottle,
I would like to provide you with an update on the status of the above Application with reference
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to your letter dated 28/4/17.
The issues raised in your submission were forwarded to the applicant to address.
Shadow Plans have since been provided to Council demonstrating compliance with the DCP2013
provisions and amendment’s were also made to the western elevation wall (see attached Plans)
to comply with the 12m long wall and articulation requirements of the DCP.
These plans have been attached for your perusal.
| have alse sent another email to the applicant requesting they provide a response to the
overlooking and privacy issues you have raised in your submission.
Please note - | will be on Leave from today however ane of my colleagues will be handling the
Application. Please contact my Manager - Dan Croft in my absence. Dan.Croft@pmhec.nsw.gov.au
Thankyou
Regards,
Michael Roberts
Building Surveyor
Port Macquarie-Hastings Council
PO Box 84
PORT MACQUARIE NSW 2444
(02) 6581 8111
(02) 6581 8123 (Fax)
Your Voice Our Community_Email Signature_400x150px_0 2
2]
DISCLAIMER - This electronic mail message is intended only for the addressee and may contain
confidential information. If you are not the addressee, you are notified that any transmission,
distribution or photocopying of this email is strictly prohibited. The confidentiality attached to
this email is not waived, lost or destroyed by reasons of a mistaken delivery to you. The
infermation contained in this email transmission may also be subject to the Government
Information (Public Access) Act, 2009.
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ltem: 08

Subject: DA2017 - 284.1 ALTERATIONS AND ADDITIONS TO DWELLING -
LOT 6 DP 862732, NO 12 ELKHORN GROVE, PORT MACQUARIE

Report Author: Fiona Tierney

Applicant: RR &L JWood
Owner: RR &L JWood
Estimated Cost:  $48,000

Parcel no: 29123

Alignment with Delivery Program

4.3.1 Undertake transparent and efficient development assessment in accordance
with relevant legislation.

RECOMMENDATION

That DA2017 — 284.1 for alterations and additions to dwelling at Lot 6,
DP862732, No. 12 Elkhorn Grove, Port Macquarie be determined by granting
consent subject to the recommended conditions.

Executive Summary

This report considers a development application for alterations and additions to the
existing dwelling at the subject site and provides an assessment of the application in
accordance with the Environmental Planning and Assessment Act 1979.

Following exhibition of the application, one submission has been received.

1. BACKGROUND
Existing sites features and Surrounding development
The site has an area of 1775m?2.

The site is zoned R1 General Residential in accordance with the Port Macquarie-
Hastings Local Environmental Plan 2011, as shown in the following zoning plan:

g
PORT MACQUARIE

HASTINGS

COUNCIL
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The existing subdivision pattern and location of existing development within the
locality is shown in the following aerial photograph:

&0/ TREON

2. DESCRIPTION OF DEVELOPMENT ‘ sl
. . ==
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e Construct roof over existing deck
e Extend family room
e Construct caravan port over existing slab/ parking area

Refer to attachments at the end of this report.
Application Chronology

7 April 2017 - Application lodged.

24 April 2017 to 9 May 2017 - Neighbour notification of the proposal.

18 May 2017 - Additional information requested from Applicant.

31 May 2017 - Additional information and amended plans submitted by Applicant.

3. STATUTORY ASSESSMENT

Section 79C(1) Matters for Consideration

In determining the application, Council is required to take into consideration the
following matters as are relevant to the development that apply to the land to which

the development application relates:

(@) The provisions (where applicable) of:
(i) any Environmental Planning Instrument:

State Environmental Planning Policy No. 55 — Remediation of Land
Following an inspection of the site and a search of Council records, the subject land
is not identified as being potentially contaminated and is suitable for the intended

use.

Port Macquarie-Hastings Local Environmental Plan 2011

The proposal is consistent with the LEP having regard to the following:

o Clause 2.2, the subject site is zoned R1 General Residential. In accordance with
clause 2.3(1) and the R1 zone landuse table, the proposed development for a
dual occupancy (detached) is a permissible landuse with consent.

The objectives of the R1 zone are as follows:

o To provide for the housing needs of the community.

o To provide for a variety of housing types and densities.

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

In accordance with Clause 2.3(2), the proposal is consistent with the zone

objectives having regard to the following:

o The proposal is a permissible landuse;

o The development would provide for a variety of housing types and densities
to meet the housing needs of the community.

e Clause 4.3, the proposed works will be below the existing ridge height. sl
e Clause 5.9 - No listed trees in Development Control Plan 2013 are proposed to A~

be removed. PORT MACQUARIE
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Clause 5.10 — Heritage. The site does not contain or adjoin any known heritage
items or sites of significance.

Clause 7.13, satisfactory arrangements are in place for provision of essential
services including water supply, electricity supply, sewer infrastructure,
stormwater drainage and suitable road access to service the development.
Provision of electricity will be subject to obtaining satisfactory arrangements
certification prior to the issue of a Subdivision Certificate as recommended by a

condition of consent.

(i)  Any draft instruments that apply to the site or are on exhibition:

No draft instruments apply to the site.

(iii) any Development Control Plan in force:

Port Macquarie-Hastings Development Control Plan 2013

DCP 2013: Dwellings, Dual occupancies, Dwelling houses, Multi dwelling
houses & Ancillary development

DCP
Objective

Development Provisions

Proposed

Complies

3.22.2

Articulation zone:

* Min. 3m front setback

* An entry feature or
portico

* A balcony, deck, patio,
pergola, terrace or
verandah

* A window box
treatment

* A bay window or
similar feature

+ An awning or other
feature over a window

» A sun shading feature

N/A

Front setback (Residential
not R5 zone):
e Min. 4.5m local
road

Yes

3.2.2.3

Garage minimum 5.5m
front setback and garage
door recessed behind
building line at least 1m or
eaves/overhangs provided

Existing

Yes

6m max. width of garage
door/s and 50% max.
width of building

Existing

Yes

Driveway crossover 1/3
max. of site frontage and
max. 5.0m width

Existing

Yes

3.224

4m min. rear setback.
Variation subject to site
analysis and provision of
private open space

Yes

3.2.2.5

Side setbacks:

Single storey

NO-

-
~
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e Ground floor min. 0.9m

e First floors & above
min. 3m setback,
unless demonstrated
that adjoining property
primary living areas &
POS unaffected.

e Building wall set in and
out every 12m by 0.5m.

carport/caravan port.
Permitted to extend to side
boundary 2 sides open 1/3
perimeter as per BCA. Not
considered to be any
adverse privacy,
overshadowing or bulk and
scale impacts.

however
considere
d
acceptabl
e.

3.2.2.6

35m? min. private open
space area including a
useable 4x4m min. area
which has 5% max. grade
and is directly accessible
from a ground floor living
area.

Yes

3.2.2.10

Privacy:

e Direct views between
living areas of adjacent
dwellings screened
when within 9m radius
of any part of window
of adjacent dwelling
and within 12m of
private open space
areas of adjacent
dwellings. ie. 1.8m
fence or privacy
screening which has
25% max. openings
and is permanently
fixed

e Privacy screen
required if floor level >
1m height, window
side/rear setback
(other than bedroom) is
less than 3m and sill
height less than 1.5m

e Privacy screens
provided to
balconies/verandas etc
which have <3m
side/rear setback and
floor level height >1m

Non- accessible area- for
parking of caravan. Deck
well away from boundaries.

Yes

DCP 2013: General Provisions

DCP
Objective

Development Provisions

Proposed

Complies

2.7.2.2

Design addresses generic
principles of Crime
Prevention Through
Environmental Design
guideline:

The proposed development
will be unlikely to create any
concealment/entrapment
areas or crime spots that
would result in any

Yes

0%
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e Casual surveillance
and sightlines

e Land use mix and
activity generators

e Definition of use and
ownership

e Lighting

¢ Way finding

o Predictable routes and
entrapment locations

identifiable loss of safety or
reduction of security in the
immediate area. The
increase in housing density
will improve natural
surveillance within the
locality and openings from
each dwelling overlook
common and private areas.

2.3.3.1

Cut and fill 1.0m max. 1m
outside the perimeter of
the external building walls

Yes

2.3.3.2

1m max. height retaining
walls along road frontages

N/A

Any retaining wall >1.0 in
height to be certified by
structural engineer

Yes

Combination of retaining
wall and front fence height

N/A

2.3.3.8
onwards

Removal of hollow bearing
trees

None proposed to be
removed.

Yes

2.6.3.1

Tree removal (3m or
higher with 200mm
diameter trunk and 3m
outside dwelling footprint

None proposed to be
removed.

Yes

2.4.3

Bushfire risk, Acid
sulphate soils, Flooding,
Contamination, Airspace
protection, Noise and
Stormwater

Refer to main body of
report.

2.5.3.2

New accesses not
permitted from arterial or
distributor roads. Existing
accesses rationalised or
removed where practical

Access from local road.

Yes

Driveway crossing/s
minimal in number and
width including maximising
street parking

Existing.

Yes

2.5.3.3

Off-street parking in
accordance with Table
2.5.1:

e 1 space =single
dwelling (behind
building line) and dual
occupancy

o Medium density — 1 per
1 or 2 bed dwelling or
1.5 per 3-4 bed
dwelling + 1 visitor/4
dwellings

Existing

Yes

2.5.3.14

Sealed driveway surfaces
unless justified

Concrete.

-
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(iia) 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 planning agreement has been offered or entered into relating to the site.

iv) any matters prescribed by the Regulations:

Nil

v) any coastal zone management plan (within the meaning of the Coastal

Protection Act 1979), that apply to the land to which the development
application relates:

No Coastal Zone Management Plan applies to the subject site.

(b) The likely impacts of that development, including environmental impacts
on both the natural and built environments, social and economic impacts
in the locality:

The site has a general southerly street frontage orientation to Elkhorn Grove.

Existing dwellings adjoin the site to the south, east, and west. Fire trail, wetlands/
melaleuca forest to the rear. The proposal will be unlikely to have any adverse
impacts to existing adjoining properties and satisfactorily addresses the public
domain.

The proposal is considered to be compatible with other residential development in
the locality and adequately addresses planning controls for the area.

The proposal does not have significant adverse lighting impacts.

There are no significant adverse privacy impacts. Privacy has been adequately
addressed through building design.

Overshadowing

There are no adverse overshadowing impacts.

Roads

The site has road frontage to Elkhorn Grove which is a public road with an AC sealed
pavement, a layback kerb and gutter, under the care and control of Council.

Traffic and Transport
The traffic associated with the development is unlikely to have any adverse impacts
to the existing road network within the immediate locality.

Site Frontage & Access

Existing vehicle access to the site is though a driveway with direct frontage to
Elkhorn Grove.

Water Supply Connection

-
~
PORT MACQUARIE

HASTINGS

COUNCIL

Item 08
Page 115


http://www.legislation.nsw.gov.au/xref/inforce/?xref=Type%3Dact%20AND%20Year%3D1979%20AND%20no%3D13&nohits=y
http://www.legislation.nsw.gov.au/xref/inforce/?xref=Type%3Dact%20AND%20Year%3D1979%20AND%20no%3D13&nohits=y

AGENDA DEVELOPMENT ASSESSMENT PANEL
12/07/2017

Council records indicate that the development site has existing service from the
100mm diameter water mains.

Refer to relevant conditions of consent.

Sewer Connection
Council records indicate that the development site is connected to Sewer via junction

Detailed plans will be required to be submitted for assessment with the Section 68
application.

Refer to relevant conditions of consent.

Stormwater
The site naturally grades towards the rear.

The legal point of discharge for the proposed development is defined as existing.

A detailed site stormwater management plan will be required to be submitted for
assessment with the Section 68 application and prior to the issue of a Construction
Certificate.

Refer to relevant conditions of consent.

Other Utilities
Telecommunication and electricity services are available to the site.

Evidence of satisfactory arrangements with the relevant utility authorities for provision
to each proposed lot will be required prior to Subdivision Certificate approval.

Heritage
No known items of Aboriginal or European heritage significance exist on the property.
No adverse impacts anticipated.

Other land resources
The site is within an established urban context and will not sterilise any significant
mineral or agricultural resource.

Water cycle
The proposed development will be unlikely to have any adverse impacts on water
resources and the water cycle.

Soils

The proposed development will be unlikely to have any adverse impacts on soils in
terms of quality, erosion, stability and/or productivity subject to a standard condition
requiring erosion and sediment controls to be in place prior to and during
construction.

Air and microclimate

The construction and/or operations of the proposed development will be unlikely to
result in any adverse impacts on the existing air quality or result in any pollution.
Standard precautionary site management condition recommended.

Flora and fauna

-
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Construction of the proposed development will not require any removal/clearing of
any significant vegetation and therefore will be unlikely to have any significant
adverse impacts on biodiversity or threatened species of flora and fauna. Section 5A
of the Act is considered to be satisfied.

Waste

Satisfactory arrangements are in place for proposed storage and collection of waste
and recyclables. No adverse impacts anticipated. Standard precautionary site
management condition recommended.

Energy
The proposal includes measures to address energy efficiency and will be required to
comply with the requirements of BASIX. No adverse impacts anticipated.

Noise and vibration
No adverse impacts anticipated. Condition recommended restricting construction to
standard construction hours.

Bushfire
The site is identified as being bushfire prone and will be required to comply with BAL
29 construction requirements.

Safety, security and crime prevention

The proposed development will be unlikely to create any concealment/entrapment
areas or crime spots that would result in any identifiable loss of safety or reduction of
security in the immediate area. The increase in housing density will improve natural
surveillance within the locality and openings from each dwelling overlook common
and private areas.

Social impacts in the locality
Given the nature of the proposed development and its’ location the proposal is
unlikely to result in any adverse social impacts.

Economic impact in the locality

No adverse impacts. A likely positive impact is that the development will maintain
employment in the construction industry, which will lead to flow impacts such as
expenditure in the area.

Site design and internal design
The proposed development design satisfactorily responds to the site attributes and
will fit into the locality. No adverse impacts likely.

Construction

No potential adverse impacts identified to neighbouring properties with the
construction of the proposal.

Cumulative Impacts

The proposed development is not expected to have any adverse cumulative impacts
on the natural or built environment or the social and economic attributes of the
locality.

(c) The suitability of the site for the development:
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The proposal will fit into the locality and the site attributes are conducive to the
proposed development.

Site constraints have been adequately addressed and appropriate conditions of
consent recommended.

(d) Anysubmissions made in accordance with this Act or the Regulations:

One written submission has been received following public exhibition of the
application.

Key issues raised in the submissions received and comments in response to these
issues are provided as follows:

Submission Issue/Summary Planning Comment/Response
Concerns over roof over existing | Noted. Deck has significant setbacks from
deck is large and prominent and adjoining boundaries and there is not
will result in loss of privacy considered to be an adverse privacy impact.
between the 2 dwellings but
conceded not to object.

Caravan Port unnecessary and Carport is single storey and permissible at
impact privacy, loss of sunlight proposed setback. Applicant has offered to
and compromised pool safety construct a privacy screen that is also
fencing. swimming pool compliant. It is considered that

given the orientation and existing vegetation
that minimal additional loss of sunlight will
occur to the pool area.

Unauthorised concrete hard stand | Complaint has been investigated- appears will

area. fall outside of exempt. Recommend condition
of approval that a building certificate be
obtained.

(e) The Public Interest:

The proposed development satisfies relevant planning controls and is unlikely to
impact on the wider public interest.

4. DEVELOPMENT CONTRIBUTIONS APPLICABLE
NIL
5.  CONCLUSION

The application has been assessed in accordance with Section 79C of the
Environmental Planning and Assessment Act 1979.

Issues raised during assessment and public exhibition of the application have been
considered in the assessment of the application. Where relevant, conditions have
been recommended to manage the impacts attributed to these issues.

The site is suitable for the proposed development, is not contrary to the public's
interest and will not have a significant adverse social, environmental or economic
impact. It is recommended that the application be approved, subject to the
recommended conditions of consent provided in the attachment section of this report.
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Attachments

1View. DA2017 - 284.1 Plans
2View. DA2017 - 284.1 Recommended Conditions
3View. DA2017 - 284.1 Submission - Capner
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FOR USE BY PLANNERS/SURVEYORS TO PREPARE LIST OF

PROPOSED CONDITIONS - 2011

NOTE: THESE ARE DRAFT ONLY

DA NO: 2017/284 DATE: 5/07/2017

SCHEDULE OF CONDITIONS ATTACHED TO THIS CONSENT

The conditions of consent referred to in the Notice of Determination forDA No 2017/284
are as follows:

PRESCRIBED CONDITIONS

The development is to be undertaken in accordance with the prescribed conditions
of Part 6 - Division 8A of the Environmental Planning & Assessment Regulations

2000.

A - GENERAL MATTERS

(1

(2)

(3)

(A001) The development is to be carried out in accordance with the plans and
supporting documents set out in the following table, as stamped and returned
with this consent, except where modified by any conditionsof this consent.

12/07/2017

Plan / Supporting Reference Prepared by Date
Document

Architectural Plans Robert Smallwood | 30 May 2017
and Specifications Building Plans

SOEE Robert Smallwood | March 2017
Building Plans

In the event of any inconsistency between conditions of this development
consent and the plans/supporting documents referred to above, the conditions
of this development consent prevail.

(A002) No work shall commence until a Construction Certificate has been
issued and the applicant has notified Council of:

a) the appointment of a Principal Certifying Authority and
b) the date on which work will commence.

Such notice shall include details of the Principal Certifying Authority and must
be submitted to Council at least two (2) days before work commences.

(AQ09)  The development site is to be managed for the entirety of work in
the following manner:

1. Erosion and sediment controls are to be implemented to prevent sediment
from leaving the site. The controls are to be maintained until the
development is complete and the site stabilised with permanent vegetation;

2. Appropriate dust control measures;

3. Building equipment and materials shall be contained wholly within the site
unless approval to use the road reserve has been obtained;

4. Building waste is to be managed via an appropriate receptacle;
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5. Building work being limited to the following hours, unless otherwise
permitted by Council;

- Monday to Saturday from 7.00am to 6.00pm
- No work to be carried out on Sunday or public holidays

The builder to be responsible to instruct and control his sub-contractors
regarding the hours of work.

B - PRIOR TO ISSUE OF CONSTRUCTION CERTIFICATE

(1)

(BO01)  Prior to release of the Construction Certificate, approval pursuant to
Section 68 of the Local Government Act, 1993 to carry-out water supply,
stormwater and sewerage works is to be obtained from- Port Macquarie-
Hastings Council. The following is to be clearly illustrated on the site plan to
accompany the application for Section 68 approval:

Position and depth of the sewer (including junction)
+ Stormwater drainage termination point

s Easements

* Water main

(B046)  The building shall be designed and constructed so as to comply
with the Bush Fire Attack (BAL) 29 requirements of Australian Standard 3959
and the specifications and requirements of Planning for Bush Fire Protection.
Details shall be submitted to the Principal Certifying Authority with the
application for Construction Certificate demonstrating €ompliance with this
requirement.

Please note! Compliance with the requirements of Planning for Bush Fire
Protection 2006 to prevail in the extent of any inconsistency with the Building
Code of Australia.

C — PRIOR TO ANY WORK COMMENCING ON-SITE

Nil

D - DURING CONSTRUCTION

(1)

(D029) The demolition of any existing structure shall be carried out in
accordance with Australian Standard AS 2601-1991: The Demolition of
Structures. No_demolition materials shall be burnt or buried on site. The
person responsible for the demolition works shall ensure that all vehicles
leaving the site carrying demolition materials have their loads covered and do
not track soil or waste materials onto the road. Should the demolition works
obstruct or inconvenience pedestrian or vehicular traffic on an adjoining public
road or reserve, separate application shall be made to Council to enclose the
public place with a hoarding fence.

Should ashestos be present, its removal shall be carried out in accordance
with the National OH&S Committee — Code of Practice for Safe Removal of
Asbestos and Code of Practice for the Management and Control of Asbestos
in Workplaces.

For further information on asbestos handling and safe removal practices refer
to the following links:

Safely disposing of asbestos waste from your home

Fibro & Asbestos - A Renovator and Homeowner's Guide

Asbestos Awareness

12/07/2017
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(D003) The Port Macquarie-Hastings area is known to contain rock that
may contain naturally occurring asbestos (NOA). Should potential NOA be
located on site notification shall be provided to Council and Workcover prior to
works proceeding. No work shall recommence until a NOA management plan
has been approved by Council or Workcover.

