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Local Planning Panel
8 June 2022

Address: 17 Billyard Avenue, Elizabeth Bay

Application Number: D/2021/1261

Applicant / Architect: Environa Studio

Owner: Mr J C Pooley

Planning Consultant: Sutherland & Associates Planning

Heritage Consultant: Graham Hall and Partners
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 alterations and additions to the existing building
e construct 6, part 7 storey rear addition with undercroft

* use as a boarding house containing 29 rooms

refusal
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 pre-DA advice provided to applicant on 2 September 2020 for:
—alterations and additions to the existing building
— construction of a 7 storey rear addition

—use as a boarding house with 17 dual occupancy rooms
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* pre-DA proposal not supported, concern raised in relation to:
—inappropriate position bulk and scale of rear addition to
contributory building within the Elizabeth and Rushcutters Bays
Heritage Conservation Area

—non-compliant storey height, unacceptable side and rear
setbacks & associated visual and acoustic privacy impacts

— potentially devastating view loss impacts

—unclear overshadowing impacts
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— poor internal amenity, including lack of private open space,
non-compliant communal living room and undersize private
and communal kitchens

—non-compliant bicycle parking

—pre-DA proposal overall does not exhibit design excellence
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* request for amended CAD and physical models sent on 4
November 2021

« CAD and physical models submitted on 24 January 2022 and 15
February 2022

* request for withdrawal or amendment of application sent on 14
February 2022, allowing until 14 March 2022 and included the
following:

—DAPRS advice and recommendations

— potential height exceedance
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—no view sharing assessment

—solar access to communal rooms and overshadowing impact
—minimal rear and side setbacks and associated impacts

— potential visual and acoustic privacy impacts
—non-compliant boarding room size

— poor boarding room amenity

— potential light spill and reflectivity impacts
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—incompatible with local area character
—heritage impacts

—landscape design not feasible, not coordinated and will not
achieve canopy cover target

—no geotechnical or structural assessment
—no construction management plan

—inadequate waste management plan
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* request for specific adjoining properties to be included in a view
sharing assessment sent on 9 March 2022

« applicant responded on 14 March 2022 advising no withdrawal
and requesting access to Council records and for Council staff to
arrange access to objector properties for view loss assessment

» Council staff responded on 14 March 2022 with advice on
Council’s record access and archives services and that view loss
assessment access be organised directly with objectors

* no amended application or additional information received by
Council to date
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exhibition period 8 November 2021 to 7 December 2021
1,315 owners and occupiers notified

178 submissions received, 177 in objection, 1 in support
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Issues raised in the submissions include concerns relating, but not
limited to:

* view loss

* heritage impacts

* design excellence

* height, bulk and scale

» visual and acoustic privacy impacts
» traffic and parking impacts

» reflectivity and light spill impacts
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* setbacks

* tree impacts

» construction impacts
 overshadowing

* loss of property value
* mental health impacts
* boarding house use

* fire safety
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submissions
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subject site

submitters

note: not all
submitter
properties
shown
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site viewed from Billyard Ave looking south-west



site viewed from Billyard Ave looking north-west
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adjoining RFB at 15 Billyard Ave (left) and RFB at 11A Billyard Ave (right)
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RFB at 1-3 Onslow Ave (

left) & substation at 1A Onslow Ave (right)
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heritage listed Arthur McElhone Reserve



RFB opposite at 22-24 Billyard Ave (left)
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item opposite at 18-18A Billyard Ave

itage
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RFB opposite at 12-16 Billyard Ave
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existing / demolition basement plan
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existing / demolition level 1 plan
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existing / demolition level 4 plan
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existing / demolition roof plan
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m]
 m—|
HE Fioating stepping stones - refer Image
®

Existing water faatire o ba relocated by
TWnErs

Floating stapping stonzs

hard landscape plan

4
Pra-fabricated tree planter on siab
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LEGEND & SCHEDULE

o
L AL FAL FLIT ELANTITIZS BT 6 PLASS AL 36 (360
e

£ o PLANT SLRSTILTSS SEEISETELE 16 LBAMABLTY S 56

SHRUBS AND HEDGES
Gamien agum T ove’
;. Gamienta Exoic)

300mm

mxim

%

i

SHADES & FERNS

Cyathes ausialis
Rough Tres Fam (Nattve)
5L 1MAn m k)
25smaam

a

Shade tolerant planting in rear
raised planter to indude:

1 Plumeria acutifolia

-4 Cyathea australis

- & Rhaphis excelsa

- 12 Manstera deliciosa

-8 Asplenium australasicum

- & Zamia furfuraces

-3 Alcantsrea imperialic ‘Rubra’
-4.6m2 Agapanthus spp.

