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EXECUTIVE SUMMARY 

 
The applicant is seeking development consent for partial demolition of a heritage item and 
significant alterations and additions to the rear of the dwelling located at No. 2 Byrnes Avenue, 
Neutral Bay.   
 
The application is reported to the North Sydney Local Planning Panel for determination because 
the application involves significant demolition to a heritage item that requires determination 
by NSLPP in accordance with the Minister’s Directions. A public meeting is not required given 
that there were only three submissions. 
 
The proposed rear addition would not be seen from the public domain so there would be no 
adverse impact upon the significance of the heritage item as agreed by Council’s Conservation 
Planner.  The new addition would replace an existing latter rear addition that has little heritage 
significance.  
 
The proposal complies with the permitted height limit under clause 4.3 in NSLEP 2013 and there 
would be no view loss and/or unreasonable overshadowing arising from the proposed two storey 
rear addition.  There would be no increase in site coverage whilst the application would reduce 
the built upon area and increase the landscaped area to satisfy the intent of sections 1.5.5 and 
1.5.6 in NSLEP 2013.   
 
The non-compliance with the first floor side setback is acceptable given that this part of the 
building would not be seen from the public domain and there would be no unreasonable impacts 
for the adjoining dwellings.   
 
Council received two submissions as well as comments from the Parks Precinct that raised 
concerns about a loss of outlook, excessive overshadowing, adverse impacts upon the heritage 
item and unsatisfactory bulk and scale. The previously mentioned matters are discussed in the 
report where it was found that the impacts were acceptable in the site circumstances.  
 
Following a detailed assessment of the subject, the proposal was found to be satisfactory and is, 
therefore, recommended for approval subject to appropriate conditions of consent.  
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DESCRIPTION OF PROPOSAL 
 
The proposal involves part demolition of a heritage item with alterations additions to the rear of 
the existing building with associated landscaping at No. 2 Byrnes Avenue, Neutral Bay, including 
the following: 
 

• Partial demolition of internal walls and later rear addition and balconies to create a new 
two storey rear addition including a third bedroom, new main bathroom, and an open-
plan kitchen/living/dining room at the rear opening out to the rear garden. 

• Excavation and partial demolition of existing subfloor/undercroft area at the rear to 
construct a new lower ground floor level with a rumpus room, laundry, and WC. 

• New open pergola and additional/reconfigured landscaping within the rear 
courtyard/garden. 
 

 
Figure 1. Proposed site plan. 

 

 
Figure 2. Proposed western side elevation. 
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Figure 3. The southern front (left) and northern rear (right) elevations. 

 

 
Figure 4. The proposed eastern elevation (party wall). 

 
STATUTORY CONTROLS 
 
North Sydney Local Environmental Plan 2013 (NSLEP 2013) 

• Zoning – R2 Low Density Residential 

• Item of Heritage – Yes (I0583) 

• In Vicinity of Item of Heritage – Yes (4-6, 8-16, 1-9 Byrnes Ave; 317-325 Ernest St) 

• Conservation Area – No 
Environmental Planning & Assessment Act 1979 
SEPP (Biodiversity and Conservation) 2021 

• Chapter 2 – Vegetation in non-rural areas 

• Chapter 6 – Water Catchments 
SEPP (Resilience and Hazards) 2021 

• Chapter 4 – Remediation of Land 
SEPP (Building Sustainability Index – BASIX) 2004 
Local Development 
 
POLICY CONTROLS 
 
North Sydney Development Control Plan 2013 (NSDCP 2013) 
North Sydney Local Infrastructure Contributions Plan 2020 
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DESCRIPTION OF LOCALITY 
 
The subject site is legally described as Lot 1 DP 502175, and is known as 2 Byrnes Avenue, Neutral 
Bay. The site is a rectangular in shape located on the northern side of Byrnes Avenue at its western 
end with a total area of 259.2m2. The site includes a c.1906 two-storey semi-detached dwelling 
house in the Federation Filigree style, with painted face brick walls, a timber framed verandah 
with cast iron detailing and a projecting bay window, and a corrugated iron roof. There is a timber 
framed modern extension to the rear and a balcony/deck on the northern and western elevations. 
The site is attached to No. 4 Byrnes Avenue along the eastern elevation and the western elevation 
faces the rear of properties along Merlin Street. On site parking is provided with a single paved 
car space within the front setback. 
 