E - PRIOR TO OCCUPATION OR THE ISSUE OF OCCUPATION CERTIFICATE

(1)

(2)

(3)

(4)

(EO01)  The premises shall not be occupied or used in whole or in part until
an Occupation Certificate has been issued by the Principal Certifying
Authority.

(EQ51)  Prior to occupation or the issuing of any Occupation Certificate a
section 68 Certificate of Completion shall be obtained from Port Macquarie-
Hastings Council.

A building certificate is to be obtained from council for the elevated hard stand
area adjoining the western boundary.

A 1.2m high non climbable screen fence is'to be provided for the full length of
the caravan port continuing to the existing shed.

F - OCCUPATION OF THE SITE

NIL

The conditions referred to in this schedule are imposed in conformity with the relevant
provisions of the Environmental Planning and ‘Assessment Act and Regulations, the Local
Government Act and Regulations, The Building Code of Australia-and with Council's
Codes and Policies, LEP’s, DCP’s or any other ancillary Act or Regulation in force at the
time of the date of determination and are aimed_at protecting'the natural environment,
preserving our heritage and providing a safe and healthy built'environment.

12/07/2017
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4™ May 2017

14 Elkhorn Grove
Port Macquarie NSW 2444

council@pmhc.nsw.gov.au

Attention: General Manager
Port Macquarie-Hastings Council

Submission on Development Application Ref: DA2017.284.1

Proposal: Alterations and Additions to Dwelling Lot 6 DP: 862732, 12 Elkhorn Grove

This submission is to formally record our objection to some of the above proposal as submitted
by the applicant’s L] Wood & R R Woad.

Build a “Roof over Roof” over existing deck plus extend family room

From documentation and information provided on “Application Tracker” | am unable to identify
or evaluate any matters or issues with regard to the Extension of the Family Room ?

I accept that Building a “Roof over Roof” over existing deck will result in the continuation of
more months of extended disturbance and some inconvenience to ourselves while the building
activity is occurring. Construction of a Second dwelling on the same property, erection of a very
large color bond shed, new driveways, construction of a swimming pool, enlargement of
existing back patio, alterations to the front of the main residence and other building activity on
Lot 6 has continued unabated since October 2015,

My disquiet with the recent extension of a large deck/patio area and intended erection of such
a high and prominent roof over roof is with the visual impact and reduction in privacy between
both properties. The proposal refers to building over the existing deck. The original rear deck
has little resemblance to what it is now. The new deck has been significantly enlarged and is
actually being constructed/completed as | write this letter.

In good faith and endeavoring to maintain a shared good and beneficial relationship between
neighbor’s | will continue, as | did for the construction of the large Color Bond Shed, etc. and
not oppose or object to Build a Roof over Roof as indicated in the proposal.

Build a “Roof over existing Slab” for a Caravan port

Building a Caravan Deck Roof and Raised Concrete Slab is unnecessary and imposes an
extremely negative impact on our privacy, introduces a complete hreach of our swimming Pool
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safety fence compliance and places an obvious security and safety risk to persons easily
entering our property over our northern boundary fence.

In addition to limiting our view to the East/North East the intended Caravan Roofing will
significantly over shadow our garden and swimming pool areas while restricting morning sun
from entering our property.

Side boundaries between our two properties are separated by the construction of an 1800 mm
color bond fence. This boundary fence has been in situ for more than ten years and was
constructed with the full agreement and cooperation between neighbors.

This new application refers to placing the proposed caravan roof over an existing concrete slab.
This statement is misleading and a complete manipulation of the facts to suit or favor the
Wood'’s application for Council Approval.

The concrete slab referred to in their proposal was the basis for my enquiry to Council of 10%
QOctober 2016, raising concerns over compliance of works being undertaken at 12 Elkhorn Grove
and the negative impacts toward our property, 14 Elkhorn Grove.

At that time, the raising of the ground levels and the pouring of a concrete slab hard against our
shared boundary fence was still under construction. Though It would have been obvious that
the raising of the existing ground level and pouring a concrete slab to within one meter from
the top of our existing 1800mm boundary fence would clearly create significant consequences
for their neighbor’s, ourselves.

We had received nil communication or consultation from our neighbors and as there were no
mention of this work in their previous development proposals (the erection of a large shed and
construction of a second dwelling on property Lot 6, 12 Elkhorn Grove), | raised my concerns
and objection in an inquiry to council on the 10" Octaber 2016.

To my disappointment and detriment six months has passed and Port Macquarie - Hastings
Council has still not contacted me or replied to my concerns raised in CRM 22242/2016. We
now have a serious and worrying situation where our 1800mm boundary fence providing the
required pool safety requirement, our privacy between properties and site security provided by
the 1800mm fence has been compromised,

To compound this situation further, | receive another building proposal to Erect a Caravan Roof
over this recently constructed slab, further impacting on our property as indicated above.

I cannot believe or accept that this action that directly impacts on one’s neighbor and their
property is condoned or legally permitted in our local Government or State building codes.

As a property owner and neighbor for more than 4 decades | have always maintained valued
and good neighbor practices. Obviously on some occasions this has meant personal efforts and
compromises being required. Nevertheless, having a mutually acceptable good neighbor
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relationship has been and remains my prime consideration. Regrettably, this recent experience
has and continues to cause me great disappointment and embitterment.

Caravans are purposely manufactured to withstand exposure to normal out door weather
conditions and in this particular situation our neighbors caravan has been left unroofed and
maintained in the open for many years. Precisely to the specifications that Caravans have been
designed and built toward.

My wife and myself are completely opposed to the construction of a Caravan port roof as it is
proposed and urgently seek Council support in the issues and conseguences brought about as a
direct result of the recent raising of ground levels and pouring a concrete slab to within one
meter from the top of our existing boundary fence.

Thank you for your time and consideration to our objections in relation to this development
proposal Application Ref: DA2017.284.1. and to our concerns as presented. We await your

reply.

Sincerely Yours,

James and Vivienne Capner
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ltem: 09

Subject: DA2017 - 290.1 2 LOT SUBDIVISION - LOT 85 DP 204600 NO 28
WAUGH ST, WAUCHOPE

Report Author: Deb McKenzie

Applicant: | Hemler & M G Grounds
Owner: | Hemler & M G Grounds
Estimated Cost:  $0

Parcel no: 24939

Alignment with Delivery Program

4.3.1 Undertake transparent and efficient development assessment in accordance
with relevant legislation.

RECOMMENDATION

That DA 2017 — 290.1 for a two lot subdivision at Lot 85, DP 204600, No. 28
Waugh Street, Wauchope, be determined by granting consent subject to the
recommended conditions].

Executive Summary

This report considers a development application for a subdivision of one lot into two
lots and provides an assessment of the application in accordance with the
Environmental Planning and Assessment Act 1979.

Following exhibition of the application, one submission has been received.

1. BACKGROUND
Existing sites features and surrounding development
The site has an area of 1258m?2.

The site is zoned R1 General Residential in accordance with the Port Macquarie-
Hastings Local Environmental Plan 2011, as shown in the following zoning plan:

g
PORT MACQUARIE

HASTINGS

COUNCIL

Item 09
Page 129



AGENDA DEVELOPMENT ASSESSMENT PANEL
12/07/2017

The existing subdivision pattern and location of existing development within the
locality is shown in the following aerial photograph:

=
v

2. DESCRIPTION OF DEVELOPMENT o,
\‘r--
PORT MACQUARIE

HASTINGS
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Key aspects of the proposal include the following:
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Subdivision of one lot into two lots

Proposed Lot 1: 751.1sgm

Proposed Lot 2: 507.4sgm

Site is a corner lot.

Access to each lot is from Waugh Street and James Street respectively.

Refer to attachments at the end of this report.
Application Chronology

10 April 2017 — application lodged

24 April 2017 — additional information requested
27 April 2017 — application notified

21 May 2017 — additional information received

3. STATUTORY ASSESSMENT
Section 79C(1) Matters for Consideration

In determining the application, Council is required to take into consideration the
following matters as are relevant to the development that apply to the land to which
the development application relates:

(@) The provisions (where applicable) of:
(i) any Environmental Planning Instrument:

State Environmental Planning Policy No.55 — Remediation of Land

The subject land has longstanding history of residential use and is not identified as
being potentially contaminated and is suitable for the intended use.

Port Macquarie-Hastings Local Environmental Plan 2011
The proposal is consistent with the LEP having regard to the following:

e Clause 2.2, the subject site is zoned R1 General Residential. In accordance with
clause 2.3(1) and the R1 zone landuse table, the proposed development for the
subdivision of one lot into two lots is a permissible landuse with consent.

The objectives of the R1 zone are as follows:
o To provide for the housing needs of the community.
o To provide for a variety of housing types and densities.
o To enable other land uses that provide facilities or services to meet the day
to day needs of residents.

In accordance with Clause 2.3(2), the proposal is consistent with the zone
objectives having regard to the following:

o the proposal is a permissible landuse;

o the site is size and shape of the existing lot is sufficient to allow the creation
of a new lot that generally complies with the provisions of HLEP 2011 and
DCP 2013.

o The new lot will allow for the development of new general residential
development, providing new accommodation within the urban area of
Wauchope.

g
PORT MACQUARIE

HASTINGS

COUNCIL

Item 09
Page 131



DEVELOPMENT ASSESSMENT PANEL
12/07/2017

AGENDA

e Clause 2.7 - The demolition of the existing carport may be carried out as exempt
development, subject to compliance with the AS 2601—2001.

e Clause7.13 - subject to recommended conditions of consent, satisfactory
arrangements can be put in place for provision of essential services including
water supply, electricity supply, on-site sewage management/sewer infrastructure,
stormwater drainage and suitable road access to service the development.
Provision of electricity will be subject to obtaining satisfactory arrangements
certification prior to the issue of a Subdivision Certificate as recommended by a
condition of consent.

(i)  Any draft instruments that apply to the site or are on exhibition:

Nil

(iii) any Development Control Plan in force:

Port Macquarie-Hastings Development Control Plan 2013

DCP 2013: Chapter 3.6 - Subdivision
DCP Development Proposed Complies
Objective Provisions
3.6.3.2 Torrens title lots Proposed front boundary: No.
minimum width of 15m 12.695m. At 5.5m along the | Acceptabl
when measured at a northern boundary the lot e in this
distance of 5.5m from width is approximately 13m | case.
front property boundary. | This is a variation of
approximately 2m.
This variation is considered
acceptable as the proposal
is an infill development
within an existing urban
area. A compliant lot width
in this case would not result
in any different
development potential
behind the building line on
proposed Lot 2.
Minimum width of 7m Complies Yes
when boundaries are
extended to kerb line.
Minimum depth of 25m. | Side boundaries are: Yes
Northern boundary:
33.615m
Southern boundary: 35.66m
For lots where average Satisfactory access is Yes
slope of the site is equal | available to both lots. In
to, or exceeds 16%, terms of access the subject
indicative road and site is relatively flat.
driveway grades are
required demonstrating
satisfactory access.
3.6.3.4 Lots are to be designed Proposed Lot 1: existing Yes
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to allow the construction | single dwelling.
of a dwelling, which does | Proposed Lot 2: the size
not involve more than 1m | and shape of the lot is
cut, or fill, measured capable of accommodating
from natural ground new residential
level, outside the development.
dwellings external walls.
3.6.3.5 Lot size and shape are to | Proposed Lot 2 is of Yes
reflect orientation to sufficient size and shape for
ensure future dwelling adequate siting, design and
construction has optimal | layout of new residential
opportunity for passive development to provide for
solar design. solar access to the new
development.
3.6.3.6 Kerb and guttering, Access into Proposed Lot 2

associated street
drainage, pavement
construction and foot
paving across the

street frontages should
be constructed as part of
the subdivision works
where these do not exist
(may be varied subject to
criteria in this clause)

will be determined as part of
the design and siting of new
residential development on
the site. It would be pre-
emptive to locate a
crossover and driveway to
this site as part of the
subdivision construction
certificate, noting that an
existing crossover currently
provide access to the
carport at the rear of the
existing dwelling.

Based on the above assessment, the variation proposed to the lot frontage of
proposed Lot 2 is considered acceptable and the relevant objectives have been
satisfied. The variation does not amount to an adverse impact or a significance that
would justify refusal of the application.

(iia) 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:

Nil

iv) any matters prescribed by the Regulations:
Demolition of buildings AS 2601 — Clause 92

Demolition of the existing carport on the site is capable of compliance with this
Australian Standard and is recommended to be conditioned.

v) any coastal zone management plan (within the meaning of the Coastal
Protection Act 1979), that apply to the land to which the development
application relates:

Nil

(b) The likely impacts of that development, including environmental impacts
on both the natural and built environments, social and economic impacts
in the locality:
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The site to be subdivided is a corner lot, over 1200m? in area. The existing dwelling is
oriented to Waugh Street and the new lot is oriented to James Street.

The area is characterised by low density residential development, predominantly
single detached dwellings. A small ‘pocket park’ playground is located opposite
proposed Lot 2.

The proposal is permissible and the newly created allotment is of a size and shape to
accommodate a new residential development. A submission has been received
raising concern with potential new dwelling on proposed Lot 2. New development is

Roads

The site has road frontage to Waugh Street and James Street. James Street is
mapped as a Council-owned road while Waugh Street, like many roads in
Wauchope, is currently mapped as a crown-owned road. This historical issue is likely
to be resolved by the Crown Lands authority in future and has no impact on this
application for subdivision. Both roads are currently maintained by Council, have 20m
wide road reserves and approximately 13m wide sealed carriageways. Waugh Street
is classified by Council as an Urban Collector road (under the AUS-SPEC system)
while James Street is an Urban Local Street.

Both roads are also bounded by upright (SA) type kerb and gutter. There is no
concrete footpath within James Street near the development site, while Waugh Street
does have concrete footpath on the opposite (northern) side of the road from the site.

Traffic and Transport

A single residential dwelling is expected on average to generate 7-9 trips per day
based on data collected in the RMS Guide to Traffic Generating Developments and
Council’'s own local experience. The proposal is to subdivide and create another
residential allotment which if developed using Complying Development provisions
represents an intensification of another 7-9 trips per day. The existing local road
network has sufficient capacity to cater for the proposed traffic increase.

Site Frontage & Access

The existing dwelling (proposed Lot 1) currently has vehicular access via a driveway
crossing and layback in the north eastern corner of the site. The proposed Lot 2 is of
sufficient size to enable a variety of future residential proposals and so the location of
a driveway crossing should be determined with the future proposal. It is noted that
there is an existing layback formed within the kerb serving Lot 2 (apparently poured
with the original kerb and gutter construction).

Parking and Manoeuvring

The existing dwelling has no formal garage parking space, and has two parking
spaces within the driveway forward of the building line. No additional on-site parking
is required for Lot 2 at this time as this is to be designed with any future proposal
(Complying Development or DA). Because proposed Lot 2 meets the minimum lot
size for the zone it can reasonably be expected to accommodate the minimum
parking demand and on-site manoeuvring required by Council’'s Development Control
Plan with any future application.

Water Supply Connection

Council records indicate that the development site has an existing 20mm metered
water service from the 100 AC water main on the opposite side of Waugh Street.
This water service can remain in use for Lot 1. A second sealed water service is
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required for proposed Lot 2. Details are to be shown on the engineering plans.
Relevant conditions of consent to apply.

Sewer Connection
Council records indicate that the development site has multiple connections to sewer.
Each proposed lot must have an individual connection to sewer. Any unused sewer
junctions must be capped. Details are to be shown on the engineering plans with the
CC documentation.

A separate sewer connection to Councils main is required for each Torrens Title lot.
A manhole will also be required at the high end of the line as it will be more than 40m
long. If the main is subject to future extension an end of line terminal shaft (poo pit)
will be required.

Stormwater

The site naturally grades towards the Waugh Street (northern) frontage. The legal
point of discharge for the proposed development is defined as a direct piped
connection to Council’s stormwater pit/pipeline within James Street.

Stormwater from the proposed development is planned to be disposed of
constructing a new inter-allotment drainage line burdening Lot 1 and benefitting
upstream Lot 2. A detailed site stormwater management plan will be required to be
submitted for assessment with the S.68 application and prior to the issue of a
Construction Certificate.

Council’s mapping system indicates there is a possibility that the existing street
drainage pipe (recorded as 750mm in diameter) on the eastern side of James Street
encroaches within the corner of proposed Lot 2. This is shown as a straight line of
pipe between the pit at the intersection and the lot. If investigation by the applicant
proves this to be correct, the issue needs to be rectified prior to any intensification
proposal being finalised. This can be achieved by providing an easement to drain
water in favour of Council (minimum 3m wide centred over the existing pipe) as part
of the Subdivision Certificate. Alternatively the stormwater pipe may be relocated into
the road reserve if a satisfactory design can be achieved.

If any work (e.g. on sewer or stormwater drainage lines) is required within adjoining
properties, the written consent of that owner to the work will need to be obtained
before a construction approval can be issued. Relevant conditions of consent to

apply.

Other Utilities

Telecommunication and electricity services are available to the site. Evidence of
satisfactory arrangements with the relevant utility authorities for provision to each
proposed lot will be required prior to Subdivision Certificate approval. Relevant
conditions of consent to apply.

Heritage
No known items of Aboriginal or European heritage significance exist on the property.
No adverse impacts anticipated.

Other land resources
The site is within an established urban context and will not sterilise any significant
mineral or agricultural resource.

Water cycle
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The proposed development will be unlikely to have any adverse impacts on water
resources and the water cycle.

Soils

The proposed development will be unlikely to have any adverse impacts on soils in
terms of quality, erosion, stability and/or productivity subject to a standard condition
requiring erosion and sediment controls to be in place prior to and during
construction.

Air and microclimate
The construction of the proposed development will be unlikely to result in any
adverse impacts on the existing air quality or result in any pollution.

Flora and fauna
Construction of the proposed development will not require any removal/clearing of
any significant vegetation. No requirements.

Waste

Demolition waste will be generated by the removal of the existing carport. Site works
may also generate wastes. A Waste Management Plan is to be submitted with the
Construction Certificate documentation. No adverse impacts anticipated. Standard
precautionary site management condition recommended.

Social impacts in the locality
The two lot subdivision is unlikely to result in any adverse social impacts.

Economic impact in the locality
No adverse impacts.

Site design
The size and shape of both resultant lot is acceptable.

Cumulative impacts

The proposal is small development resulting in one additional low density residential
lot. The proposal is not expected to have any adverse cumulative impacts on the
natural or built environment attributes of the locality.

(c) The suitability of the site for the development:

The site complies with the minimum lot size requirements of the LEP, achieves the
objectives of the R1 zone. The size and shape of the new lot (Lot 2) is adequate for
future residential development, subject to approval via DA or CDC. Appropriate
conditions regarding servicing of both lots are recommended.

(d) Anysubmissions made in accordance with this Act or the Regulations:

One written submission has been received following public exhibition of the
application.

Key issues raised in the submissions received and comments in response to these
issues are provided as follows:
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Submission Issue/Summary

Planning Comment/Response

Proposed Lot 2 is only
marginally above the minimum
lot size

The proposal comprises:

Proposed Lot 1: 751.1m?

Proposed Lot 2: 507.4m?

Both lots comply with the minimum lot size of
450m? under HELP 2011, clause 4.1.

Frontage to James Street is
narrower than  surrounding

The frontage to James Street is 12.695m.
This is a minor variation to the 15m frontage
provision in clause 3.6.3.2 (Lot layout) of the
DCP 2013. This variation has been addressed
and considered reasonable and acceptable in
this case.

sites.
Parking in James Street is
already well used day and
night.

Proposed Lot 2 is sized to contain a
residential development compliant with the
provisions of LEP 2011 and DCP 2013,
including parking onsite. There is an existing
crossover on James Street that provides
access to the rear of the existing lot. If this is
replaced by a new driveway there is no nett
loss of on street parking on James Street.

Reduce amenity and enjoyment
of adjoining property due to
loss of direct sunlight,
closeness of neighbours, noise
concerns, loss of views

Proposed Lot 2 is of sufficient size and shape
to accommodate a new residential
development on the site. The environmental
impact of any new development will be
required to address the matters raised.

Existing dwelling not shown on
plan accurately.

The submitted subdivision plan has been
prepared by a qualified surveyor.

Conversion of existing parking
to habitable room

A condition of consent will require a minimum
of one car parking space to be provided for
proposed Lot 1 that contains the existing
dwelling. Details to be submitted with the
construction certificate for the subdivision
works. There is adequate space on proposed
Lot 1 to provide this parking.

Plans do not show existing
structures at rear of property

Noted. A revised plan was requested and
submitted showing the location of the existing
carport on the plan.