- 5.6m2 Spathiphyllum Madorna’

) ‘Carboam Fam (=)
mx 125m +
H =
Aaphis .
* Fopriz Pam Exotc)
200mm
Imyxism
ACCENTS
Botanicel Name:  Acantarea imperials b’
. Commen Mame:  Futry Irperal Brometad ([Exotic
Potstze:
MatweHx3:  DEmrosm CLIMBERS
iy 3 Botanisal Kame: Sicus pumis
‘Common Name:  Cresping S (Natvel
Botanioal Name:  Corcyine Fed Fountai’ gy Potsi: 440me
Pot siza: Gty Fsquired: 17 b
MaursHx3:  1Zmrlim
Gty | GROUNDCOVERS
Lme P
& Common Mame: Kangaro Pawcvs (Natve) W CommonMame LttePhl (Sacic)
Folsizs: 13 Fol sizm: ‘ta0mm
MebreHxl  DEmrOEm Metum Hx 3 Oémylsm
@ty Regquinsd: oy 15
scaevola Mave Cligers
Fairy Fan Fiower ([Exotic)
120me
Lemrnsm
T2 (B4 toka)

gssm.c NOT
S
Thoe

KITEHEM é i

Lin
il

2063
T

i

JrRERRARS

steif $rbd oo

Climber along the clif wall

+——"
o i e o

i)
Faa

Mass planting along entrance path to includs:—
4 Cordyline ‘Red Fountai

- 7 Gardenia sugusia ‘True love’

- 17 Anigozanthos '‘Bush Diamond'

- 15 Philodendron 'Litti Phil

- 8.4m2 Scaevola Mauve Clusters’

-1.5m2 A spp-

— Planting in planter box to include:

- 3 Plumenia acutifolia

- 10 Anigozanthos ‘Bush Diamond’
- 1.5m2 Dichondra 'Silver Fallz"

RL 1B.50
S AZEMENT SELOW.
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gy

ol
&
18.32m
ARD AVENUE

BILLY

H

1

5 = Ficus pumila

to include:
- 12 Ficus pumila

Lsmxns
TimE (5.6m fotal
Agapanttus 5.

: Aican Liy Exotic)
sa0mm
Lamx nEm
‘S pRLEm total

L1Smx spreacing
S (1.6me fokal

Spatishyim Usconna®
: Madorra ly (Swty)
1a0mm

Dichondra argentes "Shver Fals’
: Eiver Fais Dichondra [Exctic)
1a0mm

o Planting to includ

1 Cordyline ‘Red Fountain'
- 8 Gardenia sugusta True love'
- 8 Anigozanthos 'Bush Diamond”

landscape level 1 plan



TRAIMING PLANTS IM PLANTER
ON TOF OF GREEN TRELLIS
ELEMENTS, IE:

- Dichondra argenfea 'Silver Falls"
- Caswarina glauca 'Cousin it

- Carpobrotus 'Aussie Rambler’

- Heders helix

SITE BOUNDARY
SITE BOYNDARY

STEEL FLANGE FIXING POINT
FOR CABLES/ TURNBUCKLES
BETWEEN EACH FLOW
REFER TYPICAL DETAIL ON
FAGE 04

CLIMBING PLANTS FROM BASE
PLANTER. IE
- Trachelogpermum Jasminoides

Rl 29.65 - Heders helix

- Campaic radicans
ou ||_|T'“:|: £
OF B,

EXISTING B
STRUCTURE

—

CLIFF
EDGE

GREEN WALL REFER TYPICAL

-
:‘E
{h DETAIL ON PAGE 04

18.50

CLIFF EDGE ’ -

R

green wall elevation
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- control proposed compliance

height

floor 2.5:1 1.977:1 yes
space
ratio

@ MNIAS 40 ALK



- control proposed compliance

bicycle
parking

motorcycle 6 0 no
parking

car parking 15 2 Yes
future tree 15% <15% no

canopy
cover
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_ control proposed compllance

communal 3 hours 1 hour

indoor solar

access

communal 20m? 72m? yes

open space 3m min dimension >3m dimension

manager’s 1 1 yes
dwelling
manager's  8m? 14m? yes

private open 2.5m min dimension 2.759m min
space dimension

@ MNIAS 40 ALK



- control proposed compliance

communal
room
lodgers per 2 19 single yes
room rooms, 9

double rooms
manager’s 1 1 yes

room

62
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- control proposed compliance

adaptable
dwellings

boarding
room size

min 12m?
single

min 16m?
double
max 25m?
excl.
kitchens &
bathrooms

all single
rooms exceed
12m?