Until 1907 Byrnes Avenue was known as “Short Lane”. The Lots that later became Nos. 2-12 and 
1-9 Byrnes Avenue were acquired in 1906 by Bernard Byrnes, coal merchant, who developed and 
leased the houses built on these sites, and for whom ‘Byrnes Avenue’ was named. Three row 
houses at 2-6 Short Lane (8-12 Byrnes Avenue after 1907) were recorded as having been built by 
1906. Nos. 2-6 and 1-9 Byrnes Avenue were recorded as built by 1907. Surrounding development 
is primarily residential, comprising single-storey and two-storey dwellings, with attached and 
semi-detached row housing being most prominent at the western end of Byrnes Avenue (all of 
which are heritage items under NSLEP 2013), with residential flat buildings located at the eastern 
end. Photos of the site and local area are provided below. 

Figure 5. Aerial photograph of subject site 
(outlined yellow) and surrounding 

development. 

Figure 6. NSLEP Zoning Map with the subject 
site hatched red in the R2 Zone.
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Figure 7. NSLEP Heritage Map with the 
subject site cross-hatched in red. 

Figure 8. Southern elevation of the subject 

site viewed from Byrnes Avenue.
 

Figure 9. View looking north from the 
existing rear balcony. 

 

 

Figure 10. The existing northern elevation as 

viewed from the rear garden.

 
 

 
 
 
 
Figure 11. View of the Western elevation of 
the subject site from the rear of 35 Merlin 
Street.
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RELEVANT HISTORY 
 
Nos. 2-6 Byrnes Avenue were originally subdivided as a single lot (Lot B DP 656559) and were 
further divided into three individual lots as Deposited Plan 502175 in 1963. 
 
Building Application No. 85/867 (lodged 4 December 1985) for the addition of a pergola and deck 
at the rear of the existing dwelling was approved by Council on 30 January 1986. 
 
Development Application Nos. 391/21 (lodged 23 November 2021) and 134/22 (lodged 13 May 
2022) for the same works as currently proposed were rejected by Council’s Development Review 
Panel due to a lack of details and information, on 6 December 2021 and 18 May 2022, respectively. 
 
Current Application History 
 
A brief history of the current application is summarised below: -  
 

Date Action 

14 November 2022 The application was lodged with Council.  

1 December 2022 The subject application was notified to adjoining properties and the 
Parks Precinct Committee between 9 December 2022 and 18 January 
2023. Three (3) submissions were received raising various concerns. 

1 February 2023 A site visit was undertaken by Council Officers. 

10 February 2023 A site visit to an adjoining property was undertaken by Council Officers. 

14 February 2023 A letter was sent to the applicant raising concerns regarding site 
coverage, landscaping, built form character, form, massing and scale, 
heritage, and privacy impacts, and requesting amended plans to resolve 
these issues. 

24 April 2023 Following extensive consultation with the applicant on the draft 
amended plans, revised plans were accepted by Council and uploaded to 
the NSW Planning Portal. 

28 April 2023 The amended plans were renotified to previous submitters between 1 
May 2023 and 15 May 2023. The amended plans attracted one further 
submission.  

 
REFERRALS 
 
Building 
 
The proposed works that are the subject of this application have not been assessed in accordance 
with compliance with the National Construction Code of Australia. This would need to be 
undertaken prior to the issue of a Construction Certificate. Should significant changes be required 
to achieve compliance with NCC/BCA standards, a Section 4.55 application would be necessary. 
 
Engineering 
 
The proposal was referred to Council’s Development Engineers, who raised no objection, subject 
to conditions (see conditions C1, C2, C4, C5, C9, C10, C11, D3, E3, E4, E9, E13, E16, E17, E20, F7, 
G1, G2, G3, and G4). 
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Heritage 
 
Council’s Conservation Planner has reviewed the proposal and provided the following comments: 
 

The subject dwelling is a heritage item however, it is not located within a 
conservation area. It forms part of a group of three Victorian style attached workers 
cottages located at nos. 2 to 6 Byres Avenue that have lost their front garden setting 
to hardstand parking. They are characterised by a gabled roof clad in corrugated 
metal roof sheeting and a full length verandah across the front facade. They have 
historic significance and are considered to have rarity in the North Sydney LGA. There 
are other heritage items located nearby at 1 to 9 Byrnes Avenue and 4 to 16 Byrnes 
Ave, plus 317 and 325 Ernest Street at the rear. 
 