Removal of mature trees from

Unknown. No record of any CRM on record

the block in 2016. advising of unauthorised or illegal tree
removal.

Sewer issues with the site. The application was referred to Council’s
Engineers. Conditions of consent
recommended.

Stormwater pooling and ‘wet’
blocks.

The application was referred to Council’s
Engineers. Conditions of consent
recommended.

Approval of subdivision means
potential complying
development dwelling with no
notification to neighbours

Any future residential development will be
required to comply with the provisions of the
EP&A Act. It is acknowledged that that could
include a complying development dwelling on
the  site. Notwithstanding, complying

~—E——
PORT MACQUARIE

HASTINGS

CO U NC Ik

Item 09
Page 137



AGENDA DEVELOPMENT ASSESSMENT PANEL
12/07/2017

development is subject to approval in
accordance with specific provisions of the Act
pertaining to siting, design and layout of any
proposed development. The size and shape
of proposed Lot 2 is sufficient to
accommodate a dwelling.

(e) The Public Interest:

The proposed development satisfies relevant planning controls and is unlikely to
impact on the wider public interest.

4. DEVELOPMENT CONTRIBUTIONS APPLICABLE

e Development contributions will be required towards augmentation of town water
supply and sewerage system head works under Section 64 of the Local
Government Act 1993.

e Development contributions will be required under Section 94 of the Environmental
Planning and Assessment Act 1979 towards roads, open space, community
cultural services, emergency services and administration buildings.

5.  CONCLUSION

The application has been assessed in accordance with Section 79C of the
Environmental Planning and Assessment Act 1979.

Issues raised during assessment and public exhibition of the application have been
considered in the assessment of the application. Where relevant, conditions have
been recommended to manage the impacts attributed to these issues.

The site is suitable for the proposed development, is not contrary to the public's
interest and will not have a significant adverse social, environmental or economic
impact. It is recommended that the application be approved, subject to the
recommended conditions of consent provided in the attachment section of this report.

Attachments

1View. DA2017 - 290.1 Plan
2View. DA2017 - 290.1 Submission - Conley
3View. DA2017 - 290.1 Recommended DA Conditions
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20 James Street r 5/ ;/Tw'
Wauchope NSW 2446

8 May 2017

The General Manager

Port Macquarie-Hastings Council
PO Box &4

Port Macquarie NSW 2444

Dear Sir

Re: Submission

Application Number 2017/290

2-Lot Subdivision Proposal;

Lot: 8SDP: 204600; 28 Waugh St Wauchope NSW,
Our property adjoins the proposed Lot 2 to the South.

Following discussions with a firm of consulting survevors and town
planners we are lodging an objection to the above Development
Application.

The grounds for our objection are outlined below:
e Lot 2 of the proposed subdivision is only marginally above the
minimum size required for a building block in Wauchope.
¢ The planned frontage to James Street is far narrower than
surrounding properties being only 12.695m.

o Considering the necessity of a driveway and off street
parking the flexibility with regard to siting a building on the
proposed Lot 2, is highly constrained.

e Parking in James Street is already well used durm;D the day and the
night.

¢ Any increase or change to the current building envelope will
significantly reduce our existing amenity and enjoyment.
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o This includes: The loss of direct sunlight between mid-April
until mid-August, closeness of any new neighbours, extra
noise concerns and loss of views.

o Of particular concern is the changing of the current rear
boundary of number 28 Waugh Street to a side boundary of
Lot 2 and the significant change to the building setback thus
allowed. This is the boundary that boarders our property.

The current dwelling at 28 Waugh Street has a greater size and roof
area than indicated in the subdivision plan. The current building
was brick veneered and roof line extended some decades ago.
The existing dwelling at 28 Waugh Street no longer has a double
garage as this has been made into a habitual room.

The existing carport and garden shed and are not indicated on the
proposed subdivision plan.

The removal of the mature trees from the block in 2016.

There were sewer problems that Council was involved with in
2015 or 2016 under the fence line where the existing sewer main
crosses into the proposed Lot 2.

Both our block (20 James Street) and the property at 28 Waugh
Street are subject to significant storm water pooling and are
considered “wet” blocks with water ponding during the summer
rainfall months.

Our concern that if the subdivision plan is approved then a
complying building plan would also be approved without
notification to neighbours. This would likely lead to our loss of
enjoyment and amenity.

Yours faithfully

lan and Yvonne Conley
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FOR USE BY PLANNERS/SURVEYORS TO PREPARE LIST OF

PROPOSED CONDITIONS

NOTE: THESE ARE DRAFT ONLY

DA NO: 2017/290

DATE: 04/07/2017

PRESCRIBED CONDITIONS

The development is to be undertaken in accordance with the prescribed
conditions of Part 6 - Division 8A of the Environmental Planning & Assessment
Regulations 2000.

A - GENERAL MATTERS

(1)

(2)

3)

(A001) The development is to be carried out in accordance with the plans
and supporting documents set out in the following table, as stamped and
returned with this consent, except where modified by any conditions of this
consent.

12/07/2017

Plan/
Supporting
Document

Reference Prepared by Date

Subdivision Plan | Job No. 10247 Frank O'Rourke April 2017

SoEE Job No. 10247 Frank O'Rourke 19/4/17

In the event of any inconsistency between conditions of this development
consent and the plans/supporting documents referred to above, the
conditions of this development consent prevail.

(A030)The restoration of any vehicle access rendered redundant by the
development, to standard kerb and footpath formation at no cost to
Council, in accordance with Council's current AUSPEC Specifications and
Standards. All works must be approved by Council pursuant to Section
138 of the Roads Act.

(A002) No work shall commence until a Construction Certificate has been
issued and the applicant has notified Council of:

a) the appointment of a Principal Certifying Authority and
b) the date on which work will commence.

Such notice shall include details of the Principal Certifying Authority and
must be submitted to Council at least two (2) days before work
commences.

(A004) An application for a Construction Certificate shall be lodged with
and approved by the Council or an Accredited Certifier prior to
commencing subdivision works, and a Subdivision Certificate application
shall be lodged with and approved by the Principal Certifying Authority (e.g.
Council) prior to dedication of the land or works to the public.

(A008) Any necessary alterations to, or relocations of, public utility services
to be carried out at no cost to council and in accordance with the requirements
of the relevant authority including the provision of easements over existing and
proposed public infrastructure.
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(A0Q9) The development site is to be managed for the entirety of work in
the following manner:

1. Erosion and sediment controls are to be implemented to prevent
sediment from leaving the site. The controls are to be maintained until
the development is complete and the site stabilised with permanent
vegetation;

2. Appropriate dust control measures;

3. Building equipment and materials shall be contained wholly within the
site unless approval to use the road reserve has been obtained;

4. Building waste is to be managed via an appropriate receptacle;

5. Building work being limited to the following hours, unless otherwise
permitted by Council,

- Monday to Saturday from 7.00am to 6.00pm
- No work to be carried out on Sunday or public holidays

The builder to be responsible to instruct and control his sub-contractors
regarding the hours of work

(A011) The design and construction of all public infrastructure works shall
be in accordance with Council's adopted AUSPEC Specifications.

(A033) The applicant shall provide security to the Council for the payment
of the cost of the following:

a. making good any damage caused to any property of the Council as a
consequence of doing anything to which the consent relates,

b. completing any public work {such as road work, kerbing and guttering,
footway construction, utility services, stormwater drainage and
environmental controls) required in connection with the consent,

c. remedying any defects in any such public work that arise within twelve
(12) months after the work is completed.

Such security is to be provided to Council prior to the issue of the
Subdivision Certificate/Construction Certificate or Section 138 of the
Roads Act, 1993.

The security is to be for such reasonable amount as is determined by the
consent authority, being an amount that is 10% of the contracted works for
Torrens Title subdivision development/the estimated cost plus 30% for
building development of public works or $5000, whichever is the greater of
carrying out the development by way of:

i. deposit with the Council, or
ii. an unconditional bank guarantee in favour of the Council.

The security may be used to meet any costs referred to above and on
application being made to the Council by the person who provided the
security any balance remaining is to be refunded to, or at the direction of,
that person. Should Council have to call up the bond and the repair costs
exceed the bond amount, a separate invoice will be issued. If no
application is made to the Council for a refund of any balance remaining of
the security within 6 years after the work to which the security relates has
been completed the Council may pay the balance to the Chief
Commissioner of State Revenue under the Unclaimed Money Act 1995.
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(AO57) The applicant is to ensure the proposed development will drain to
the existing point of connection to Council’'s sewerage system.

B - PRIOR TO ISSUE OF CONSTRUCTION CERTIFICATE

(1

(4)

(BOO1) Prior to release of the Construction Certificate, approval pursuant
to Section 68 of the Local Government Act, 1993 to carry out water supply,
stormwater and sewerage works is to be obtained from Port Macquarie-
Hastings Council. The following is to be clearly illustrated on the site plan
to accompany the application for Section 68 approval:

Position and depth of the sewer (including junction)
s Stormwater drainage termination point

+ Easements

« Water main

(B003) Submission to the Principal Certifying Authority prior to the issue of
a Construction Certificate detailed design plans for the following works
associated with the developments. Public infrastructure works shall be
constructed in accordance with Port Macquarie-Hastings Council's current
AUSPEC specifications and design plans are to be accompanied by
AUSPEC DQS:

a) Sewerage reticulation.

b)  Water supply plans shall include hydraulic plans for internal water
supply services and associated works in accordance with AS 3500,
Plumbing Code of Australia and Port Macquarie-Hastings Council
Policies.

c)  Stormwater systems.
d}  Location of all existing and proposed utility services including:

a. Conduits for electricity supply and communication services
(including fibre optic cable).

b. Water supply
c. Sewerage
d. Stormwater

(B016) Provision to each lot of a separate sewer line to Council’s main. All
work will need to comply with the requirements of Council's adopted
AUSPEC Design and Construction Guidelines and Policies. Any
abandoned sewer junctions are to be capped off at Council's sewer main.

Construction details are to be submitted to Port Macquarie-Hastings
Council with the application for approval pursuant to Section 68 of the Local
Government Act.

(B024) Submission to Council of an application for water meter hire, which
is to be referred to the Water Supply section so that a quotation for the
installation can be prepared and paid for prior to the issue of a Construction
Certificate. This application is also to include an application for the
disconnection of any existing service not required.

(BO57) The existing sewer including junction and/or stormwater drainage
shall be located on the site and the position and depth indicated on the
plans which accompany the application for the Construction Certificate.
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(BO71) Prior to the issue of any Construction Certificate, the provision of
water and sewer services to the land are to be approved by the relevant
Water Authority and relevant payments received.

(BO72) A stormwater drainage design is to be submitted and approved by
Council prior to the issue of a Construction Certificate. The design must be
prepared in accordance with Council's AUSPEC Specifications and the
requirements of Relevant Australian Standards and make provision for the
following:

a) The legal point of discharge for the proposed development is defined
as Council's piped drainage system.

b) All allotments must be provided with a direct point of connection to the
public piped drainage system. Kerb outlets are not permitted.

c) The design requires the provision of interallotment drainage in
accordance with AUSPEC D5.

d) An inspection opening or stormwater pit must be installed inside the
property, adjacent to the boundary, for all stormwater outlets.

(B195) Prior to each Construction Certificate for subdivision works, a
Compliance Certificate under Section 109(C) of the EP&A Act shall be
issued by the Water Authority approving the design of water and sewer
subdivision works. The certificate and stamped plans shall form part of the
Construction Certificate for subdivision works.

(B196) Council records indicate that the development site has an existing
20mm metered water service from the 100 AC water main on the opposite
side of Waugh Street. This water service can remain in use for Lot 1. A
second sealed water service is required for proposed Lot 2. Details are to
be shown on the engineering plans.

(B197) Council records indicate that the development site has multiple
connections to the sewer. Each proposed lot must have an individual
connection to sewer. Any unused sewer junctions must be capped. Details
are to be shown on the engineering plans.

C — PRIOR TO ANY WORK COMMENCING ON SITE

(M

(C001) A minimum of one (1) week's notice in writing of the intention to
commence works on public land is required to be given to Council together
with the name of the principal contractor and any major sub-contractors
engaged to carry out works. Works shall only be carried out by a contractor
accredited with Council.

D - DURING CONSTRUCTION

(M

(D001) Development works on public property or works to be accepted by
Council as an infrastructure asset are not to proceed past the following
hold points without inspection and approval by Council. Notice of required
inspection must be given 24 hours prior to inspection, by contacting
Council’'s Customer Service Centre on (02) 6581 8111. You must quote
your Construction Certificate number and property description to ensure
your inspection is confirmed:

a. when trenches are open, stormwater/water/sewer pipes and conduits
jointed and prior to backfilling;
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b. prior to the pouring of concrete for sewerage works and/or works on
public property;

All works at each hold point shall be certified as compliant in accordance
with the requirements of AUSPEC Specifications for Provision of Public
Infrastructure and any other Council approval, prior to proceeding to the
next hold point.

(D0O06) A copy of the current stamped approved construction plans must
be kept on site for the duration of site works and be made available upon
request to either the Principal Certifying Authority or an officer of the
Council.

(D029) The demolition of any existing structure shall be carried out in
accordance with Australian Standard AS 2601-1991: The Demolition of
Structures. No demolition materials shall be burnt or buried on site. The
person responsible for the demolition works shall ensure that all vehicles
leaving the site carrying demolition materials have their loads covered and
do not track soil or waste materials onto the road. Should the demolition
works obstruct or inconvenience pedestrian or vehicular traffic on an
adjoining public road or reserve, separate application shall be made to
Council to enclose the public place with a hoarding fence,

Should asbestos be present, its removal shall be carried out in accordance
with the National OH&S Committee — Code of Practice for Safe Removal
of Asbestos and Code of Practice for the Management and Control of
Asbestos in Workplaces.

For further information on asbestos handling and safe removal practices
refer to the following links:

Safely disposing of asbestos waste from your home

Fibro & Asbestos - A Renovator and Homeowner's Guide

Asbestos Awareness

E - PRIOR TO THE ISSUE OF SUBDIVISION CERTIFICATE

(M

(B010) Payment to Council, prior to the issue of the Subdivision Certificate
of the Section 94 contributions set out in the “Notice of Payment —
Developer Charges” schedule attached to this consent unless deferral of
payment of contributions has been approved by Council. The contributions
are levied, pursuant to the Environmental Planning and Assessment Act
1979 as amended, and in accordance with the provisions of the following
plans:

+ Hastings S94 Administration Building Contributions Plan

+ Hastings Administration Levy Contributions Plan

» Hastings S94 Major Roads Contributions Plan

« Hastings S94 Open Space Contributions Plan

» Community Cultural and Emergency Services Contributions Plan 2005
The plans may be viewed during office hours at the Council Chambers

located on the corner of Burrawan and Lord Streets, Port Macquarie, 9
Laurie Street, Laurieton, and High Street, Wauchope.

The attached “Notice of Payment" is valid for the period specified on the
Notice only. The contribution amounts shown on the Notice are subject to
adjustment in accordance with CPI increases adjusted quarterly and the
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provisions of the relevant plans. Payments can only be made using a
current “Notice of Payment” form. Where a new Notice of Payment form is
required, an application in writing together with the current Notice of
Payment application fee is to be submitted to Council.

(BO11) As part of Notice of Requirements by Port Macquarie-Hastings
Council as the Water Authority under Section 306 of the Water
Management Act 2000, the payment of a cash contribution, prior to the
issue of a Subdivision Certificate, of the Section 64 contributions, as set
out in the “Notice of Payment — Developer Charges” schedule attached to
this consent unless deferral of payment of contributions has been approved
by Council. The contributions are levied in accordance with the provisions
of the relevant Section 64 Development Servicing Plan towards the
following:

» augmentation of the town water supply
s augmentation of the town sewerage system

(E005) Prior to the release of any bond securities held by Council for
infrastructure works associated with developments, a formal written
application is to be submitted to Council specifying detail of works and
bond amount.

(E034) Prior to occupation or the issuing of the Subdivision Certificate
provision to the Principal Certifying Authority of documentation from Port
Macqguarie-Hastings Council being the local roads authority certifying that
all matters required by the approval issued pursuant to Section 138 of the
Roads Act have been satisfactorily completed.

(E039) An appropriately qualified and practising consultant is required to

certify the following:

a. all drainage lines have been located within the respective easements,
and

b. any other drainage structures are located in accordance with the
Construction Certificate.

c. all stormwater has been directed to a Council approved drainage
system

d. all conditions of consent/ construction certificate approval have been
complied with.

e. Any on site detention system (if applicable) will function hydraulically in
accordance with the approved Construction Certificate.

(EO051) Prior to occupation or the issuing of any Occupation Certificate a
section 68 Certificate of Completion shall be obtained from Port Macquarie-
Hastings Council.

(E053) All public infrastructure works shall be certified by a practicing Civil
Engineer or Registered Surveyor as compliant with the requirements of
AUSPEC prior to issue of Occupation/Subdivision Certificate or release of
the security bond, whichever is to occur first.

(E056) A Certificate of Compliance under the provisions of Section 307 of
the Water Management Act must be obtained prior to the issue of any
occupation or subdivision certificate.

(EOB8) Prior to the issue of a Subdivision Certificate evidence to the
satisfaction of the Certifying Authority from the electricity and
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telecommunications providers that satisfactory services arrangements
have been made.

(E072) Lodgement of a security deposit with Council upon practical
completion of the subdivision works.

(E082) Submission of a compliance certificate accompanying Works as
Executed plans with detail included as required by Council's current
AUSPEC Specifications. The information is to be submitted in electronic
format in accordance with Council's “CADCHECK" requirements detailing
all infrastructure for Council to bring in to account its assets under the
provisions of AAS27. This information is to be approved by Council prior to
issue of the Subdivision Certificate. The copyright for all information
supplied, shall be assigned to Council.

(E195) Prior to or concurrently with the Subdivision Certificate, the line of
existing public stormwater pipes within James Street adjacent to the site
shall be investigated at no cost to Council and if Council determines that
any of the pipe encroaches within proposed Lot 2 (western corner), an
easement to drain water in favour of Council shall be registered over the
pipe, with a width as required by Council's AUS-SPEC (minimum 3m)
centred over the line of pipe. Alternatively Council may approve a Roads
Act (s138) application to reconstruct the line of pipes (and pits if necessary)
within the road reserve.

The existing carport on proposed Lot 2 is to be demolished prior to release
of the Subdivision Certificate.

(A195) A minimum of at least one car parking space for the existing
dwelling on proposed Lot 1 is to be provided, behind the building line
(4.5m). This parking space is be 5.4m x 2.6m minimum, to be sealed with
driveway access from either Waugh Street or James Street,

If a new crossover and driveway is required to satisfy this condition, then
details are to provided with the application for approval pursuant to Section
138 of the Roads Act. Such to be approved prior to issue of the Subdivision
Certificate for the subdivision.

F — OCCUPATION OF THE SITE

(1

(FO06) The basin of the outflow control pit and the debris screen must be
cleaned of debris and sediment on a regular basis by the owner.
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Item: 10

Subject: DA2017 - 299.1 DUAL OCCUPANCY AND TORRENS TITLE
SUBDIVISION - LOT 55 DP 807508, NO.2 HART STREET, PORT
MACQUARIE

Report Author: Fiona Tierney

Applicant: D A Jordan

Owner: DA &K MJordan & P J Boag
Estimated Cost: $287,625

Parcel no: 8182

Alignment with Delivery Program

4.3.1 Undertake transparent and efficient development assessment in accordance
with relevant legislation.

RECOMMENDATION

That DA 2017 - 299 for a Dual Occupancy and Torrens Title Subdivision at Lot
55, DP 807508, No. 2 Hart Street, Port Macquarie, be determined by granting
consent subject to the recommended conditions.

Executive Summary

This report considers a development application for a dual occupancy and torrens
title subdivision at the subject site and provides an assessment of the application in
accordance with the Environmental Planning and Assessment Act 1979.

Following exhibition of the application, three submissions have been received.

1. BACKGROUND

Existing sites features and surrounding development

The site has an area of 1074m2.

The site is zoned R1- General Residential in accordance with the Port Macquarie-
Hastings Local Environmental Plan 2011, as shown in the following zoning plan:
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The existing subdivision pattern and location of existing development within the
locality is shown in the following aerial photograph:

Key aspects of the proposal include the following: PORT MACQUARIE
HASTINGS
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e Subdivision of the land into two Torrens title lots;
¢ Construction of a single dwelling on the new lot.