all double
rooms exceed
16m?2

2 rooms
exceed 25m?

no

63
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_ control proposed compllance

ensuite size 2.9m? >2.9m?

kitchenette  2m?2 <2m?2 no
size

window size 1>10% 1 >10% floor yes

floor area area

storage 1.5m? <1.5m? no

64
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- control proposed compliance

communal
Kitchen
communal 12.5m? 75m? yes
living room 3m min
width
communal 2 hours 2 hours yes
open
space
solar

dCCess

@ MNIAS 40 ALK



DAPRS reviewed the application on 7 December 2021

The subcommittee did not support the proposal, providing the following
advice and recommendations:

the design does not exhibit design excellence
reduce physical and visual impacts

reduce overall height

iIncrease boundary setbacks

reduce extent of cantilevered rear addition form over existing building

@ MNIAS 40 ALK



 no Clause 4.6 variation request to maximum boarding room size
« incompatibility with the character of the local area

 impacts to significance of heritage conservation area

« amenity and view sharing impacts

 inadequate landscape design

 inadequate boarding house amenity

* inadequate parking, servicing and waste management provision
* invalid BASIX

» failure to exhibit design excellence

@ MNIAS 40 ALK



« kitchen area (11.3m?) shown is excessive, actual kitchen size is
2.5m?

* boarding room size exceeds 25m? maximum standard by 8.4m?

* no Clause 4.6 variation request

e, B i i )
DOUBL c KITCHEN
ROOM
04} [ ]
N = =
e \(>»\Y ( \\ | T Xk
§> Y, —BA[CON
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incompatibility with Character of local area

uuuuuuuuuu
nnnnnn

—hL 39.83 f T pa : ‘ i LE
: : ! I

« minimal boundary setbacks,
overbearing bulk, scale and amenity
impacts do not meet LEC planning

| | LEVELTFFL 3638,

@ ANOAS 40 ALID

principle tests for compatibility

* proposed architectural style, height,
form, and appearance do not meet

| |
I .{_._._._._._1._._._._.__._I_._._._._._{_._._._*.";"E‘J_“i\.'\:'_
|

Affordable Rental Housing SEPP
local character test

* landscape design not adequately
developed or integrated with
architectural design

.................



incompatibility with character of local area

e expression, materials
and appearance do not
meet Affordable Rental
Housing SEPP local
character test

e appears as commercial
building, not residential

* lacks adequate
fenestration / articulation

@ ANOAS 40 ALID



* bulk, scale and
form of addition
inappropriate to
existing contributory
building

» addition does not
respect character
and heritage
significance of
existing contributory
building

»L_§l¥ (Z_ 1] |
J”-l_\d

fl

)

%
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Impacts to heritage conservation area

e cantilever not
supported by any
structural detail

* visual impacts to
heritage conservation
area

. [l oousteroom|| Eﬂ?ﬁgﬁ
* too close to F 4, 1 ‘; STORAGE

contributory building
fabric to make safe -——7
during construction /

DOUBLE ROOM

for future maintenance | | couseroon| (0
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amenity impacts

 sun’s eye view diagrams not provided

 overshadowing impacts to RFB at 19-21 Billyard Ave

\
A K
A

A

5,

- "
| -
-
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amenity impacts

* potential privacy, overlooking and cross viewing impacts

IonY
ﬁb T o 9 @
i i |
| | |
1 1 L T
525 | 3550 L 4976 Ly 4865
g A |
O ‘ |
o | | = P
2 _
b 7 K EXISTING
twih vents for v » FLAT ROOF
polris AC | /‘/’\‘ RL 25.60
® ———t—— RN — e
| SINGLE S ——— =
| RoOM = e
vertirl;a\ garden—>| D o = &)/‘ ~ H:_‘q' | i
1 1 B { } i
i N16 \(f —
L 1490 BATH D \ =
| 4t 6m | sineLe
§ = = ] | RooM
{1 — kB oo™
| = = 15
‘% DBATH : s
Ji .6m| KITCHEN
trdnsclucent—3] | - Ol [
ORI i 18 5  ISsicliha |
1 90 0

g |

2
b

external walls
off-form concrete
panels

doors/ window
frames aluminium
‘monument’

external walls
brickwork - bowral

‘simmental silver' or
——similar

| LevELS FRL30SB
2
&

BT bl B

| LAELIML20
&

LEVEL 2 FFL 2213, ')
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* view sharing assessment not provided

 appears to result in unacceptable view sharing impacts
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amenity impacts / inadequate landscape
design
* poor amenity to western communal open :
space (within undercroft) i E ALY
* elevated level 1 eastern communal open i = ﬁ’f%f%g
spaces to Billyard Ave may result in S g |
W/y ;' F e .E g
amenity impacts ‘ < "C' ;;OM;UNA—L—w——" T
i Ny SR
& EX\STINQ TERRAL’E'T

ya
R840 -
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iInadequate landscape design