The amended proposal is generally considered to satisfy clause 5.10 of NSLEP 2013 
in that the original dwelling will remain discrete and largely intact. The proposed 
addition will be located at the rear and will not be visible from the street as it will be 
set below the primary roof ridge height. Whilst the character of the new addition will 
be clearly contemporary with the extensive use of glazing, no objection is raised in 
this instance, as the rear will not be seen simultaneously in the context of the original 
dwelling, and it is not located within a conservation area with area character 
requirements for traditional materials. No objection is raised to the new rooms in the 
sub-floor area as this is an area of low heritage significance.  
 
The heritage significance of the original workers cottage will also remain intact, and 
its curtilage will remain as per its lot boundary. 
 
The amended proposal is also considered to satisfy Part B Section 13.4 of NSDCP 
2013 In the Vicinity of Heritage Items as the heritage significance and curtilage of 
the other heritage items in the group will remain intact.  
 
The amended   rear addition will have a traditional gabled roof that will be consistent 
with the character of roof planes at the rear of a Victorian worker’s cottage. The 
proposal now complies with Part B Section 13.5.4 Provision P4 'Where new roof form 
additions are proposed, they must be set lower than the existing primary roof ridge 
and be designed to positively respond to the roofs prevailing character'. 
 
The proposal does not comply with Section 13.9.4 concerned with Materials. 
Objective O1 that states 'To ensure that materials and finishes are consistent with 
the characteristic elements of the heritage item or heritage conservation' in that it 
will utilise extensive glazing at the rear. No objection is raised here because the 
glazing will not be visible from the public domain, the site is not located in a 
conservation area and the glazing will not be seen in the context of the original 
dwelling when viewed from the rear.  The amended detail for the first level 
balustrade to utilise steel palisade is acceptable.  

 
Consequently, several standard conditions have been recommended to ensure the significance 
of the heritage item is maintained (see conditions A3, C7, C19, and E5). 
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Landscaping 
 
The proposal was referred to Council’s Landscape Development Officer, who raised no objection 
subject to appropriate conditions (see conditions C12, C13, C16, C18, D1, D2, E10, E11, E12, E14, 
G5, G7, and I2). Subject to the above conditions, the proposal is considered to be acceptable and 
will not require further amendment. 
 
SUBMISSIONS 
 
Original Plans  
 
On 1 December 2022, the subject application was notified to adjoining properties and the Parks 
Precinct Committee between 9 December 2022 and 18 January 2023.  Two submissions (2) were 
received as well as comments from the Parks Precinct.  The issues raised in the submissions are 
summarised below and addressed later in this report. 
 
Amended Plans  
 
On 28 April 2023, the amended plans were re-notified to previous submitters, seeking comments from 
1 May 2023 and 15 May 2023.  One further submission was received that raised privacy loss arising 
from the glazing on the rear elevation.   

 
Basis of Submissions 

• The proposal will result in the loss of outlook and views of sky. 
• The proposal will result in unreasonable overshadowing to the rear of 33-35 Merlin St. 
• The proposed western windows will impact upon privacy. 
• The reduction of the western side setback from 2.7m to 1m will result in dramatically increased 

bulk and scale. 
• The proposed roof sloping from west to east will result in a significantly increased bulk and scale. 
• The proposal will result in unreasonable overshadowing to the rear of 33 Merlin Street. 
• The reduction of the western side setback from 2.7m to 1m will result in dramatically increased 

bulk and scale. 
• The proposed roof sloping from west to east will result in a significantly increased bulk and scale. 
• Concern regarding the heritage impact of the development upon the group of workers cottages. 

 
CONSIDERATION 
 
The relevant matters for consideration under Section 4.15 of the Environmental Planning and 
Assessment Act 1979, are assessed under the following headings: 
 
SEPP (Biodiversity and Conservation) 2021 – Chapter 2 – Vegetation in non-rural areas 
 
The proposed works would not require the removal of any vegetation defined under this SEPP. 
 