Refer to attachments at the end of this report.
Application Chronology

12 April 2017 - Application lodged.

3 May 2017 to 16 May 2017 - Neighbour notification of the proposal.

8 June 2017 - Additional information requested from Applicant.

23 June 2017 - Additional information and amended plans submitted by
Applicant.

e 26 June 2017 - Copy of amended plans forwarded to objector.

3. STATUTORY ASSESSMENT
Section 79C(1) Matters for Consideration

In determining the application, Council is required to take into consideration the
following matters as are relevant to the development that apply to the land to which
the development application relates:

(@) The provisions (where applicable) of:
(i) any Environmental Planning Instrument:

State Environmental Planning Policy No. 55 — Remediation of Land

Following an inspection of the site and a search of Council records, the subject land
is not identified as being potentially contaminated and is suitable for the intended
use.

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

BASIX certificates (number 810514S and A277412) have been submitted
demonstrating that the proposal will comply with the requirements of the SEPP. It is
recommended that a condition be imposed to ensure that the commitments are
incorporated into the development and certified at Occupation Certificate stage.

Port Macquarie-Hastings Local Environmental Plan 2011

The proposal is consistent with the LEP having regard to the following:

e Clause 2.2, the subject site is zoned R1 General Residential. In accordance with
clause 2.3(1) and the R1 zone landuse table, the proposed development for a
dual occupancy (detached) is a permissible landuse with consent.

The objectives of the R1 zone are as follows:

o To provide for the housing needs of the community.

o To provide for a variety of housing types and densities.

o To enable other land uses that provide facilities or services to meet the day
to day needs of residents.
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In accordance with Clause 2.3(2), the proposal is consistent with the zone

objectives having regard to the following:

o The proposal is a permissible landuse;

o The development would provide for a variety of housing types and densities
to meet the housing needs of the community.

Clause 4.1A — The minimum lot size does not apply as the development includes
subdivision into two lots and the construction of a dwelling on each lot.

Clause 4.3, the maximum overall height of the building above ground level
(existing) is 6.794m which complies with the standard height limit of 8.5m &
11.5m applying to the site.

Clause 4.4, the floor space ratio of the proposal is 1:1 which complies with the
maximum 0.65:1 floor space ratio applying to the site.

Clause 5.9 - No listed trees in Development Control Plan 2013 are proposed to
be removed.

Clause 5.10 — Heritage. The site does not contain or adjoin any known heritage
items or sites of significance.

Clause 7.13, satisfactory arrangements are in place for provision of essential
services including water supply, electricity supply, sewer infrastructure,
stormwater drainage and suitable road access to service the development.
Provision of electricity will be subject to obtaining satisfactory arrangements
certification prior to the issue of a Subdivision Certificate as recommended by a
condition of consent.

Any draft instruments that apply to the site or are on exhibition:

No draft instruments apply to the site.

(iii) any Development Control Plan in force:

Port Macquarie-Hastings Development Control Plan 2013

DCP 2013: Dwellings, Dual occupancies, Dwelling houses, Multi dwelling
houses & Ancillary development
ggjpective Development Provisions | Proposed Complies
3.2.2.2 Articulation zone: Unit2 4.413m Yes
* Min. 3m front setback
* An entry feature or
portico
» A balcony, deck, patio,
pergola, terrace or
verandah
* A window box
treatment
* A bay window or
similar feature
* An awning or other
feature over a window
» A sun shading feature
Front setback (Residential | Minimum 4.489 Unit 1 No*
not R5 zone): setback to local road.
« Min. 4.5m local road
3.2.23 Garage minimum 5.5m Minimum 6.537m setback Yes
front setback and garage and more than 1 metre
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door recessed behind behind the building line.
building line at least 1m or
eaves/overhangs provided
6m max. width of garage 5.0m wide and 33% of Yes
door/s and 50% max. building width.
width of building
Driveway crossover 1/3 5.0m wide and 25% of site | Yes
max. of site frontage and frontage.
max. 5.0m width
3.224 4m min. rear setback. Minimum 2.3m rear setback | No*
Variation subject to site
analysis and provision of
private open space
3.2.25 Side setbacks: Minimum 900mm side Yes
« Ground floor min. 0.9m | setback
. First floors & above The Applicant has
min. 3m setback, submitted shadow diagrams
unless demonstrated demonstrating that the
that adjoining property | development would not
primary living areas & | adversely overshadow
POS unaffected. neighbouring primary living
« Building wall setin and | areas and private open
out every 12m by 0.5m. | space for more than 3 hours
on 21 June.
Building wall articulation
satisfactory.
3.2.2.6 35m? min. private open Unit 1 and 2 have a Yes
space area including a minimum 35m? private open
useable 4x4m min. area space including 4m x4m
which has 5% max. grade | area accessible from living
and is directly accessible room. Multiple deck and
from a ground floor living usable open space areas
area. are provided that enable
outdoor living and utility
spaces.
3.2.2.7 Front fences: N/A

e If solid 1.2m max
height and front
setback 1.0m with
landscaping

e 3x3m min. splay for
corner sites

e Fences >1.2mto be
1.8m max height for
50% or 6.0m max.
length of street
frontage with 25%
openings

e 0.9x0.9m splays
adjoining driveway
entrances (Fig 3.3 of
AS2890.1 2004
overrides this standard

-
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by requiring a min
2.5x2m splay for
driveway entrances)
See David Troemel for
info.

3.2.2.8

e Front fences and walls
to have complimentary
materials to context

e No chain wire, solid
timber, masonry or
solid steel

N/A

3.2.2.10

Privacy:

e Direct views between
living areas of adjacent
dwellings screened
when within 9m radius
of any part of window
of adjacent dwelling
and within 12m of
private open space
areas of adjacent
dwellings. ie. 1.8m
fence or privacy
screening which has
25% max. openings
and is permanently
fixed

e Privacy screen
required if floor level >
1m height, window
side/rear setback
(other than bedroom) is
less than 3m and sill
height less than 1.5m

e Privacy screens
provided to
balconies/verandas etc
which have <3m
side/rear setback and
floor level height >1m

Boundary fencing and
existing landscaping assist
with screening.

The applicant has also
amended plans to provide a
privacy screen to unit 2
deck adjoining side
boundary.

Yes

DCP 2013:

General Provisions

DCP
Objective

Development Provisions

Proposed

Complies

2.7.2.2

Design addresses generic

principles of Crime

Prevention Through

Environmental Design

guideline:

e Casual surveillance
and sightlines

e Land use mix and
activity generators

e Definition of use and

The proposed development
will be unlikely to create any
concealment/entrapment
areas or crime spots that
would result in any
identifiable loss of safety or
reduction of security in the
immediate area. The
increase in housing density
will improve natural

Yes
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ownership surveillance within the
e Lighting locality and openings from
e Way finding each dwelling overlook
e Predictable routes and | common and private areas.
entrapment locations
2331 Cut and fill 1.0m max. 1m Yes
outside the perimeter of
the external building walls
2.3.3.2 1m max. height retaining Maximum 1m retaining wall | Yes
walls along road frontages | along road frontage.
Any retaining wall >1.0 in Condition recommended Yes
height to be certified by requiring certification of
structural engineer retaining walls.
Combination of retaining Maximum 1m retaining wall | Yes
wall and front fence height | along road frontage with
1.5m fence setback 1m
behind the top of the
retaining wall.
2.3.3.8 Removal of hollow bearing | None proposed to be Yes
onwards trees removed.
2.6.3.1 Tree removal (3m or Street tree vegetation Yes
higher with 2700mm proposed to be removed to
diameter trunk and 3m enable driveway
outside dwelling footprint construction.
2.4.3 Bushfire risk, Acid Refer to main body of
sulphate soils, Flooding, report.
Contamination, Airspace
protection, Noise and
Stormwater
2.5.3.2 New accesses not Access from local road. Yes
permitted from arterial or
distributor roads. Existing
accesses rationalised or
removed where practical :
Driveway crossing/s Single shared driveway Yes
minimal in number and 5.0m wide proposed to
width including maximising | each dwelling. Additional
street parking access from ROW.
2533 Off-street parking in Double garage for each Yes
accordance with Table dwelling.
2.5.1:
o 1 space =single
dwelling (behind
building line) and dual
occupancy
e Medium density — 1 per
1 or 2 bed dwelling or
1.5 per 3-4 bed
dwelling + 1 visitor/4
dwellings
2.5.3.11 Section 94 contributions Refer to main body of '
report. -l
25.3.14 Sealed driveway surfaces | Concrete. Yes mmm
unless justified HASTINGS
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2.5.3.15

Driveway grades for first
6m of ‘parking area’ shall
be 5% grade

(Note AS/NZS 2890.1
permits steeper grades)

Capable of complying. Long
section will be required prior
to the issue of a
Construction Certificate.

Yes

2.5.3.16

Transitional grades min.
2m length

Capable of complying. Long
section will be required prior
to the issue of a
Construction Certificate.

Yes

DCP 2013:

Chapter 3.6 - Subdivision

DCP
Objective

Development Provisions

Proposed

Complies

3.6.3.2

Subdivision of dual
occupancy development or
multi dwelling housing
where permissible in the
LEP may create allotments
smaller than 450m? if:

e Each lot to be created
is part of a community
or strata title scheme,
or

e s part of an integrated
Torrens title housing
development.

Proposal is an integrated
Torrens title housing
development and includes
creation of one lot smaller
than 450m?2.

3.6.3.3

Council may consider
permitting Torrens Title
battleaxe allotments for
—infill development where
it is demonstrated that;
o 5 full length of the
driveway; and
e addresses privacy
between the rear lot
and the rear open
space of the front lot
by the provision of
adequate screening,
larger lot size and
setbacks; and
e extends utilities to the
end of the axe handle;
and
o there is sufficient
space for garbage
collection on the
frontage.

N/A

3.6.3.4

Lots are to be designed to
allow the construction of a
dwelling, which does not
involve more than 1m cut,
or fill, measured from

natural ground level,

Proposal includes
construction of dwelling on
each lot and has detailed
the extent of cut and fill.

Yes

0%
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outside the dwellings
external walls.
3.6.3.20 Water supply to meet See comments later in this | Yes
Council’s design report under Water Supply
specifications. Connection.
3.6.3.21 All lots connected to Reclaimed water not n/a
reclaimed water if available.
available.
3.6.3.24 Separate sewer junction See comments later in this | Yes
provided for each lot. report under Sewer
Connection.
3.6.3.27 Erosion and sediment Standard condition Yes
control plan to be recommended confirming
provided. this requirement.
3.6.3.34 All service infrastructure Condition recommended Yes
should be underground requiring satisfactory
unless otherwise approved | arrangements certification
by Council. from electricity and
telecommunications
authorities.

The proposal seeks to vary Development Provision 3.2.2.2 in relation to the minimum
front setback of Unit 1.

The relevant objective is that front setbacks should support an attractive streetscape.

The proposal is considered to be consistent with the objectives of the provision for
the following reasons:

e The site has an angular frontage to the street with a unique generous road
reserve that extends to a closed road/cul-de-sac and frontages to the right of
carriageway.

e The encroachment is minor and relates to the deck. The existing dwelling is
currently situated less than 2m from the side boundary due to the current block
alignment and this variation is not significantly intensified with the additions to
unit 1. Unit 2 has a deck that would generally be permitted within the
articulation zone.

e The building is articulated and the variation would not adversely impact the
streetscape.

The proposal seeks to vary Development Provision 3.2.2.4 in relation to the minimum
rear setback of Unit 2.

The relevant objectives are:
e To allow adequate natural light and ventilation between dwellings/buildings and
to private open space areas;
e To provide useable yard areas and open space.

The proposal is considered to be consistent with the objectives of the provision for
the following reasons:

e The adjoining property to the west is at a higher elevation and the reduced
setback would not adversely affect natural light and ventilation between the
dwellings. A large high courtyard wall extends around the pool area and
retaining walls and what appears to be magnolias are planted along the
boundary.
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e A useable yard area and decks are proposed between the dwelling and the
rear boundary.

Based on the above assessment, the variations proposed to the provisions of the
DCP are considered acceptable and the relevant objectives have been satisfied.
Cumulatively, the variations do not amount to an adverse impact or a significance
that would justify refusal of the application.

(ilia) 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 planning agreement has been offered or entered into relating to the site.

iv) any matters prescribed by the Regulations:

No provisions of the regulations are applicable to the proposal.

V) any coastal zone management plan (within the meaning of the Coastal

Protection Act 1979), that apply to the land to which the development
application relates:

No Coastal Zone Management Plan applies to the subject site.

(b) The likely impacts of that development, including environmental impacts
on both the natural and built environments, social and economic impacts
in the locality:

The site has a general south-westerly street frontage orientation to Beacon Court.

Two storey dwellings adjoin the site to the north, east, and west. The proposal will be
unlikely to have any adverse impacts to existing adjoining properties and
satisfactorily addresses the public domain.

The proposal is considered to be compatible with other residential development in
the locality and adequately addresses planning controls for the area.

The proposal does not have significant adverse lighting impacts.

There are no significant adverse privacy impacts. Privacy has been adequately
addressed through building design.

Overshadowing

There are no adverse overshadowing impacts. The Applicant has submitted shadow
diagrams demonstrating that the proposal does not prevent adjoining properties from
receiving 3 hours of sunlight to private open space and primary living areas on 21
June.

Roads

The site has road frontage to Hart Street to the east and Cathie Road to the north.
Access to Council-owned Cathie Road is not proposed. The shared driveway along
the southern frontage is a privately owned Right of Carriageway and is discussed
under the Access heading below.
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Hart Street is a Council-owned and maintained road with ‘Local Street’ classification
under the AUS-SPEC system. It has a sealed carriageway of approximately 8m
width, within a road reserve of variable width (minimum 20m wide). From the site
southwards, the road is bounded on both sides by rollover (SE) type kerb and gutter,
but north of the existing driveway crossover no kerb is formed (grass shoulder). Hart
Street has no existing concrete footpaths on either side of the road in the vicinity of
the site. No footpaths are required as a result of this development because there is
no existing footpath infrastructure in the surrounding streets and considering the low
intensity (dual occupancy) nature of the proposal.

Having regard to Council’s frontage works policy, a condition is recommended
requiring upgrade of the Hart Street frontage of the property with concrete kerb and
gutter. This is to ensure that development incrementally deals with the impacts of
intensification on surrounding roads by providing required infrastructure.

A restriction as to user (fifthly referred to by DP 807508) currently prevents vehicular
access across the northern and most of the eastern boundary of the site. Council’s
Transport and Stormwater Network staff has agreed that a small part of this
restriction can be extinguished to allow the proposed driveway crossovers, noting
that Hart Street has been reconfigured as a dead-end with no access to Cathie Road.
This release will need to occur before the Occupation Certificate is granted, and most
likely as part of the Subdivision Certificate application for the proposed subdivision. If
Hart St and Cathie Rd are re-connected in the distant future there is considered
sufficient space for the intersection design to accommodate traffic safety concerns.

Traffic and Transport

The site is currently occupied by a single dwelling which is expected to generate 7-9
daily trips on average with reference to the RMS Guide to Traffic Generating
Developments and Council traffic surveys. This development proposes to create an
additional dwelling which would be expected to generate an increase of 7-9 daily
trips. The existing road network has sufficient capacity to accommodate the increase
in traffic trips associated with the development.

Site Frontage & Access

The proposal includes two driveways to Hart Street which have been discussed
under the Roads heading above, and a third driveway onto the existing shared
access handle to the south, which is a Right of Carriageway benefitting the subject
Lot 55. Although legal access was not available to Lot 55 under the original
subdivision (DP 807508), dealing 5168052 N was registered in 1998 so that the lot
would benefit from this access.

Each new driveway crossing on public land will require a Roads Act (s138)
application to Council for approval. Access shall comply with Council AUSPEC and
Australian Standards, and conditions have been imposed to reflect these
requirements.

Parking and Manoeuvring

A total of 2 existing garage parking spaces are available for Unit 1 (Lot 1). 3 new
parking spaces have been provided on-site within garages for Unit 2. Additional
informal parking is available in the driveways within each lot boundary. Council’s
DCP requires each single dwelling or dual occupancy to provide a minimum of 1
parking space per dwelling.

There is approximately 40m (excluding the proposed new driveway crossovers) of
additional capacity for overflow parking directly fronting the site within the public 8m
wide road, and a condition of consent has been recommended requiring extension of
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the kerb and gutter along the property frontage to protect and discourage parking on
the grass verge.

Parking and driveway widths on site can comply with relevant Australian Standards
(AS 2890) and conditions have been imposed to reflect these requirements. Refer to
relevant conditions of consent.

Water Supply Connection

Council records indicate that the development site has an existing 20mm metered
water service from the 100 AC water main on the opposite side of Hart Street. This
water service can be adopted for Unit 2. A second metered water service is required
for Unit 1. The water meter locations shown on the plans are acceptable for Water
Supply Section.

Detailed plans will be required to be submitted for assessment with the Section 68
application.

Sewer Connection

Council records indicate that the development site is connected to Sewer via junction
to the existing sewer line that runs outside the southern property boundary. Council’s
sewer infrastructure must be extended to provide each proposed lot with an
individual connection to sewer. Details are to be provided on the engineering plans.

A separate sewer connection to Councils main is required for each Torrens Title lot.A
manhole will also be required at the high end of the line as it will be more than 40m
long. The hydraulic designer is to confer with Council sewer section prior to
submitting sewer design plans. Detailed plans will be required to be submitted for
assessment with the S.68 application.

Stormwater

The site naturally grades towards the south, to an existing public drainage line and
sag pit within the shared Right of Carriageway on the southern boundary of the site.
The site is currently benefitted by an easement to drain water (DP 807508) across
the handle to the pit. It is likely that a junction into the pit exists for the connection to
the existing dwelling although Council’s mapping system has no record of this.

The legal point of discharge for the proposed development is defined as a direct
connection to that sag pit which is a part of Council’'s stormwater network because it
drains Cathie Road from further up the hill to the northwest. Because the two
dwellings are proposed on separate titles (Torrens system), an inter-allotment
drainage network and easement is to be extended across Lot 2 to provide a new
connection point for Lot 1. The capacity of the downstream junction will need to be
proven as part of the detailed hydraulic design, and upgraded if necessary to comply
with current standards.

A detailed site stormwater management plan will be required to be submitted for
assessment with the S.68 application and prior to the issue of a CC.

o In accordance with Councils AUSPEC requirements, on site stormwater
detention facilities must also be incorporated into the stormwater drainage plan
separately for each dwelling. Water tanks may achieve the required detention
capacity (hydraulic calculations to be provided).

Other Utilities
Telecommunication and electricity services are available to the site. It is
recommended that the applicant contact the utilities as soon as possible and prior to
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commencement of construction, to determine any requirements of the relevant
utilities to provide separate new services to each dwelling. Evidence of satisfactory
arrangements with the relevant utility authorities for provision to each proposed lot
will be required prior to Subdivision Certificate approval.

Heritage
No known items of Aboriginal or European heritage significance exist on the property.
No adverse impacts anticipated.

Other land resources
The site is within an established urban context and will not sterilise any significant
mineral or agricultural resource.

Water cycle
The proposed development will be unlikely to have any adverse impacts on water
resources and the water cycle.

Soils

The proposed development will be unlikely to have any adverse impacts on soils in
terms of quality, erosion, stability and/or productivity subject to a standard condition
requiring erosion and sediment controls to be in place prior to and during
construction.

Air and microclimate

The construction and/or operations of the proposed development will be unlikely to
result in any adverse impacts on the existing air quality or result in any pollution.
Standard precautionary site management condition recommended.

Flora and fauna

Construction of the proposed development will not require any removal/clearing of
any significant vegetation and therefore will be unlikely to have any significant
adverse impacts on biodiversity or threatened species of flora and fauna. Section 5A
of the Act is considered to be satisfied. Some shrubs on the Council verge are
proposed to be removed.

Waste

Satisfactory arrangements are in place for proposed storage and collection of waste
and recyclables. No adverse impacts anticipated. Standard precautionary site
management condition recommended.

Energy
The proposal includes measures to address energy efficiency and will be required to
comply with the requirements of BASIX. No adverse impacts anticipated.

Noise and vibration
No adverse impacts anticipated. Condition recommended restricting construction to
standard construction hours.

Bushfire
The site is not identified as being bushfire prone.

Safety, security and crime prevention e,
The proposed development will be unlikely to create any concealment/entrapment  porr macquare
areas or crime spots that would result in any identifiable loss of safety or reduction of ~ HASTINGS
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security in the immediate area. The increase in housing density will improve natural
surveillance within the locality and openings from each dwelling overlook common
and private areas.