* design viability and
future maintenance of
green wall / ‘vertical
garden’ not
demonstrated

 uncoordinated
landscape and .
architectural drawings  §&

 does not demonstrate
design excellence in
landscape integration
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iInadequate landscape design

* Frangipani tree plantings will not meet
canopy target

* insufficient information on protection and
retention of sandstone cliff face
¢ U5 6

.,E- e -
R
F - | s
= P |
b
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inadequate boarding house amenity

* level 1 communal living rooms do not receive
compliant solar access

&=
—1
—
[—]
m
=
=
e

* undersized kitchens and wardrobes

« insufficient laundry and drying facilities



iInadequate parking and servicing

N N N N N N N N N N N N NN NN
L L e S
. VNN Nttt S

/%% /
% / 559 RDA”&%ZE’ETSSO%} A
%///% CITT
eEaRY y
PORACE

* NO accessible parking
provision

L

4850

________

FOYER

* NO service vehicle

.

1% 18354

e el s
parking provision - i
- insufficiently detailed Al
waste management plan TR e e s |
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invalid BASIX

« BASIX certificate issued more than 3 months prior to DA lodgement

BASI Certificate

Building Sustainability Index www .basix.nsw.gov.au

Multi Dwelling

Certificate number: 1209293M

This certificate confirms that the proposed development will meet the NSW
government’s requirements for sustainability, if it is built in accordance with the
commitments set out below. Terms used in this certificate, or in the commitments
have the meaning given by the document entitled "BASIX Definitions" dated
10/09/2020 published by the Department. This document is available at
www_basix_nsw.gov.au

?

Secretary
Date of issue: Tuesday, 08 June 2021
To be valid, this certificate must be lodged within 3 months of the date of issue.

Planning,

Industry &
'p"!s»w Environment

Project summary

Project name Boarding House - 17 Billyard Avenue,
Elizabeth Bay

Street address 17 Billyard Avenue Elizabeth Bay 2011

Local Government Area Sydney City Council

Plan type and plan number deposited 540212

Lot no. 1

Section no. -

No. of residential flat buildings 1

No. of units in residential flat buildings 21

No. of multi-dwelling houses 0

No. of single dwelling houses 0

Water w A0 Target 40
Thermal Comfort W concession Target Pass
Energy w 48 Target 45
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recommendation

* refusal

@ ANOAS 40 ALID



	3 Development Application: 17 Billyard Avenue, Elizabeth Bay - D/2021/1261
	Design Advisory Panel Residential Subcommittee  Day Month 2021��
	Local Planning Panel�8 June 2022��
	proposal
	proposal background
	proposal background
	proposal background
	subject application chronology
	subject application chronology
	subject application chronology
	subject application chronology
	notification information
	submissions
	submissions
	Slide Number 14
	Slide Number 15
	Slide Number 16
	Slide Number 17
	Slide Number 18
	Slide Number 19
	Slide Number 20
	Slide Number 21
	Slide Number 22
	Slide Number 23
	Slide Number 24
	Slide Number 25
	Slide Number 26
	Slide Number 27
	Slide Number 28
	Slide Number 29
	Slide Number 30
	Slide Number 31
	Slide Number 32
	Slide Number 33
	Slide Number 34
	Slide Number 35
	Slide Number 36
	Slide Number 37
	Slide Number 38
	Slide Number 39
	Slide Number 40
	Slide Number 41
	Slide Number 42
	Slide Number 43
	Slide Number 44
	Slide Number 45
	Slide Number 46
	Slide Number 47
	Slide Number 48
	Slide Number 49
	Slide Number 50
	Slide Number 51
	Slide Number 52
	Slide Number 53
	Slide Number 54
	Slide Number 55
	Slide Number 56
	Slide Number 57
	Slide Number 58
	Slide Number 59
	Slide Number 60
	Slide Number 61
	Slide Number 62
	Slide Number 63
	Slide Number 64
	Slide Number 65
	Design Advisory Panel Residential Subcommittee
	issues
	boarding room size
	incompatibility with character of local area 
	incompatibility with character of local area 
	impacts to heritage conservation area�
	impacts to heritage conservation area
	amenity impacts
	amenity impacts
	view sharing impacts
	amenity impacts / inadequate landscape design
	inadequate landscape design
	inadequate landscape design 
	inadequate boarding house amenity
	inadequate parking and servicing 
	invalid BASIX
	recommendation