SEPP (Biodiversity and Conservation) 2021 – Chapter 6 – Water Catchments 
 
Chapter 6 of this SEPP applies to this site and is required to be considered in the assessment of 
the application. The proposal is unlikely to have an adverse environmental impact as the works 
are sufficiently set back from any waterway and will not physically damage or interfere with the 
ecological or water qualities of Sydney Harbour. In summary, the proposed works are considered 
to be satisfactory having regard for the SEPP’s aims and objectives. 
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SEPP (Resilience and Hazards) 2021 – Chapter 4 – Remediation of Land 
 
The provisions of the SEPP require Council to consider the likelihood of land contamination and 
any remediation necessary to rehabilitate the site. Council’s records indicate that the site has 
previously been used for residential development since its original subdivision and as such is 
unlikely to contain any contamination. Therefore, the requirements of the above SEPP have been 
satisfactorily addressed. 
 
SEPP (Building Sustainability Index: BASIX) 2004 
 
The applicant has submitted a valid BASIX Certificate (A495151, dated 26 April 2023) to satisfy the 
requirements of the above SEPP. 
 
NORTH SYDNEY LOCAL ENVIRONMENTAL PLAN 2013 
 
Permissibility 
 
The subject site is zoned R2 Low Density Residential zone under the provisions of the NSLEP 2013. 
The proposal involves alterations and additions to an existing semi-detached dwelling which is a 
permissible form of development in the zone with consent from Council. 
 
Objectives of the zone 
 
The objectives of the Zone R2 are stated below: 
 

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

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

• To encourage the development of sites for low density housing, including dual occupancies, 
if such development does not compromise the amenity of the surrounding area or the 
natural or cultural heritage of the area. 

• To ensure that a high level of residential amenity is achieved and maintained. 
 
The proposed development will maintain the existing building typology, being a semi-detached 
dwelling in an area characterised by lower density residential development, and will ensure that 
a high level of amenity for the residents as well as those of neighbouring properties is likely to be 
maintained. Subject to conditions, the proposal is also unlikely to have any impact upon the 
natural or cultural heritage of the area. 
 
Clause 4.3 – Height 
 
The zoning allows a maximum permitted height limit of 8.5m pursuant to clause 4.3 in NSLEP 2013. 
The proposed works will have a maximum of 7m above existing ground level at its greatest extent 
at the northern end of the building. Consequently, the works are compliant in this regard. 
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Clause 5.10 – Heritage Conservation 
 
It is considered that the works will not encroach upon nor have any adverse visual impact upon 
any nearby heritage item and will be sympathetic to the existing heritage item on the site by 
maintaining most of the original fabric particularly the frontage to Byrnes Avenue.  The new works 
at the rear would be located in an area that has already been heavily modified and they will not 
be seen from the public domain. Consequently, Council’s Conservation Planner has not raised any 
objection to the proposal, subject to appropriate conditions. 
 
Clause 6.10 – Earthworks 
 
The proposal requires some excavation within the existing subfloor area to create the proposed 
lower ground level. However, this work will be wholly contained within the existing footprint and 
is relatively minor due to the existing subfloor area of the building. Therefore, the works are 
unlikely to affect the stability and topography of the site. 
 
Council’s Development Engineer has raised no objection in this regard, subject to appropriate 
conditions to minimise any impacts upon adjoining sites (see engineer’s conditions on page 8 of 
this report). The works are therefore considered compliant in this regard. 
 
NORTH SYDNEY DEVELOPMENT CONTROL PLAN 2013 
 

 

DEVELOPMENT CONTROL PLAN 2013 – Part B Section 1- Residential Development 
 

 complies Comments 

1.2  Social Amenity 
1.2.1 Population Mix Yes The proposal will not alter the existing accommodation type or use of the 

dwelling. The existing accommodation on the site will be increased from 
two bedrooms to three bedrooms. 

1.2.2 Maintaining 
Residential 
Accommodation 

1.2.3 Affordable 
Housing 

1.3  Environmental criteria 
Topography Yes The proposal requires some excavation within the existing subfloor area to 

create the proposed lower ground level. However, this work will be wholly 
contained within the existing footprint similar in size to the subfloor area 
of the building. Therefore, the works are unlikely to affect the stability and 
topography of the site. 