Social impacts in the locality
Given the nature of the proposed development and its’ location the proposal is
unlikely to result in any adverse social impacts.

Economic impact in the locality

No adverse impacts. A likely positive impact is that the development will maintain
employment in the construction industry, which will lead to flow impacts such as
expenditure in the area.

Site design and internal design

The proposed development design satisfactorily responds to the site attributes and
will fit into the locality. No adverse impacts likely.

Construction

No potential adverse impacts identified to neighbouring properties with the
construction of the proposal.

Cumulative Impacts

The proposed development is not expected to have any adverse cumulative impacts
on the natural or built environment or the social and economic attributes of the
locality.

(c) The suitability of the site for the development:

The proposal will fit into the locality and the site attributes are conducive to the
proposed development.

Site constraints have been adequately addressed and appropriate conditions of
consent recommended.
(d) Anysubmissions made in accordance with this Act or the Regulations:

Three (3) written submissions have been received following public exhibition of the
application.

Key issues raised in the submissions received and comments in response to these
issues are provided as follows:
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Submission Issue/Summary

Planning Comment/Response

Failure of both dwellings to comply
with DCP requirements of 4.5m to
Hart St. Will detract from amenity
and streetscape.

Variation considered acceptable given large
road reserve and ability for decks/patios to
extend to 3m.The existing dwelling has been
constructed with side boundary to Hart St
with relevant reduced setbacks.

Dwelling 2 setback less than 4m
from rear boundary.

No genuine rear setback given lot
configuration, however setback considered
appropriate with staggered setbacks and
deck areas proposed. No significant privacy,
overshadowing or bulk and scale impacts
are considered to result from the proposed
building setbacks. Adequate separation
available between adjoining buildings.
Significant courtyard wall on adjoining
property at 3m in height provides for added
privacy.

Dwelling 2 not provided 4 x 4 area

The proposal is considered to comply with
the open space provisions and objectives of
the DCP — refer to DCP comments.

No privacy screen to Western
elevation rear deck

Provided in amended plans

Right of Carriageway confirmation

Documentary evidence of legal access to
right of carriage way submitted

Restriction driveway access
from Hart St

Council engineering staff have agreed that
restriction may be removed. Condition to be
applied.

Traffic/Parking Council engineers confirm road capable of
accommaodation additional traffic that may be
generated by the proposal.

Drainage Details to be provided with CC

(e) The Public Interest:

The proposed development satisfies relevant planning controls and is unlikely to

impact on the wider public interest.

4.

5.

The application has been assessed in accordance with Section 79C of the

Development contributions will be required towards augmentation of town water

DEVELOPMENT CONTRIBUTIONS APPLICABLE

supply and sewerage system head works under Section 64 of the Local

Government Act 1993.

Development contributions will be required under Section 94 of the Environmental

Planning and Assessment Act 1979 towards roads, open space, community

cultural services, emergency services and administration buildings.

CONCLUSION

Environmental Planning and Assessment Act 1979.
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Issues raised during assessment and public exhibition of the application have been
considered in the assessment of the application. Where relevant, conditions have
been recommended to manage the impacts attributed to these issues.

The site is suitable for the proposed development, is not contrary to the public's
interest and will not have a significant adverse social, environmental or economic
impact. It is recommended that the application be approved, subject to the
recommended conditions of consent provided in the attachment section of this report.

Attachments

1View. DA2017 - 299.1 Plans

2View. DA2017 - 299.1 Recommended DA Conditions
3View. DA2017 - 299.1 Submission - Dickson

4View. DA2017 - 299.1 Submission - Gunn

5View. DA2017 - 299.1 Submission - Jackson
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Hote: Cepyright © 2017 Callins w Colins PTY LTD
Al rights reserver. No part of Ihis drawing may be reproduced
or transmitied in any form o s, sleclroric, mechanical,
phelacepying, recording of olnenyise, withoul the priar permssion
of the copyrght hokders

DO NOT SCALE from this draning, CONTRAGTOR is to
chack all he dimensions on tha job prior ko commancement of
chap drawings or fabrication. Any discrapancios are (o be referrad
o the consultantArchitect prior (o commencement of work,

METAL SHEET ROGFING (@ 16°
WITH R1.0 (REFLECTIVE SIDE DOWN ANTLGLARE UP).
ROOF COLOUR: MEDIUM (A - 0.475 - 0.70)

EAVE CANTILEVERED 1200mm WIDE
T NORTHERN WALL TO PROVIDE COVER TO
DECK STAIRS & GARAGE ACCESS

{CLIP SNAP} CONTINUOUS OVERFLOW GUTTER

Y E
S SOLAR PANELS FIXING SYSTER TO COMPLY WITH &S 35003

T
800 | g g | N
i - - 800
LTHRLYE — ] WRL22.740
uzocL uzncL
= —— 350mm X 350mm
3 MASONRY PIERS
NGL o,
20.300RLF | == = = — — WFRL20300
U201FL 7 U201 FL
FILLED SOIL —1 NOTE 15° FALLTO —
ALL WINDOW SILLS TIMBER STAIRCASE AND LANDING G e
DOWN TO NATURAL GROUND LINE
U2 NORTH SCALE 1:100 HANDRAL HEIGHT T0 BE NO L ESS THAN 1000
i
ELEVATION L BALUSTRADE & ‘Summary of ABSA Commitments
FANDRAL TO BE M ACCORDANGE WITH BEA {reter ta Corticats for sxact dotals)
292383924, £
Extemal | Singl bick (garage] Mo insulaon
Wall Brick Venses, Full + R1 5
ntomal Wall | Cavity Panct >70evm, Plasterbaesd Uring
Fleore Concrete {garage only), On Ground, No Insulation
“Teber, Enciosed, o nsulation
Finish: Thes a5 per plans
Ceing Pasterbaard, RZS (W 1o Gorage)
FORTICO ROGF TO BE RAISED APPROX Approvad non-venliated cover of Shistfis 0 be.
350mm ABOVE LOWER GUTTERING METAL SHEET ROOFING @ 16 instaled o al recessed ighing and exhaust fans fo
WITH R1.0 {REFLECTIVE SIDE DOWN ANTI.GLARE UP) sow s bobe s nssled'o o p s
IDGE HEGHT ROOF COLOUR: MEDIUK (SA - 0.475 - 0.70)
il {CLIP SNAF) CONTINUGUS DVERFLOW GUTTER Root “ml\a Shesi, R10 e s l:;m anigire
300 00 FIXING SYSTER TO COMPLY WITH AS 3500.3 o — ot ofnls e s
Glazing e dear
600 i 800 Weather stioping trougnout, Hindows a5 specied
22740RL. A = y il A—H RL227H0 o aquivalent o ba insiaded on site
- ¥ 3 —_— = — = — 3 ‘Summary of BASIX Commitmants - New Dwelling
uzotcL & uzo1cL {rotor 5 Cortfcate fo exact detals
F
| — Showshaads: 3 PRBILTS umn; Tolals: 3 Star
B — 3 Batin Taps: 3Star | Kichen 38 —
incividual ey T
B: N Wiater Tank; ‘ |
0 —] incivdual Al iolets n e developrment
[~ Cold water supgly 1o the washing machine
— Connection: __Atleas! 1 exema b
20.300RLWE — — — _ - T L.20.300 = T
uzoiFL Tt _.L—-—-%“-_.— Uzo1fL HIVS: Salar (gas boostad) RECS 71 25
| & FILLED 501 Cagling: t
Hesling system i the development
TIMBER STAIRCASE AND LANDING Ventiation: Gtchen nct ducted, manual control
DOWHN TC NATURAL GROUND LINE Laiundey & Bathroor: dixted,
ML 250mm X 350mm — HANDRAIL HEIGHT TO BE MO LESS THAN 1000mm Appiiances. Electr
CLAR COLUMN FROM PROPOSED FINISHED FL. BALUSTRADE & Clothes Uine installed

WITH TIMBER POST

HOTE 15° FALL TO
ALL WINDOW SILLS

HANDRAIL TG BE IN ACCORDANGCE WITH BCA
3923839824

m SELECTED FACE
BRICKWORK
U2 EAST ELEVATION  scALE 1:100 JAMES HARDIE LINEA
WALL CLAD FINISH
[~ METAL SHEET ROOFING @ 168° "BW - BEDROON WINDOWS - WHERE THE FLOOR
VELUX SKYLIGHT TO WITH R1.0 (REFLECTIVE SIDE DOWN. ANTI-GLARE UP). LEVEL OF A BEDROOM IS 2k OR MORE ABOVE
MANUFACTURERS: ROOF COLOUR: MEDIUM (A - 0.475 - .70} THE SURFACE BENEATH, BEDROGK WINDOWS
24 300RL” JFIDGE HEIGHT- — — _ DETAS —— (CLIP SNAP} CONTINUOUS OVERFLOW GUTTER_  _ __ ARE TOGOMPLY WITHVOL 2 BOA P "yﬁﬁ‘ﬂ 300
02FL FIXING SYSTEM T GOMPLY WITH AS 3600.2
FORTICO ROOF TO BE
200 RAISER APPROX 350mm
ABGVE LOWER GUTTERING
T
bt
22 THRLE LT [T—— — 2 L2740
vz2oeL T T @ u201CL
. 1
ol g
EA 360mm X 360mm
& T CLAD COLUNN
WWITH TIMBER POST
2030RLW | T e A o — —WRL20300
U201 FL B4 U201 FL
20.000RL W
U2020L = %,
E— L %
=) = )
3 = remgie e iy =
o HANDRAIL HEKGHT TO BE NO LESSTHAN F—',—‘
r 1060mm FROM PROPOSED FINISHED FL. ehdulimb 910657853 LNIT.
BALUSTRADE & HANDRAIL TO BE IN
ACCORDANCEWITHBCA3 02283024
SSIRLEE, . . = — - _ _WRLITW .
U2 02 FL WATER TANK Uz0ZFL NOTE 15" FALL TO
LOGATION ALL WINDOW SILLS

U2 SOUTH ELEVATION scALE 1:100

Certificate Number: BFHTKIVBR2 {UNIT2)
Assessor Name Keith James

Accreditation number. 32285

Certificate date: 21 Mar 2017

CHECK ALL DIMENSIONS ON SITE. THIS
DRAWING IS TO BE READ IN CONJUNGTION
WITH ALL RELEVANT CONTRACTS,
SPECIFICATIONS, REPORTS, DRAWINGS,
ENGINEERING & COUNCIL APPROVALS

Dweling address:

2 Hart Streat Port
Macquarie NSW 2444

www.nathers.gov.au

BFHTKIVBR2

Hps:/vve fr5.com.auwQ
RCodeLanding?Publicid:

Frelet RENO/DUAL OCC - TORRENS

U2 ELEVATIONS

AMENDMENTS:

LOT Mo:55 DP No: 807508
STREET No: 2 SHEET: §0F 16

SCALE:

SHEET SIZE:

19.01.17 REV\-SED CONCEPT
CHANGES

STREET: HART STREET, PORT MACQUARIE, NSW

START DATE:

15.06.17 | ADDITIONAL PLANS
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DWG No:
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Bw. . VELUX TO [ VETALSHEET ROGFING @ 16
FE‘!.";E%ESP’;J‘Q’;‘E%SSO,t‘,’,fﬁ,fgﬁmg MANUFACTURERS WITH R1.0 (RE SIDE DOWN, ANTHGLARE UP).
ABOVE THE SURFACE BENEATH, BEDROOH SPECIFICATIONS ROGF COLOUR. WEDIM (540475 0701
WINDOWS ARE TO COMPLY WITH VOL 2 BCA — (CLIP SNAP} CONTINUOLIS OVERFLOW GUTTER RIDGE HEIGHT
PART 3925 FIXING SYSTEM TO COMPLY WITH AS 3500.3 ¥
€00 12007
A—F
22T4RLWY | WRL2274)
u201CL = T uzo1cL
N
330 X 350 SELECTED FACE
WASONRY PIERS gl RICKWORK
g ~ E IAMES HARDIE LINEA
~ w WALL CLAD FINISH
20 300RLWF LLLHT VLR I e N WFRLZ0.300
U201 FL L e S e R SRR R B RSSS R AT AT 5l AESSR A araTaE R R R TR ﬁ‘ Uzo1FL
“+—WFRL20.000
- E vzt
TIMBER STAIRCASE AND
LANDING DOWN TO ——
HATURAL GROUND LINE t—— *
PRIVACY SCREEN TO 1.7 HIGH
FROM FFL OF DECKING. 17 560RLE _ I 7.560
U202FL WATER TANK NSl U 02FL
NOTE 15° FALL TO —— LOCATION
ALL WINDOW SILLS
U2 WEST SCALE 1:100
CONGRETE TILE ROOFING @ 20°
WITH FOIL (REFLECTIVE SIDE DOWN, ANTLGLARE UP}
MECHANIGAL VENTILATION TO. ROOF COLOUR: MEDIUM (S - D475 - 0.70)
INTERNAL SANITARY GOMPARTMENTS
{CLIP SNAP) CONTINUOUS OVERFLOW GUTTER
TOCOMPY WITHAS 18632 ENE BASTER T COMPLY WITH AS 35073
| | | | | H | H | “ “ | H Rm; TRUSSES@ EDDC‘-S m l J L || I H I L l L
RER'S SPEC\F\CJ\T\DN
26740RLWE i L1 IR AL — WRL26740
0zcL Hd ] L nzcL
10mm INTERNAL PLASTERBOAR
LINING TO CEILINGS & WALL§ A -
—DECK—| LOUNGE WIR ENS=
— i
24 300RLWE. — FFL RL 24250 FrLRL 24300 FLRL 22300 JL% 300
02 FL — 2FL
24 MIRLE r /’ L24.040
o1cL TIMBER BEARERS & JOISTS FLOOR MBER BEARERS & JOISTS FLOOR o1cL
SYSTEM TO ENGINEER'S SPECIFICATION YSTEM TO ENGINEER'S SPECIFICATIO
SUBFLOOR GARAGE
EXISTING PATIO AR
L | ]
21 600RLNE FFLRL: 21.550, L21.600
01 FL p— 01FL

. SIS

U1 SECTION A-A

SCALE 1:100

WECHANIGAL VENTILATION TO
INTERNAL SANITARY COMPARTMENTS
TOCOMPY WITH A S 16682

[ROoF TRussEs @ fo0cTS TO
WANUFAGTURER'S SPECIFICATIO
L s misuiation

—" o .

METAL SHEET RODFING (@ 1
WITH R1.0 (REFLECTIVE S\DE DOWN ANTI-GLARE UP),
ROOF COLOUR: MEDIUM {SA - 0.475 - 0.70)

(CLIP SNAP) CONTINUOUS OVERFLOW GUTTER
FIKNG SYSTEM TO COMPLY WITH AS 3500.3

U2 SECTION B-B SCALE 1:100

Note: Gopyright  2017: Colins w.Callins PTY LTDH
Al rights reserved. No part of s drawing may be reprosicad
or transmilled in any form or by means, elscironis, mechanical,
phatacapying, recarding or olhervise, wihout he prior permission
of lhe copyraht nolders.
DO NOT SCALE tram s drawing. CONTRACTOR & I
check all the dimensions on the job prior to commencement of

i fabricalion. Any ba refarrod
o the consutant/Architect prior ta commencament of wark,

22T40RLW _ P — —WPRL22740
vzoicL e uzo1cL
10mm INTERNAL PLASTERBOARD
LINING TO CEILINGS & WALLS
GARAGE HALLWAY ROBE L'DRY—
= 90 X 35mm EXTERNAL AND -
FFLRL 20250 INTERHAL WALL FRAWING
00RL Ik [l erv e 20200 — — WRLIN0
U201 FL L. . UZ01FL
20.000R E FILL 2 ENGAGED PIFRS WFRL20.000
U202¢CL — -~ — = METAL ANT GAPFING TO uzo2cL
|7$§';ﬁ§;7$,}§§<°§§gffﬁf SAE—T T T ‘ COMPLY WITH A.S 3860 ErenLLTo
| | | I=—=—1 1 |-—TERMITE TREATMENT - — === SUBFLOOR ENGINEERS DETAILS
— || TO AS 35601 |— Y — —_—— = = oL
1 I | Iconcrive ras roomas———/| —| | |——
17550RI ‘ +_7 }»: 1O ENGINEER'S DETAIL— — j— — — FFLRL: 17,560 I T wPRLITSD
202 FL JE— — — —TIMEER BEARERS & JOISTS FLOOR. — Uz02FL

‘ | | ‘ FYSTEMT‘D‘EN‘G\NEERSSPECIFICATION

UNIT 1: PLEASE REFER TO THE "SUMMARY OF
BASIX COMMITMENTS" ON PAGE 3 FOR
FURTHER INFORMATION.

UNIT 2: PLEASE REFER TO THE "SUMMARY OF
BASIX AND ABSA COMMITMENTS" ON PAGE 5
FOR FURTHER INFORMATION.

PLEASE REFER TO THE ABSA AND INDIVIDUAL
BASIX CERTIFICATES FOR EXACT DETAILS.

TEET=T ==

CHECK ALL DIMENSIONS ON SITE. THIS
DRAWING IS TO BE READ IN CONJUNCTION
WITH ALL RELEVANT CONTRACTS,
SPECIFICATIONS, REPORTS, DRAWINGS,
ENGINEERING & COUNCIL APPROVALS

Frelet RENO/DUAL OCC - TORRENS

LOT Mo:55 DP No: 807508
STREET No. 2 SHEET: 9OF 16

STREET: HART STREET, PORT MACQUARIE, NSW

CLIENT: JORDAN

U2 ELEVATIONS 2 / AMENDMENTS:

SECTIONS Tata T

SCALE: 1:100 19.01.17 | REVISED CONCEPT
SHEET SIZE: | A3 CHANGES

START DATE: | 060814 | 15'06.17 | ADDITIONAL PLANS
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MNale: Copyright € 2017 Callins w Collins PTY LTD
All rights resarved. No parl of this drawing may be reproducsd
ar transmilted in any form of by Means, elecironi, mechanical,
photcopying, recording o otheraisa, withoul the prior permission
of the copyright holders.
DO NOT SCALE from this drawing. CONTRACTOR s lo
check all the di job prior o
shop drawings or fabricalion. Any discrepancies are [0 be referred
o tha consullaniArchitact prior to commencamant of work,
HOSPITAL
APPROX 4000m TOWN CENTRE
T =~ _ __ APPROX5150m
SHOPPING CENTRE =
APPROX B60m . -~ e - SCHOOL
- - ~o APPROX 750m
-~ S~ D,
~ ~ B
i ~
~ %, G
~ %, %
0 ~ ~y, %,
PROPOSED POOL ~ 7, \@‘? G
g, % Y
@ ‘% % %,
[ O ¢, N
. LS‘)/ e 4,
| ‘ 7. N C‘@ ~ %
| ‘ (o) N N ©
// 4,50PM\ [Mpe PATHWAY -?,0 \\ \\
MAJOR ROAD APPROX 580m ~
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£ - 7,054 3
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BOUNDARY 22000
RIGHT OF CARRIAGE WAY
o
Summary of ABSA Commitments.
{refer to Certificate for exact details)
Exiemal | Single brck garage), No Insulalion
wal Brick Ve Foil +R1S
LOT 1 Intemnal Wall | Cavity | PancloT0 . i
SITE ANALYSIS SCALE 1:250 DP1009688 Fions | G (aage . On Grouns o e
Finish; Tiles:
Celing | Plestoboard, R25 {1l 1o garoge)
Summary of BASIX. reh for wad non-ventiatad cover or shisld s to be.
Pol & Spa insialled to ol repessed ighing end exhaus! fans fo
v S 3000 o5 alowinsulation 1 bo dsaly insaled to the kop snd
instlld, purp on e, poolcover 0 be nstaled sidos shsust 50
Raimmatar Tank. 90 e volume callscing a minimam of S0m? of roof area, st b Food x”};?&ﬁ,mg;fg‘ﬁsﬂw‘“q'"
connected 10 an extemal tap that is within 10m of pool edge Eaves v h offsals a5 shown pians
Fixtures and Systems . Glazing Single claat wilh alumirium frames frcughout
HWS: Solar {ga ba installed Weaiher stipping throughout, Windows es specified
Lighting "20% of new o allersd ficlures ae filed with fiuorescent, compact or squlvalent o b insialed o0 st
fuorescent of LED lamps ‘Summary of BASIX Commitments - New Owslling
Fixdures: Al new or todlets or & t b 3t irefer if xact detalls)
e Centificate Number BFHTKIVBRZ (UNIT 2)
Fioor: ‘Constructien: Framed, Enclosed Sub-Floor Insulation: 80 8(down) or R1.3 *4* Assessor Name: Keith James
i i Accreditation number: 32265
Extemal  Conatruction: Framed (Wealheroard, FC sheet or Metal Cladding} * 4 6 Certificate date: 21 Mar 2017
Wall: Insulation: R 1.30 (or R1.70 inc!, canstniion) * - Dwaliing address: Incivial Al il i the developmert
Construction: Brick Venear NATIONWIDE Qﬁ Rairvwatet Cold water supply 1o Bie washing mashing
Insulation: R 1.16 (or R1.70 gl construstion) 3 2 Hart Street Port Eg Connection: __Atleast 1 extemal t3p
Cailng Flat caling | Insulation - R 1.85 (up) LA L Macquarie NSW 2444 58 T —
Roct  Construction Picied ot | Colowr: Medium (SA 0478 0.70) . A SLg |[ms Sols {pas boowled] RECs 2125 |
Insulation: Foi hacked Bianket (Anticor] 5mm www.nathers.gov.au = e
Glazing " =
Frame and Glass Type: Standard eluminium, single clear " §- L“I é R u‘:’; Téif&mfﬁamxmu
1 12003500, Simber framed with doube clearair il glazing £z Roplances. _ Elactc Cooiop & Elechic Oven 1o be nsaled
Ay ‘Windows: All new windows | Shading: as per BASIX Certificate and plans Ex r Fixed outdooe dothes diying five (o b installed
e ————————
Froieck RENO/DUAL OCC - TORRENS SITE ANALYSIS AMENDMENTS:
D. Detai:
LOT N DP Not807508 | et 11 oF 16 SCALE As indicated| 19,01.17 | REVISED CONCEPT
STREET M ) SHEET SIZE: |A3 14.02.17 | CHANGES
STREET: HART STREET, PORT MACQUARIE, NSW START DATE: [06.08.14 | V20317 |CC PLANS
DWG No:
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Note: Copyright © 2017: Collns.w.Coling PTY LTD
Al rights resarved, No part of this drawing may be reproduced
or transmiltad in any form or by means, slaclronic, macharical,
photoopying, recording or atheraise, without the prior permission
of Ihe copyright holders.
DO NOT SCALE from this drawing. COMTRACTOR is o
check all Ihe dimensions on the jab prior 1o commencemant of

P rication. An 4 to be refarmed
16 tha consullzntArchitact prior to commancamant of work.

LOT 1: 647m?
LOT 2: 427m?

TOTAL: 1074m?

—BOUNDARY 22000 :
7o
RIG
HT OF CARRIAGE way
o
LOT1 O
SUBDIVISION PLAN SCALE 1:200 DP1009688
Summary of BASIX

Pool & Spa
“Swimiring Podi: 30,000L. uldo0ruunshaded, eciiE heal pump heaing system G bs
installed. pump on a times. pool cover 1o ba installed
Rainwaler Tank: 890 e volune collcing a minimum of S0y of roof area, must be
cennacted o-an external tap thal is within 10m of pool edgs
Fixtures and Systams
HWS: Sola (gas boosted) system [p be instaled
Ughting: 40 altered fluorescent, compact

fuorescent o LED largs
Fiturse: Al new or e or £

e 3l
o Certifightd Number. BFHTKIVBR2

Floor: Construction: Framed, Enclosed Sub-Fluor Insulation: ROG{downf or RTT Assagsol Name: Keith Jamas

including conslruction Accgbgfiation number: 32265
Exiemal don, Frames | FC shestor hetal Cladd Certifate date, 21 Mar 2017
Wal: Insulation: R 1.30 ar R1 70 nd. construction) Dwalling address;

Censtruction; Brick Venesr AT g

: R1.16 [or R1.70 ind constructien) NAVIONWIDE 2 Hart Street Port E 3

Celing.__Construction; Fiat coing | Insulation - 1.5 (1p) LIV DE Macquarie NSW 2444 % c
Roat struction: Piched 100! | Colour: Megum (S 0.475 -0.70) - 3

Insulation: {Aaticon) 55mm www nathers gov.au 3
Glazing 96.1 1 £
Frame and Glass Type. Standard auiniun, singe dear 2
Skylight: e 1200500, mber framed with bl clearlar M glazing F
Applicable Windows: Al new windows | Shading s per BASIX Certiicate snd pians -4

(UMIT 23| | Water Commitments

s‘\‘““‘l - Ilm,,,,,”
§ Z ooy %
FABSA” lmomm %

s i [T EETES UNIT 2
L

A far: | Keilh Jeres
s Nt | 75

ormtpr] e

Summary of ABSA Commitments
refer to Cortificate for axact dotails)
Thermal Gomfort Commitments
Exemal | Single brick (garage), No Insulaton
Wall Brick Vensse, Foil + RIS
Ttstnal Wall | Cavty Panéi >70mm Plasterbosed Lini
Floors ‘Concrels (garage orly), On Ground, o lnsufstion

Tiember, Enclosed, No Insudation
Finigh: Ties a8 pos cfans

Celing ‘Plasterbosed, R25 fail 0 garage)

Approved ron-ventialed cover or stieldis o be
installd 1. rhcessed ighting and axhaust s 1o
affow insafation o bs closely nstalled o the fop a0d
sides of the hoht fittng nd exhaust fans.

Roof Meial Shosting, R0 {feflective e Gawn, ant-glaro
w), 18] -07)
Eaves Vatying widts: and ofsels 33 shown plans

Glazing | Single clear wilh luminum frames Svaughout

Wiather siigpig tioughout, Windows as speciisd

or equivalent bo be irstalled on ste

‘Summary of BASIX Commitments - New Dwalling
jrafer 1o Certificate for exact details)

‘Showerheads: 3" (+6 but <=7.5 Ui} | Todels: 3 Star

SUBDIVSIONS PLAN

BosinTaps: __ 35tr_| Kichen Tags: | 350r
ncividual FO0OL | Indivicial Roof Iisw
Water Tank: Gollection:
individual Al el 1 e davelopment
4 Rainwater  Cold water suppdy o the washing mactine
g Connecton: __ Atleast 1 extmal tap
S5 | |Enex
£F | [nws ‘Sefer {gas boosted) RECs 21 -25
22 | [Cool Gevelopment
% "3 il
FE | [Heang Mo aolive heating sysiem in the development
Ik Vontlason: Kiichen: not ducted, manual coniral
@ Laundry & Bathroom: ducled,
i fances. Eiechic Cooklop B Elechc Dhen fo be rstalsd
= Clothes Line:——Foued caldoor Sothes deying ine 1o b intaled
AMENDMENTS:

LOT No:55 DP No: 807508 SCALE: As indicated
z .
0’ [swreetnoz SHEET: 120F 16 ISreTame. A3
START DATE: | 06.08.14

[0). [ STREET: HART STREET, PORT MACQUARIE, NSW

CLIENT: JORDAN

DWG No:
a0
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Summary of ABSA Commitments
{refer to Cortificate for axact details)

00 8,
g %y
poR{ T

Exdemal | Single brck (garage], No Insuadon

wiat Biick Venear: Fod + R1.5

ntenal Wall | Cavity Panel >70mm, Plastarboard Lik

Floors Gonerete (garage ony), On Ground, No Insuiation
Timber, Enciosed, No nsuiaton
Finish: Thos 25 pes plans

Tailng | Plasterboard, R25 (il bo garage)
Apgrove non-veniiated cover or shisidis o be
inséailed t &l recessed K aod exhéusi fags 1
alow insulatan o bs clasely insialed o he 1op and

p

Roat P i, BL8 (o idedovr, v
05), 16°] Colour: Medum (0475 =

Eaves Varying widths st 5 Shom

Glazing | Single “Hminim ames troughout

Weather stripping througho, Windows as specifed
or equivaiant fo bo insialled o0 site

Sum

ry of BASIX Comanitmonts — Now Dweling
{refer to Certlicate for exact dtalls)

ﬁﬁ-

‘Summary of BASIX refer
3

Pool

g Pool: 30,000L, Seciic heal pump
installed, pool cover to be installed

Rainwater Tank: 890 bire volume collecting a minimum of 50m? of roof area, must be
connected 1 an extemal tap that ks wikhin 10m of pool edge

Fixturos

9 Systerm o be

HWS: Solar be installed
Lghting:  40% of new of altered fiatures are fitted with fuorescen, compact
fuorescent o LED lamps
Faliss, Al new or aléred shawerfisads, tolets 6r 1aps must Nave & minimua 3 star
waler raing
Construct
Fioor Framed, 1000 7 RIS
including construction
Extenal  Construction: Framed (Weathérboard, FC sheel or Metal Cladding)
Wal: Insulation; R 1.30 (or R1.70 i, construciien)
Construction: Brick Venger
Insulatien: R 1.16 (or R1.70 incl. constnuction)
Celing._Construction: flat celing | Insulation - R 185 {up)

Root Construction: Fiched oot | Colour: Medium (SA 0.475.- 0.70)

Insulation: Foil backed Blanket {Anticgn) S5mm

@R
Q
%
S
A\
P
&
o

Showerheads: _3' (56 bul <=75 Umin) | Tollets: _3tr Glazing
BasinTaps, 3%ar | Kachen Taps. |3 Frame and Glzss Type: Standard aumimiam, single ciear
WW’W - Skylight: 1x 1200x50mm, timber framed with doutla ceas/sr il glazing
Water Tank: Cokection L \pglical Ul new windows | Shading: BASUX Certficate and plans
Insa 7000 1 the doveiopment '
Rairmatar Cobd waer 3upply to the washing maching « | 7
Connection: Atlesst 1 extemal tap
[ Ener T
HWS ar RECs 21-25 e
Codiing: i the develapment T» 77777
Hestng i
Venfilation; Kichen: not ducted, manual conrol * EXI STI N G
Launcry & Batheoom: ducted, manwal control ©
Fogances__ Elecrc Cooktop & Elbciic:Ovan to bé instaled v E - — = — - DWELLING %
Clohes Line:_Fined oukdoos cithes drying ina o be installed (UNIT 1)
& < | ] +
e ZHEALALHAE [ T
% =PIgNdeBupuEepeDY M -
= e G M S } |
- I T
; ) 1 = ‘
o
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R £l - a, -
g3 0 - TR, S e . ‘
Esgs P < - LR IR
48~ % v v v v e N : 0 o i -
D P LR B . L
3 (=2} . # B " . : 3 - B
= =3 ooy 4Ll ; B
% eS8 2 bs) v - g PO
235 ;8 82 o v .
SECZEE 2E ok (=)
Z35§<S38 &
22253 E& £ -— o
393582 €3 ¢ = w
IR IR o z
5432348 ~2 a E
e
I
sy gl
S 3
2% 2
&
20 £
<
L £
v
wn
-
el s [1D10E3798_ UNIT 2 Col e
RO 0604017 s
Aassexr bami | =i .ames v
| Assaseer Hunbae [373685 >_
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UNDARY 22000
RIGHT OF CARRIAGE way
[~)
LOT 1 %
DP1009688
INDICATIVE LANDSCAPE PLAN  SCALE 1:200

LEGEND AND NOTES

NEW WARM SEASON TURF
GRASS THROUGHOUT

HARD SURFACE - PATHS
PATHS TO HAVE PERMEABLE SURFACE FINISH

HARD SURFACE - DRIVEWAY
REFER BUILDING DESIGN FOR DETAILS

HARD SURFACE - PATIOS
REFER BUILDING DESIGN FOR DETAILS

EXISTING NEIGHBOURING VEGETATION TO BE
PRESERVED AND PROTECTED THROUGHOUT

SMALL EVERGREEN NATIVE TREES

FEATURE OR STATEMENT PLANTINGS

NEW SMALL / MEDIUM EVERGREEN SHRUBS

NEW SMALL / MEDIUM EVERGREEN SOFT
WOODED PERENNIALS

NEW EVERGREEN PROSTRATE SHRUBS OR
GROUND COVER PLANTINGS

THIS PLAN IS NOT BE USED FOR CONSTRUCTION

THIS PLAN IS CONCEPTUAL ONLY AND IS DESIGNED TO HIGHLIGHT
VARIOUS LANDSCAPE USES AROUND THE SITE,

ANY SUGGESTED PLANTS OR PLANT LIST IS INDICATIVE ONLY AND THE
FINAL SELECTION OF ACTUAL SPECIES WILL BE SITE AND MICRO
CLIMATE DEPENDENT,

ALL HARD-SCAPED SURFACES SHALL BE INSTALLED BY QUALIFIED
LANDSCAPE TRADES AND AS PER MANUFACTURERS INSTRUCTIONS,
TURF SPECIES SHALL CONSISTS OF A WARM SEASON SPECIES ONLY
SUCH AS; BUFFALO, KIKUYU OR COUCH,

THE ADVICE AMD PLAN FROM A PROFESSIONAL LANDSCAPE DESIGNER
IS TO BE SOUGHT PRIOR TO ANY CONSTRUCTION / LANDSCAPE WORKS
COMMENCING,

LANDSCAPE HAS A DOMINANT NORTHERN ASPECT AND SELECTED
PLANTS ARE TO BE SUN TO FULL SUN TOLERANT CAPABLE OF
WITHSTANDING YEAR ROUND NORTHERN SUN,

PLANTS ON THE IMMEDIATE SOUTHERN SIDE OF BUILDINGS AND
DWELLING MAY NEED SOME SHADE TOLERANCE,

PLANTINGS ARE TO BE WATER WISE AND DROUGHT TOLERANT ONCE
ESTABLISHED

Frelet RENO/DUAL OCC - TORRENS

INDICATIVE LANDSCAPE AMENDMENTS:

PLAN

LOT N DP No: 807508

CALE: 1:200

STREET N SHEET: 130F 16

S
SHEET SIZE:

A3

REVISED CONCEPT
CHANGES

STREET: HART STREET, PORT MACQUARIE, NSW

START DATE:

06.08.14

CC PLANS
ADDITIONAL PLANS

CLIENT: JORDAN

DWG No:

PRIV SCREEN U2
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THESE NOTES MUST BE READ AND UNDERSTOOQOD BY ALL INVOLVED IN THE PROJECT.
THIS INCLUDES (but is not limited to): OWNER, BUILDER, SUB-CONTRACTORS, CONSULTANTS, RENOVATORS,

OPERATORS, MAINTENORS, DEMOLISHERS.

BUILDING SPECIFICATIONS FOR CLASS BUSHFIRE AREAS

1 AND 10 BUILDINGS Bushiire Areas - This section relates to:

AUl works 0 be completed in accordance with the current version of 21 A Class 1 building: or -

the Nalienal Construction Coda Series, including Building Gode of b) A Class 10a building or deck associated with a Class 1

i
It Is constructed in accordance with the following:
(P;Jé:;?h\af [\BCA}]VOIU;;:\? and the Plumbing Gode of Australia ) AS 3059, excepl for Section 9 Construction for Bushfire Altack

Al Aukiralia Siancerae listed are the versions that have been Level FZ [BAL-FZ). Buildings subject i BAL-FZ must comly with

adopled by the relewant version of the Naoral Consiruion Cods  ¥7%° ; it consent for atthie
B eces amucto oerifcate or Comehirg &) The recqirements of (c) above as modified by the development
consent k)l\nw\ng consultation with the NSW Rural Fire Service
SITE PREPARATION TOBA of the Envir Planning and
Act 1979, o
- are (o be in with &) The redqui of (c) above as modifisd by the development
Part 3.1.1 of the BCA. consent with a bushfire safety authority issued under section 100B of
Drainage — Slomwater drainage is 1o be undertaken in the Rural Fire Act for the purposes of integrated development
accordance with ASINZS 3500.3, or, Seclion 5 of 3500.5, or, the
Acceptable Gonstruction Practios as detailed in Part 3.1.2 of the Alping Areas - to be in accol
BCA. ‘Construction Practice of Part 3.7 5 of the BCA if located in an
Termile Risk Management —Where a primary building element is alpine area, as identifled in Figure 3.7 5.2 of the BCA
considered susceptible to termite attack the building shall he
protecied in accordance with the following: HEALTH AND AMENITY
a) AS 3600.1, and
1) A durable notice is permanently fixed o the building in a ‘Wel Areas and External Waterproofing — building elements in wet
prominent location, such as in a meter box or melwke including areas within a building musl;
Ihe details listed in Part 3.1.3.2 of the BCA, o a) Be vmterprmi or water resistant in accordance with Table 3.8.1.1
¢) The Acceplable Cansiruction Praclice as dslalled in of the BCA; and
accordance with Part 3.1.3 of the BCA. b) Comply with AS 3740, .
Room Heights - are to be constructed in accordance with the
FOOTINGS AND SLABS Acceptable Construction Practice of Part 3 8 2 of the BCA.
Facilities — are (o be constructed in accordance with Acceplable
The foting or slab is 0 be censirucled in aceordance with AS Practice of Part 383 of lhe BCA,
2570. except thai for the purposes of Clause 5.3.51 of AS 2870.a Light - Is to be provided in accordancs with the Accsptanie
damp-proofing membtare is required to be provided, or, the Canstruction Fractice of Part 3.8.4 of the BCA.
Acesprable Construction Practice detailed in Part 3.2 of the BCA Ventlation — is o ba provided in accordance wilh the Acceplable
Construction Praclice of Part 3.8.5 of the BCA.
Piled footings are to be designed in accordance with AS 2159, Sound Insulation - {only applies to a separating wall between two
or more class 1 buildings) is 1o be provided in accordance with the
MASONRY Acseptable Canstruction Practie of Part 3.8.6 of the BCA,
Urreinforced !_\nasnrvy o he designed and constructed in SAFE MOVEMENT AND ACCESS

accordance with;
Safe Movement and Access

a) AS 3700; o Stair Gonstruction — tn be constructed and installed in accordance

b} AS 4773 Parts 1 and 2 with the Acceptable Construction Practice of Part 391 of the BCA.

Reinforced Masonry - to be designed and constructed in accordance  Balustrades and Handrails — to be constructed and installed in

with: accordance with the Accaptable Construction Pracice of Part 3.8.2

a) AS 3700; or of the BCA

) AS 4773 parts 1 and 2 Swimming Pool Access — to be designed and installed in
socordsrce wilh the Suimning Pocls Act 1852, Swimming Posl

Masonry Accessories — 1o be constructed and installed in Regulation 2008 and AS 1926 Paris 1 and

accordance with, Swimming Pocl Water recirculation Syslams ~15 10 be designed
and constructed in accordance with AS1926.3

a) AS 3700; or

1) AS 4773 Parts 1and 2 ADDITIONAL CONSTRUCTION

Weatherproofing of Masonry REQUIREMENTS

This Part applies o an external wall fincluding the junciion between

tha wall and any windew er door) of a Class 1 Bullding.

This Part does nol apply lo any Class 10 buikding except where ils
contiibirtes to of the Class 1

High Wind Arsas — Applies to a region that is subject to design

wind speeds more than N3 or C1 (see table 1.1.1 of the BCA). To

ba conslucted in accordance with ane or more of the relevant

manuals of Part 3.10.1 of the BCA

Eallhquake Areas - relates (o areas sutqscl [D seismic aciivity. Ta
in h C

Manuals listed in Part 3,11 of the BCA

buildin
The weatherpronfing of masonry is (e be earried out in accordance
with:

a) AS 3700; o

Flond Hazard Areas - applies to arsas on a site (weather of not

b} AS 4773 Forz 1 ana2 mapped) encompassing the land lower than the flood hazard level

FRAMING {as defined by the BCA) which has been delermined by the
appropriate aulhorily (statutory authority), are to be consiructed in

Structural Software — Must comply with the Australian Building accordance with the ABCS Standard for Construction of Buildings in

Codes Board (ABCE) Protocol for Structural Software and Part Flood Hazard Areas.

3.4.0.2 of the BCA.

Sub-Floor Ventilation — Is to comply with the Acceptable STRUCTURAL DESIGN MANUALS

Construction Practice of Part 3.4.1 of the BCA,

Stesl Framing - i< to be designed and constructed in accordance
with the Acceptable Construction Practice of Part 3.4.2 of the BCA,
o, one of the following manuals:

a) Steel structures: AS 4100

b) Cold-formed stesl structures: ASINZSA600,

Siruetural Design Manuals — is satisfied by complying with
2)3.11.2, 3.1 3 and 3.11.6 of the BCA; or

b) the relevant provisions of ather Parts of Section 3 of the Housing
Provisions of the BCA relaling to siructural elements; o

} any combination thereof.