Views Yes There would be no significant view loss for adjoining dwellings given that 
the proposed works to the rear would be contained within the existing 
footprint and within the same alignment and side setbacks as the existing 
residential building and the additions are compliant with the maximum 
building height limit. 
 

While some outlook to sections of sky to the east from the rear of No. 35 
Merlin Street may be impacted by the new two-storey rear addition, this 
existing outlook is regarded as a relatively minor view of trees and sky that 
is not identified as significant within the Waters Neighbourhood (see Figure 
11 on page 7 of this report). Furthermore, the majority of this outlook to 
trees and sky is likely to be retained to the east and south-east, and the 
section of the roof that creates the loss of outlook remains beneath the 
8.5m height limit 
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Solar access Yes Given the north-south orientation of the site, the majority of shadows 
created by the subject dwelling will be largely unchanged by the proposal. 
There will be some additional overshadowing to the rear gardens/setback 
of Nos. 33 and 35 Merlin Street to the west in the morning, with the 
greatest extent of shadows cast at 9am, on 21 June, and then gradually 
reducing so that by 11am, no shadows are cast over these rear gardens by 
the subject dwelling. As a consequence, the additional shadows are unlikely 
to impact upon the minimum 3 hours solar access for these outdoor spaces, 
as the shadows will only fall in the morning from 9am to 11am, with no 
additional impacts for the remainder of the day. 
 

There will also be some minor additional overshadowing to the rear deck 
and western side sunroom of No. 4 Byrnes Avenue to the east in the 
afternoon. However, in this instance, the majority of shadows will fall over 
existing shadows, and the additional shadows are unlikely to impact upon 
the minimum 3 hours solar access for these spaces, as the shadows will 
only fall in the afternoon, with no additional impacts for the remainder of 
the day with these spaces receiving full sun in the morning and midday. 
 

It is noted that this additional overshadowing will be caused by the 
extensions of the existing building towards the rear and side boundaries at 
or below the LEP height control of 8.5m. 
 

As such, the loss of solar access in considered to be relatively minor and it 
is considered that the additional overshadowing will not substantially 
impact upon the amenity of adjoining properties. 

Acoustic and Visual 
privacy 

Yes North 
The proposed north-facing bi-fold doors for the new living/dining area 
(D04) are unlikely to create significant additional overlooking towards 
properties at the rear at 317-319 Ernest Street and the rear setback of 2 
Byrnes Avenue and 37 Merlin Street, as these doors will effectively replace 
the open rear balcony/deck in this location.  Furthermore, there is no deck 
off the living areas on the upper ground level but full length doors with a 
balustrade to minimise overlooking into the northern properties.  The rear 
elevation will also be screened from adjoining properties by significant 
screen planting and trees located both on the subject site and adjoining 
sites, with new additional trees (Blueberry Ash to a height of 6m at 
maturity) proposed for the rear garden.  
 

West 
The proposed openings on the western side elevation facing Nos. 33-37 
Merlin Street, have been designed to minimise any potential for privacy 
impacts. At the lower ground floor level, the existence of high boundary 
fences and thick screen hedge plantings and trees enable these openings 
(W01 and W02) to be obscured. 
 

At first floor level window is a low sill-height kitchen splashback window, 
which is unlikely to create significant additional overlooking, but it is 
recommended that this window have obscured/frosted glazing to ensure 
that any overlooking is eliminated (see Condition C14). The opening above 
this splashback window is a clerestory style long window that permits light 
into the high roof space above the proposed kitchen/living/dining space, 
and is not accessible to permit any overlooking. 
 

The proposed west-facing window of bedroom 3 will replace an existing 
frosted window in this location which was formerly the main living/dining 
room. While this window is not proposed to be frosted, this is considered 
to be acceptable on the basis that this opening will now serve a bedroom 
rather than a main living room, a use that is much lower in intensity so it is 
considered unnecessary to apply any further privacy measures. 
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  East & South 
There are no new openings on these elevations that would give rise to any 
additional privacy impacts. 