) Residential and low-rise steel framing: NASH Standard
Timber Framing s 1o be designed and construcied n accortance  ENERGY EFFIGIENCY

with the !oumng. as appropriate: Energy Efficiency — Lo comply with the measures contained in the
a) A relevant BASIX cerlificate.

b) AS ma-a 4

Structural Steel Members —is o be designed and consiructed in

accordance with the Acceplable Construclion Praclice of Parl 3.4.4
of the BCA, or, one of the following manuals:

a) Steel Structures: AS 4100

) Cold-formed sieel siruclures; AS/NZS 4600,

ROOF AND WALL CLADDING

Roof Cladding — is (0 comply with the Acceptable Construction
Practice of Part 3.5.1 of the BCA, or, one of the following:

a) Roofing tiles: AS 2049 and AS 2050
b) Melal roofing: AS 1562.1

c) Plastic sheet roofing: ASINZS 4256 Parls 1.2, 3 and 5 and
ASINZS 1562.3.
d) Corugated fibre-reinforced cement sheet roafing: ASINZS
1562.2

€) Asphalt shingles: ASTM D3018-20.
) Pliable membrane and undeday: ASINZS 4200 Parts 1 and 2
Gutters and Downpipes — are 1o be designed and constricted in
accordance with the Acceptable Construction Practice of Part 352
of the BCA, or, ASMNZS 3500 3 — Stormwater drainage, or ASINZS
3500.5 -~ Domestic Installations, Section 5 — Siommwaler drainage.
Wall Cladding — 1o be designed and conslructed in accordance with
Acceptable Construction Practice of Part 3.5.3.1 of the BCA, or, for
metal wall cladding if it is designed and constructed in accordance
with AS 1562.1.

GLAZING

Glazing - to be designed and constructed in accordance with the
Acceptable Consiruction Practice of Part 3.6.1 of ihe BGA, o, one of
the rulluwing manuals as applicable;

a) AS

b) AS 1288.

FIRE SAFETY

Fire Separation - to be designed and constructed in accordance with

the Accaptable Consinuction Practice of Part 3.7.1 of the BCA.

Smoke Alarms — o be designed, connecied and located in aceordance
with the Acoeptable Consiruction Practice of Part 3.7.2 of the BGA

Healing Appliances — are lo be installed in accordance with the

Acceptable Gonsiruction Practice of part 3.7.3 of the BCA, or, one of

the following manuls:

a) Domestic solic-fusl burning appliances are installed in accordance

with ASINZS 2018,

) Boilers and pressure vessels are installed in accordance with

ASINZS 1200.

STREET MONTAGE NOT TO SCALE

AMENDMENTS:

" RENO/DUAL OCC - TORRENS  |manmace o o est

LOT Mo: 55 DP No: 807508 SCALE: 1:100

STREET No: 2 SHEET: 14 OF 18 SHEET SIZE: |A3

STREET: HART STREET, PORT MACQUARIE, NSW START DATE: | 06.08.14

CLIENT: JORDAN DWG No:

REVISED CONCEPT
CHANGES

CC PLANS
ADDITIONAL PLANS
PRIV SCREEN U2
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SHADOW DIAGRAM
WINTER SOLSTICE 9AM

SCALE 1:400

APROXIMATE
NEIGHBROUNG
DWELLING

QUTDOOR AREA

9AM 3D SHADOW PERSPECTIVE

EXISTING
DWELLING (UNIT 1),

APROXIMATE
NEIGHBROUNG
DWELLING

SHADOW DIAGRAM

RIGHT

—_—

F CARRIAGE way |

SCALE 1:400

APROXIMATE
NEIGHBROUNG

RIGHT
o OF CARRIAGE DWELLING

Fo WAy [
o)

WINTER SOLSTICE 12PM

EXISTING

DWELLING (UNIT 1)T

&
- N
T = —/ R
3
l‘ OUTDOOR

AREA

POOL

SHADOW DIAGRAM
WINTER SOLSTICE 3PM

SCALE 1:400

Froieck RENO/DUAL OCC - TORRENS

SHADOWS

LOT Mo:55 DP No: 807508
W' SHEET: 16 OF 16

SCALE:

REVISED CONCEPT
IGES

SHEET SIZE:

STREET: HART STREET, PORT MACQUARIE, NSW

START DATE:

CLIENT: JORDAN

DWG No:

WWWwW, COLLINSWCOLLINS.COM.AU
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FOR USE BY PLANNERS/SURVEYORS TO PREPARE LIST OF

PROPOSED CONDITIONS - 2011

NOTE: THESE ARE DRAFT ONLY

DA NO: 2017/299 DATE: 4/07/2017

SCHEDULE OF CONDITIONS ATTACHED TO THIS CONSENT

The conditions of consent referred to in the Notice of Determination for-DA No
2017/299.1 are as follows:

PRESCRIBED CONDITIONS

The development is to be undertaken in accordance with-the prescribed conditions
of Part 6 - Division 8A of the Environmental Planning & Assessment Regulations

2000

A - GENERAL MATTERS

(1

(A001) The development is to be carried out in accordance with the plans and
supporting documents set out in the following table, as stamped and returned
with this consent, except where modified by any conditionsof this consent.

Plan / Supporting | Reference Prepared by Date
Document

Architectural Plans | D2367 Collins W Collins | 3 July 2017
and Specifications

SOEE Collins W Collins March 2017

BASIX 8105145 & Collins W Collins | 10 April 2017
A277412

In the event of any inconsistency between conditions of this development
consent and the plans/supporting documents referred to above, the conditions
of this development consent prevalil.

(A002) No work shall commence until a Construction Certificate has been
issued and the applicant has notified Council of:

a. the appointment of a Principal Certifying Authority; and

b. the date on which work will commence.

Such notice shall include details of the Principal Certifying Authority and must
be submitted to Council at least two (2) days before work commences.

(A004) An application for a Construction Certificate shall be lodged with and
approved by the Council or an Accredited Certifier prior to commencing
subdivision works, and a Subdivision Certificate application shall be lodged
with and approved by the Principal Certifying Authority (e.g. Council) prior to
dedication of the land or works to the public.

(AQO8) Any necessary alterations to, or relocations of, public utility services to
be carried out at no cost to council and in accordance with the requirements of
the relevant authority including the provision of easements over existing and
proposed public infrastructure.,
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(A009) The development site is to be managed for the entirety of work in the
following manner:

1. Erosion and sediment controls are to be implemented to prevent sediment
from leaving the site. The controls are to be maintained until the
development is complete and the site stabilised with permanent vegetation;

2. Appropriate dust control measures;

3. Building equipment and materials shall be contained wholly within the site
unless approval to use the road reserve has been obtained. Where work
adjoins the public domain, fencing is to be in place so as to prevent public
access to the site;

4. Building waste is to be managed via an appropriate receptacle;

5. Toilet facilities are to be provided on the work site at the rate of one toilet
for every 20 persons or part of 20 persons emplayed at the site.

6. Building work being limited to the following hours, unless otherwise
permitted by Council;

- Monday to Saturday from 7.00am to 6:00pm
- No work to be carried out on Sunday or public holidays

The builder to be responsible to instruct and control his sub-contractors
regarding the hours of work.

(A011) The design and construction. of all public infrastructure works shall be
in accordance with Council's adopted AUSPEC Specifications.

(A033) The applicant shall provide security to the Council for the payment of
the cost of the following:

a. making good any damage caused to any.property of the Council as a
consequence of doing anything to which the consent relates,

b. completing any public work (such as road work, kerbing and guttering,
footway construction, utility-services, stormwater drainage and
environmental controls) required in connection with the consent,

c. remedying any defects in any such public work that arise within twelve (12)
months after the work is completed.

Such security is to be provided to Council prior to the issue of the Subdivision
Certificate/Construction Certificate or Section 138 of the Roads Act, 1993.

The security is to be for such reasonable amount as is determined by the
consent authority, being an amount that is 10% of the contracted works for
Torrens Title subdivision development/the estimated cost plus 30% for
building development of public works or $5000, whichever is the greater of
carrying out the development by way of:

i. deposit with the Council, or
ii. an unconditional bank guarantee in favour of the Council.

The security may be used to meet any costs referred to above and on
application being made to the Council by the person who provided the security
any balance remaining is to be refunded to, or at the direction of, that person.
Should Council have to call up the bond and the repair costs exceed the bond
amount, a separate invoice will be issued. If no application is made to the
Council for a refund of any balance remaining of the security within 6 years
after the work to which the security relates has been completed the Council
may pay the balance to the Chief Commissioner of State Revenue under the
Unclaimed Money Act 1995.
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(8) A separate application is to be submitted for the proposed swimming pool
noted on plan.

B - PRIOR TO ISSUE OF A CONSTRUCTION CERTIFICATE

(1) (BOO1) Prior to release of the Construction Certificate, approval pursuant to
Section 68 of the Local Government Act, 1993 to carry out water supply,
stormwater and sewerage works is to be obtained from Port Macquarie-
Hastings Council. The following is to be clearly illustrated on the site plan to
accompany the application for Section 68 approval:
¢ Position and depth of the sewer (including junction)
¢ Stormwater drainage termination point
» Easements
s Water main
e Proposed water meter location

(2) (B0OO06) An application pursuant to Section 138 of the Roads Act, 1993 to carry
out works required by the Development Consent on or within public.road is to
be submitted to and obtained from Port Macquarie-Hastings Council prior to
release of the Construction Certificate.

Such works include, but not be limited to:

e Civil works

s Traffic management

e Work zone areas

s Hoardings

¢ Concrete foot paving (width)

» Footway and gutter crossing

s Functional vehicular access

(3) +(BOO3) Submission to the Principal Certifying Authority prior to the issue of a
Construction Certificate detailed design plans for the following works
associated with the developments. Public infrastructure works shall be
constructed in accordance with Port Macquarie-Hastings Council's current
AUSPEC specifications and design plans are to be accompanied by AUSPEC
DQs:

1. Road works along the frontage of the development.

2. Sewerage reticulation.

3. Water supply plans shall include hydraulic plans for internal water supply
services and associated works in accordance with AS 3500, Plumbing
Code of Australia and Port Macquarie-Hastings Council Policies.

4. Stormwater systems.

5. Detailed driveway profiles in accordance with Australian Standard 2890,
AUSPEC D1, ASD201 and ASD 208, Port Macquarie-Hastings Council
current version.

(4) (BO10) Payment to Council, prior to the issue of the Subdivision or
Construction Certificate of the Section 94 contributions set out in the "Notice
of Payment — Developer Charges” schedule attached to this consent unless
deferral of payment of contributions has been approved by Council. The
contributions are levied, pursuant to the Environmental Planning and
Assessment Act 1979 as amended, and in accordance with the provisions of
the following plans:
¢ Hastings S94 Administration Building Contributions Plan
s Hastings Administration Levy Contributions Plan
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¢ Community Cultural and Emergency Services Contributions Plan 2005
» Hastings S94 Major Roads Contributions Plan
¢ Hastings S94 Open Space Contributions Plan

The plans may be viewed during office hours at the Council Chambers located
on the comer of Burrawan and Lord Streets, Port Macquarie, 9 Laurie Street,
Laurieton, and High Street, Wauchope.

The attached "Notice of Payment” is valid for the period specified on the
Notice only. The contribution amounts shown on the Notice are subject to
adjustment in accordance with CPI increases adjusted -quarterly and the
provisions of the relevant plans. Payments can only be made using a current
“Notice of Payment” form. Where a new Notice of Payment form is required,
an application in writing together with the current Notice of Payment
application fee is to be submitted to Council.

(BO11) As part of Notice of Requirements by'Port Macquarie-Hastings Council
as the Water Authority under Section 306 of the Water Management Act 2000,
the payment of a cash contribution, prior to the issue of a Construction or,
Subdivision Certificate , of the Section 64 contributions, as set out.in the
“Notice of Payment — Developer Charges” schedule attached to this consent
unless deferral of payment of contributions has been approved by Council.
The contributions are levied in accordance with the provisions of the relevant
Section 64 Development Servicing Plan towards the following:

* augmentation of the local area water supply
s augmentation of the local area sewegrage system

(BO16) Provision to.each lot of a separate sewer line to Council's main. All
work will need to comply with the requirements of Council's adopted AUSPEC
Design.-and Construction'Guidelines and Policies. Any abandoned sewer
junctions are to be capped off at Council’s sewer main.

(BO24) Submission to Council of an application for water meter hire, which is
to be referred to the Water Supply section so that a quotation for the
installation can be prepared and paid for prior to the issue of a Construction
Certificate. This application is also to include an application for the
disconnection-of any existing service not required.

(BO37) The finished floor level of the building shall be at least 1050mm above
the soffit of Council's sewer main. Details indicating compliance with this are
to be submitted to the Principal Certifying Authority with the application for
Construction Certificate.

(B0O38) Footings and/or concrete slabs of buildings adjacent to sewer lines or
stormwater easements are to be designed so that no loads are imposed on
the infrastructure. Detailed drawings and specifications prepared by a
practising chartered professional civil and/or structural engineer are to be
submitted to the Principal Certifying Authority with the application for the
Construction Certificate.

(BQO71) Prior to the issue of any Construction Certificate, the provision of water
and sewer services to the land are to be approved by the relevant Water
Authority and relevant payments received.

(11) (BO72) A stormwater drainage design is to be submitted and approved by

Council prior to the issue of a Construction Certificate. The design must be
prepared in accordance with Council's AUSPEC Specifications and the
requirements of Relevant Australian Standards and make provision for the
following:
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a) The legal point of discharge for the proposed development is defined as
the existing inter-allotment drainage pit and easement south of the site.

b) All allotments must be provided with a direct point of connection to the
public piped drainage system. Kerb outlets are not permitted.

c) The design requires the provision of inter-allotment drainage with an
easement a minimum of 1.5m wide and no encroachment by eaves in
accordance with AUSPEC DS

d) The design shall incorporate on-site stormwater detention facilities to limit
site stormwater discharge to pre development flow rates for all storm
events up to and including the 100 year ARI event. Note that pre
development discharge shall be calculated assuming that the site is a
‘greenfield’ development site as per AUSPEC requirements.

e) An inspection opening or stormwater pit must be installed inside the
property, adjacent to the boundary, for all stormwater outlets.

f) The design shall provide details of any components of the existing
stormwater drainage system servicing the site that are to be retained.

(12) Council records indicate that the development site is connected to Sewer.via

(13)

junction to the existing sewer line that runs outside the southern property
boundary. Council's sewer infrastructure must be extended to provide each
proposed lot with an individual connection to sewer. Details are to be provided
on the engineering plans.

The section of Hart Street fronting the property shall be upgraded to rollover
(SE) type kerb and-gutter. Details shall be‘included with the Roads Act (s138)
application and shall be to the satisfaction of Coungcil as the Road Authority.

C - PRIOR TO ANY WORK COMMENCING ON SITE

(1)

(2)

(C004) Prior to works commencing an application being made to the electricity
and telecommunications service providers. Services are required to be
underground.

(C013) Where a sewer. manhole and/or Vertical Inspection Shaft (VIS) exists
within a property, access to the manhole/VIS shall be made available at all
times. Before during and after construction, the sewer manhole/VIS must not
be buried, damaged or act as a stormwater collection pit. No structures,
including retainingwalls, shall be erected within 1.0 metre of the sewer
manhole or located so as to prevent access to the manhole.

D - DURING WORK

(1)

(D001) Development works on public property or works to be accepted by

Council as an infrastructure asset are not to proceed past the following hold

points without inspection and approval by Council. Notice of required

inspection must be given 24 hours prior to inspection, by contacting Council's

Customer Service Centre on (02) 6581 8111. You must quote your

Construction Certificate number and property description to ensure your

inspection is confirmed:

a. when trenches are open, stormwater/water/sewer pipes and conduits
jointed and prior to backfilling;

b. prior to the pouring of concrete for sewerage works and/or works on public
property;

c. during construction of sewer infrastructure;

All works at each hold point shall be certified as compliant in accordance with
the requirements of AUSPEC Specifications for Provision of Public
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Infrastructure and any other Council approval, prior to proceeding to the next
hold point.

(DO06) A copy of the current stamped approved construction plans must be
kept on site for the duration of site works and be made available upon request
to either the Principal Certifying Authority or an officer of the Council.

(D003) The site is in an area known to contain rock that may contain naturally
occurring asbestos (NOA). Should potential NOA be located on site
notification shall be provided to Council and Workcover prior to works
proceeding. No work shall recommence until a NOA management plan has
been approved by Council or Workcover.

(D025) The sewer junction shall be capped off with an approved fitting in
conjunction with demolition works and Council notified to'carry out an
inspection prior to backfilling of this work.

(D029) The demolition of any existing structure shall be carried out in
accordance with Australian Standard AS 2601-1991: The Demolition of
Structures. No demolition materials shall be burnt or buried on site. The
person responsible for the demolition works shall ensure that all vehicles
leaving the site carrying demolition materials have their loads covered and do
not track soil or waste materials onto the road. Should the demolition works
obstruct or inconvenience pedestrian or vehicular traffic on an adjoining public
road or reserve, separate application shall be made to Council to enclose the
public place with a hoarding fence.

Should asbestos be present, its removal shall be carried out in accordance
with the National ©OH&S Committee — Code of Practice for Safe Removal of
Asbestos and Code of Practice for the Management and Control of Asbestos
in Workplaces.

E - PRIOR TO OCCUPATION OR THE ISSUE OF OCCUPATION CERTIFICATE /
SUBDIVISION CERTIFICATE

(1)

()

(3)

(4)

(E001) The premises shall not be occupied or used in whole or in part until an
Occupation Certificate has been‘issued by the Principal Certifying Authority.

(EO051) Prior to occupation or the issuing of any Occupation Certificate a

section 68 Certificate of Completion shall be obtained from Port Macquarie-
Hastings Council.

(E034) Prior to ogcupation or the issuing of the Occupation Certificate
provision to the Principal Certifying Authority of documentation from Port
Macquarie-Hastings Council being the local roads authority certifying that all
matters required by the approval issued pursuant to Section 138 of the Roads
Act have been satisfactorily completed.

(E039) An appropriately qualified and practising consultant is required to
certify the following:
a. all drainage lines have been located within the respective easements, and

b, any other drainage structures are located in accordance with the
Construction Certificate.

c. all stormwater has been directed to a Council approved drainage system

d. all conditions of consent/ construction certificate approval have been
complied with.

e. Any on site detention system (if applicable) will function hydraulically in
accordance with the approved Construction Certificate.

(E053) All works shall be certified by a practicing Civil Engineer or Registered
Surveyor as compliant with the requirements of AUSPEC prior to issue of
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Occupation/Subdivision Certificate or release of the security bond, whichever
is to occur first.

(E058) Written confirmation being provided to the Principal Certifying Authority
(PCA) from any person responsible for the building works on the site, stating
that all commitments made as part of the BASIX Certificate have been
completed in accordance with the certificate.

(E061) Landscaped areas being completed prior to occupation or issue of the
Certificate.

(EO056) A Certificate of Compliance under the provisions of Section 307 of the
Water Management Act must be obtained prior to the issue of any occupation
or subdivision certificate. The application for the certificate isto include an
acceptable Work-As-Executed plan for water and sewer.mains and services
from a Professional Engineer or Registered Surveyor.

(EO68) Prior to the issue of a Subdivision Certificate or Occupation
Certificate (whichever occurs first), evidepce to*the satisfaction of the
Certifying Authority from the electricity and telecommunications providers that
satisfactory services arrangements have been made to the lots  (including
street lighting and fibre optic cabling where required).

Prior to issue of a Subdivision Certificate, an interallotment drainage system,
and associated 1.5m wide easement for drainage must be provided over Lot 2
to enable the gravity drainage of Lot 1. The easement and inter-allotment
system, must comply with the requirements of AUSPEC D5.

(E195) The subdivision certificate shall not-be issued until such time that the
dwellings associated with this development are substantially commenced (as
determined by Council) or where a strata management statement, or
restriction as to user, prohibits any dwelling on each lot other than the dwelling
approved as part of this consent.

(EOQ72) Lodgement of a security deposit'with Council upon practical
completion of the subdivision works.

(E196) Prior to the first Occupation Certificate or concurrently with registration
of the plan of subdivision (whichever occurs first), a section 88b instrument
shall be registered to partially release the existing Restriction on the Use of
Land fifthly referred to'on DP 807508. The release shall be to the minimum
extent necessary to.allow the proposed driveway crossovers (e.g.
unencumbering the 27m long segment of property boundary facing Hart St)
and details shall be to the satisfaction of Council as the Road Authority.

(E082) Submission of a compliance certificate accompanying Works as
Executed plans with detail included as required by Council’s current AUSPEC
Specifications. The information is to be submitted in electronic format in
accordance with Council's “CADCHECK" requirements detailing all
infrastructure for Council to bring in to account its assets under the provisions
of AAS27. This information is to be approved by Council prior to issue of the
Subdivision or Occupation Certificate. The copyright for all information
supplied, shall be assigned to Council.

F — OCCUPATION OF THE SITE

(1)

(2)

(FO04) The dwellings are approved for permanent residential use and not for
short term tourist and visitor accommodation.

(FO0B6) The basin of the outflow control pit and the debris screen must be
cleaned of debris and sediment on a regular basis by the owner.
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The conditions referred to in this schedule are imposed in conformity with the relevant
provisions of the Environmental Planning and Assessment Act and Regulations, the Local
Government Act and Regulations, The Building Code of Australia and with Council's
Codes and Policies, LEP’s, DCP's or any other ancillary Act or Regulation in force at the
time of the date of determination and are aimed at protecting the natural environment,
preserving our heritage and providing a safe and healthy built environment.

Rights of Appeal
If you are dissatisfied with this decision:

1. A request for a review of the determination may be made to Council, under the
pravisions of Section 82A of the Environmental Planning and Assessment Act 1979,

2. Section 97 of the Environmental Planning and Assessment Act 1979 gives you the
right of appeal to the Land and Envircnment Court,
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SUBMISSION in relation to notification of development proposal
Name: Tom and Minie Dickson
Address: 6 Hart Street, Port Macquarie
Phone: N
Email:
NOTIFICATION OF DEVELOPMENT PROPOSAL
Proposal: Dual Occupancy and Torrens Title Subdivision
Property: Lot: 55 DP: 807508, 2 Hart Street PORT MACQUARIE
Application No. 2017/299
Applicant: D A Jordan
Consent Authority: Port Macquarie-Hastings Council
Integrated Development: No
Designated Development:  No
Grounds for objection of the proposal
Dear Sir'/Madam,
Irefer to the above development and raise the following concerns regarding the Non-
Compliance issues as raised in the Statement of Environmental Effects along with a number
of other concerns.
Front of building to be setback less than 4,5m from road frontage

e Councils Development Control Plan (DCP) section 3.2.2.2 states that front setbacks
should support an attractive streetscape. Primary frontage setbacks is recommended to
have a setback of 4.5m to Hart Street. Both Units 1 & 2 fail to comply with this
criteria. The existing row of trees as stated in the submitted Statement of
Environmental Effects (SOEE) that obscure the existing dwelling 1 from the roadway
is not a true indication of what exists. The existing dwelling is visible when travelling
North up Hart Street and the encroachment into the front setback will not only detract
from the existing streetscape, however will detract from the general amenity of the
Hart Street precinct and Lighthouse Beach area.

e Proposed dwelling 2 fails to meet the requirements of councils DCP also regarding
front setbacks and once again will detract from the existing streetscape and amenity of
the area.

Proposed dwelling 2 to be setback less than 4m from rear lot boundary

e Councils DCP section 3.2.2.4 states that development should allow natural light and
ventilation between dwellings/buildings and to provide open space areas, along with
providing useable yard areas and open space. The proposed 2.350m rear setback
clearly fails to meet this provision, and will crowd what is a nice and open
neighbourhood.
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Proposed dwelling 2 is not proposed to be provided with a 4m x 4m minimum
dimension area

e Councils DCP section 3.2.2.6 states that development is to encourage useable private
open space for dwellings to meet occupants’ requirements for privacy, safety, access,
outdoor activities and landscaping. The submitted SOEE states that the proposed deck
provides a useable outdoor dining/entertaining space. 1 find this contradicts the DCP
provisions as using the deck for open space would seem to be going against the grain
of privacy, safety, access and outdoor activities.

No privacy screen proposed to western elevation of rear deck

e Councils DCP section 3.2.2.10 states that development is to protect the visual privacy
of on-site and nearby residents. Councils DCP clearly states that a deck having a
setback of less than 3m from a side or rear boundary, and is greater than 3m2 is to be
screened. The proposed deck will be looking towards not only our outdoor living
space/front deck, but also our master bedroom.

As you can see the application does impact us in a number of ways purely from the non-
compliance issues as highlighted above. The submitted SOEE is somewhat misleading and
we request the applicant be requested to update the document to truly reflect the impact the
proposed development will have on neighbours.

Other matters that should be addressed and clarified also are:

e The submitted plans refer to levels relating to RL. Could you please provide amended
plans to Australian Height Datum (AHD) to give notified neighbours a true indication
of the proposed heights?

¢ The Statement of Environmental Effects outlines the proposed development. The
submitted plans indicate two driveways servicing the proposed new building (Unit 2),
however no mention of this in the SOEE. Currently the existing dwelling is serviced
via the private carriageway, which also serves other dwellings on the right of
carriageway. Why would a typical standard dwelling require two driveways? The
proposed Unit 2 dwelling is not permitted right of carriageway according to the
original subdivision.

e On the initial subdivision there is a restriction on the driveway of that title from Hart
Street. In the new development 2 new driveways are proposed to access Hart Street.
This will increase traffic movements even more to an already tight space that we have
at the end this dead end street. Note, that there is no existing curb and guttering in
place here, something that will no doubt have to be added at a cost to the council.

e Traffic - With many residents not aware that it is a dead end street, the turning circle
at the end is not conducive to traffic in its current state and the extra development will
add to the congested area already regarding car movements and parking for local
residents. Often large trucks are vehicles with trailers use this space in front of 2 Hart
Street to turn around instead of going to the end of this dead end street as is not
suitable for this action as a cul-de-sac has not been built here for that purpose.

Item 10
Attachment 3

Page 185



ATTACHMENT

DEVELOPMENT ASSESSMENT PANEL
12/07/2017

Parking — The additional dwelling (Unit 2) will attract more parking. The rest of this
side of the street, past 2 Hart Street, 1s signed ‘No Parking’. The addition of two
driveways to this north end of Hart St will take away a lot of on-street parking.
Residences 2, 4, and 6 are all large homes and require on-street parking quite
regularly. It should be noted that already the residents of number 2 Hart St have to
currently park several vehicles on the lot that is proposed to be developed, if these
vehicles are to be parked on the street it will be very crowded and dangerous.

The proposed development is to be constructed on a sloping block. The submitted
plans do not clearly depict the extent of cut and fill and how this will impact
surrounding properties regarding drainage.

Fencing/retaining walls - No details or elevations are available for the proposed
fencing and retaining walls. Could details please be provided demonstrating visual
impacts from our property?

There is a concern that additional fencing along the right of carriage way would also
create a potential hiding space and could contribute to crime and theft to our area.

The potential fencing could also make the driveway very dangerous and difficult to
use for all residents as currently it is very open and any approaching car can easily be
seen to avoid accidents. The proposed dwelling is already very close the driveway
and any fencing would create dangerous blind spots. Many children, even those of 2
Hart St who propose the development, use the driveway as a safe place to ride bikes,
scooters etc, and fencing close to right of carriageway would make it very dangerous
for them as the driver’s view of them will be taken away.

The development design should contribute to the streetscape through built form and
landscape that respects and responds to the local context, and desired streetscape of
the area. The current appeal of the streetscape will be lost as all three houses on this
current subdivision are all set up the top of the block to enjoy ocean views and
breezes. The proposed Unit 2 dwelling is not consistent with this and will interrupt the
ocean vista that is currently enjoyed. The current proposal does not meet these
criteria.

Rear setbacks are to provide sufficient space for outdoor living areas. Current
proposal fails to meet these criteria.

Building bulk and scale should ensure future development responds to the desired
future character of the area and that its bulk and scale is not excessive. The proposed
development would appear to be excessive for the area considering the non-
compliance issues raised previously with councils DCP.

Proposed roofing - What colour is the proposed roofing going to be? Will the roof
have significant glare issues for adjoining neighbours? Could a colour chart be
provided for the proposed development depicting glare reflectivity please? Are any
solar panels included in the design? Will they impact upon the glare we may get from
our from deck?
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Safety and security should assist the development in mitigating opportunities for
criminal activity, behaviour, and perceived opportunities for crime. The position of
unit 2 is contributing to an avenue for crime by enclosing the right of carriageway to
certain degree. The right of carriage way is currently fully open to the public and to
the properties who have the benefit of the carriageway. The proposed development
will enclose that portion of carriageway and could have a detrimental effect to the
safety and security of its users.

Stormwater - The current stormwater system struggles to cope with the influx of
water currently in a storm event. Is the extra stormwater expected from the new
development going to require the stormwater infrastructure to be upgraded? And if so
at what cost and whose expenses?

The site analysis plan submitted seems to only address the subject site. A site analysis
plan should identify the existing conditions relating to the subject site, and the
surrounding land/development that may influence the design process. We request an
updated site analysis plan be prepared and available for further comment.

I trust you will address my concerns and provide further information for clarification as
requested. We request that an on site inspection to be organised by council, together with us
and other concerned residents, to take place so that the assessing officer can see the impact
that this development will have on the streetscape.

Regards,

Tom Dickson

Submitted by email to council@pmhe.nsw.gov.au
15/5/17
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From: —
To: Counci

Subject: Fwd: SUBMISSION RE DEVELOPMENT PROPOSAL
Date: Tuesday, 16 May 2017 1:57:01 PM

------ Original Message —---—-
From:

To: council@phme.nsw.gov.au
Sent: Tuesday, 16 May, 2017 At 1:51 PM
Subject: SUBMISSION RE DEVELOPMENT PROPOSAL

THE GENERAL MANAGER
PORT MACQUARIE HASTINGS COUNCIL.

I would like to submit a limited objection as follows;

TITLE: Dual occupancy and Torrens Title Subdivision
PROPERTY: LOT: 55 DP:807508, 2 Hart Street, PORT MACQUARIE

Application No. 2017/299

First of all let me state that I have no objection in principal to the proposed
development/subdivision. My objection 1s pure and simply on traffic/safety
grounds.

Currently the area of the street subject to the application consists of a closed off
street and a could be considered to be a poorly constructed cul de sac without
adequate/kerb and guttering with an area of natural flora, to the northern end of
Hart Street in the vicinity of the proposed development.

Adjacent to the area is a lane off the west of Hart Street, servicing 3 residences
at No.s 2, 4 and 6 Hart Street, there is no provision for parking on this lane,
therefore currently people requiring access to numbers 2, 4 & 6 Hart Street, for
any reason only have a total area of approximately 45 metres for parking. If this
application is approved it would decrease this area by 10 metres to service 4
residences. A situation in my opinion would be quite unsatisfactory and unsafe
and lead to traffic congestion when one or more of the residents in the vicinity

Item 10
Attachment 4

Page 188



ATTACHMENT

DEVELOPMENT ASSESSMENT PANEL
12/07/2017

wish to conduct a social engagement, which has been experienced on numerous
occasions in the past,

It is also my opinion that due to the lack of adequate kerb and guttering,
particularly on the eastern side of Hart Street will lead to damage to the lawn
areas of the current residences, by vehicles completing U Turns due to the
inadequate nature of the area available for such manoeuvres, which has, also
occurred in the past, with damage being caused to the our over flow rain water
pipes by such vehicles.

Also on numerous occasions large articulated vehicles making deliveries to the
northern end of Hart Street experience severe difficulty in turning around, this
will be worse if the application is approved, with the increased traffic
congestion.

I'have previously been informed on two occasions by former Council employees
that proper kerb and guttering would be constructed to the northern end of Hart
Street when the western side of the street war originally developed, this
obviously has not been the case.

Finally it is my understanding and I am prepared to be corrected, that when Unit
1 was originally constructed the site plan was altered on request of the applicant,
to be situated higher on the block, on the understanding that no application for
dual occupancy would either be submitted by any applicant nor accepted by
Council,

G R & P D Gunn

19 Hart Street,

Port Macquarie NSW 2444
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12/07/2017
To the General Manager — Port Macquarie-Hastings Council
SUBMISSION in relation to notification of development proposal
Name: Stuart & Lina Jackson
Address: 4 Hart Street, Port Macquarie
e
Email:
NOTIFICATION OF DEVELOPMENT PROPOSAL
Proposal: Dual Occupancy and Torrens Title Subdivision
Property: Lot: 55 DP: 807508, 2 Hart Street PORT MACQUARIE
Application No. 2017/299
Applicant: D A Jordan
Consent Authority: Port Macquarie-Hastings Council
Integrated Development: No
Designated Development:  No
Grounds for objection of the proposal
Dear Sir/Madam,
I refer to the above development and raise the following concerns regarding the Non-
Compliance issues as raised in the Statement of Environmental Effects along with a number
of other concerns.
Front of building to be setback less than 4.5m from road frontage

s Councils Development Control Plan (DCP) section 3.2.2.2 states that front setbacks
should support an attractive streetscape. Primary frontage setbacks is recommended to
have a setback of 4.5m to Hart Street. Both Units 1 & 2 fail to comply with this
criteria. The existing row of trees as stated in the submitted Statement of
Environmental Effects (SOEE) that obscure the existing dwelling 1 from the roadway
is not a true indication of what exists. The existing dwelling is visible when travelling
North up Hart Street and the encroachment into the front setback will not only detract
from the existing streetscape, however will detract from the general amenity of the
Hart Street precinct and Lighthouse Beach area.

*  Proposed dwelling 2 fails to meet the requirements of councils DCP also regarding
front setbacks and once again will detract from the existing streetscape and amenity of
the area.

Proposed dwelling 2 to be sethack less than 4m from rear lot boundary

* Councils DCP section 3.2.2.4 states that development should allow natural light and
ventilation between dwellings/buildings and to provide open space areas, along with
providing useable yard areas and open space. The proposed 2.350m rear setback
clearly fails to meet this provision. The SOEE states that there will be no impact to
my property. This is once again untrue as it impacts on my private open space area
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where my children gather and play on the area immediately behind the proposed
development and the shadowing will have a detrimental impact upon the existing
garden. No shadow diagrams are available to demonstrate this and I request shadow
diagrams be forthcoming to justify the applicants claims.

This maybe a subdivision of allotment, however it is still a residential building.
Shouldn’t this be assessed against the provisions of councils DCP for residential
development?

Proposed dwelling 2 is not proposed to be provided with a 4m x 4m minimum
dimension area

Councils DCP section 3.2.2.6 states that development is to encourage useable private
open space for dwellings to meet occupants’ requirements for privacy, safety, access,
outdoor activities and landscaping. The submitted SOEE states that the proposed deck
provides a useable outdoor dining/entertaining space. I find this contradicts the DCP
provisions as using the deck for open space would seem to be going against the grain
of privacy, safety, access and outdoor activities.

No privacy screen proposed to western elevation of rear deck

Councils DCP section 3.2.2.10 states that development is to protect the visual privacy
of on-site and nearby residents. Councils DCP clearly states that a deck having a
setback of less than 3m from a side or rear boundary, and is greater than 3m2 is to be
screened. The proposed deck may not over look our living room, however will intrude
on our privacy when we are catching sea breezes from our front balcony where we
often enjoy afternoon dinners whilst watching the kids in the pool below. The deck
will also impede and invade our privacy on our open space area in the front yard.

As you can see the application does impact us in a number of ways purely from the non-
compliance issues as highlighted above. The submitted SOEE is somewhat misleading and
we request the applicant be requested to update the document to truly reflect the impact the
proposed development will have on neighbours.

Other matters that should be addressed and clarified also are:

The submitted plans refer to levels relating to RL. Could you please provide amended
plans to Australian Height Datum (AHD) to give notified neighbours a true indication
of the proposed heights?

The Statement of Environmental Effects outlines the proposed development. The
submitted plans indicate two driveways servicing the proposed new building (Unit 2},
however no mention of this in the SOEE. Currently the existing dwelling is serviced
via the private carriageway, which also serves other dwellings on the right of
carriageway. Why would a typical standard dwelling require two driveways? The
proposed Unit 2 dwelling is not permitted right of carriageway according to the
original subdivision.

On the initial subdivision there is a restriction on the driveway of that title from Hart
Street. In the new development 2 new driveways are proposed to access Hart Street.
This will increase traffic movements even more to an already tight space that we have
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at the end this dead end street. Note, that there is no existing curb and guttering in
place here.

Traffic - With many residents not aware that it is a dead end street, the turning circle
at the end is not conducive to traffic in its current state and the extra development will
add to the congested area already regarding car movements and parking for local
residents. Often heavy vehicles and cars with trailers use this space in front of 2 Hart
Street to turn around instead of going to the end of this dead end street as it is not
suitable for this action as a cul-de-sac has not been built here for that purpose.

Parking — The additional dwelling (Unit 2) will attract more parking. The rest of this
side of the street, past 2 Hart Street, is signed “No Parking’. Where are additional
visitors and friends for number 4 and 6 Hart Street going to park?

The proposed development is to be constructed on a sloping block. The submitted
plans do not clearly depict the extent of cut and fill and how this will impact on my
property regarding drainage.

Fencing/retaining walls - No details or elevations are available for the proposed
fencing and retaining walls and how they will impact on our property. Could details
please be provided demonstrating visual impacts from our property?

There is a concern that additional fencing along the right of carriage way will detract
from the appeal of our property as it may screen the existing front garden and mail
box, thus losing street appeal. A precedent has already been set by council when we
sort approval for our front fence, recommending that it be set back at least 3 metres
from the right of carriage way in order to create a safe environment for vehicles and
visitors entering and leaving the properties here and to maintain an open space. We
were told if we complied with this then our building application would be streamlined
to get the “green light” to go ahead. As a result we set back our fence 3.5 metres to
comply with this. It would be totally unfair and contradictory to allow a fence to be
built any closer to the right of carriage way then this. Therefore, we have further
concern that the proposed dwelling 2 is only set back 2.79 metres from the
carriageway, which is closer then our fence. In order to preserve the existing
streetscape along the right of carriageway we request that the fence lines align with
each other.

This potential fencing would also create an obscure space that potentially is a hiding
space and contribute to crime and theft in the area. We have already had to alarm our
house as a result of these instances in the past.

The development design should contribute to the streetscape through built form and
landscape that respects and responds to the local context, and desired streetscape of
the area. The house at 4 Hart Street is currently viewed from the street and will be
obscured with the proposed development of Unit 2, thus losing appeal. The current
appeal of the streetscape will be lost as all three houses on this current subdivision are
all set up the top of the block to enjoy ocean views and breezes. The proposed Unit 2
dwelling is not consistent with this and will interrupt the ocean vista that is currently
enjoyed. The current proposal does not meet these criteria.
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Rear setbacks are to provide sufficient space for outdoor living areas. Current
proposal fails to meet these criteria.

Building bulk and scale should ensure future development responds to the desired
future character of the area and that its bulk and scale is not excessive. The proposed
development would appear to be excessive for the area considering the non-
compliance issues raised previously with councils DCP.

Proposed roofing - What colour is the proposed roofing going to be? Will the roof
have significant glare 1ssues for adjoining neighbours? Could a colour chart be
provided for the proposed development depicting glare reflectivity please? Are any
solar panels included in the design? Will they impact upon the glare we may get from
our from deck?

Safety and security should assist the development in mitigating opportunities for
criminal activity, behaviour, and perceived opportunities for crime. The position of
unit 2 is contributing to an avenue for crime by enclosing the right of carriageway to
certain degree. The right of carriage way is currently fully open to the public and to
the properties who have the benefit of the carriageway. The proposed development
will enclose that portion of carriageway and could have a detrimental effect to the
safety and security of its users.

Stormwater - The current stormwater system struggles to cope with the influx of
water currently in a storm event. Is the extra stormwater expected from the new
development going to require the stormwater infrastructure to be upgraded? And if so
at what cost and whose expenses?

The site analysis plan submitted seems to only address the subject site. A site analysis
plan should identify the existing conditions relating to the subject site, and the
surrounding land/development that may influence the design process. We request an
updated site analysis plan be prepared and available for further comment.

I trust you will address my concerns and provide further information for clarification as
requested. We request that an on site inspection to be organised by council, together with us
and other concern residents, to take place so that the assessing officer can see the impact that
this development will have on the streetscape.

Regards,

Stuart & Lina Jackson

Submitted by email to council(@pmhec.nsw.gov.au
15/5/17
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