1.4 Quality Built Form 
Context Yes The public domain and streetscape context of this semi-detached dwelling 

as visible from Byrnes Avenue will not be changed by this proposal. The 
visual appearance of the rear extension would be consistent with other 
dwellings along Byrnes Avenue, with original cottages along the street 
being retained for their heritage significance with modern additions being 
confined to the rear of the site. The works will not be visible from the public 
domain and will replace an existing relatively modern rear addition with a 
deck.  The new addition would be consistent with other modern nearby 
rear additions and sit below the ridge height of the original dwelling so it 
will not be seen from the public domain. 

Streetscape Yes No streetscape elements will be affected by this proposed works. 

Siting Yes The proposed alterations and additions will maintain the orientation and 
siting of the existing building. 

Setbacks Yes 
 
 
 

Yes 
 
 
 
 

No 
(Acceptable 

on merit) 

Front 
 
The existing front setback of the building will be unchanged by this 
proposal. 
 

Side – West 
 
Lower Ground floor 
 

The proposal has a lower ground level side setback of 1m from the side 
boundary with Nos. 27-37 Merlin Street, which is compliant with the 
900mm minimum control.  
 

Upper ground floor 
 

The upper ground level is set off the boundary by 1m not 1.5m as required 
by NSDCP 2013.  However, this non-compliance is acceptable because 
there would be no unreasonable overshadowing for the adjoining 
properties nor any privacy loss arising from the non-compliance for the 
reasons stated above on page 13.  Furthermore, the existing fencing and 
vegetation along the western boundary of the adjoining property would 
minimise impacts to the adjoining properties to the west.    
 

Side – East 
The existing 0m eastern side setback from the boundary/party wall of 
shared with 4 Byrnes Avenue will be maintained for the proposed additions 
at the rear, and will be extended by an additional 1.3m to the north, 
alongside a new tapered rear pergola for a further 0.6-1.6m of the eastern 
side boundary to provide additional screening. The existing and proposed 
eastern side setback is not compliant with the control as a result of the 
semi-detached arrangement of the existing building with No. 4 Byrnes 
Avenue to the east. 
 

Nil setback on the eastern boundary 
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  Regarding the extended ground floor nil side setback, Council may consider 
a 0m setback to a side boundary subject to the satisfaction to the Land and 
Environment Court Planning Principle “building to the side boundary in 
residential area” established in Galea V Marrickville Council [2003] NSWLEC 
113 as follows: 
 

A) Is the street characterised by terrace housing? 
The street is characterised by detached, semi-detached and row-type 
single dwellings with minimal side setbacks. The subject site is a semi-
detached dwelling connected to Nos. 4-6 Byrnes Avenue to the east. 
Further to the north is another terrace row of dwellings at Nos. 8-12 Byrnes 
Avenue. Nil and minimal setbacks (0-1m) are therefore a characteristic 
feature along Byrnes Avenue, as this reflects the pattern of early twentieth 
century development of the area. 

  A) What is the height and length of the wall on the boundary? 
The western boundary wall extension has a proposed wall height of 7m 
along 1.3m of the boundary, with a height that matches the existing height 
of the eastern part wall and parapet. The 7m-high tapered pergola 
structure will extend further by 0.6-1.6m. 
 

B) Has the applicant control over the adjoining sites(s) or the 
agreement of their owners? 

Party wall owners’ consent has been provided from the owners of No. 4 
Byrnes Avenue to the east. 
 

C) What are the impacts on the amenity and/or development 
potential of adjoining sites? 

As noted earlier in this report regarding privacy, solar access, excavation, 
and other potential amenity issues, the proposed alterations and additions 
will not result in any significant amenity impacts for the adjoining property 
to the east, No. 4 Byrnes Avenue. While some solar impacts have been 
noted to the east, this impact is not considered to be unreasonable given 
the orientation of the site. 
 

D) Are there arrangements in place for the maintenance of the wall 
or gutters? 

Conditions are recommended to ensure appropriate stormwater measures 
are constructed (see Condition C10). 
 

As a consequence of the above discussion, it is considered that the 
proposed additions are acceptable on merit on the primary basis that they 
are broadly consistent with existing development in the area that will not 
have any significant adverse environmental impacts for adjoining 
properties or the streetscape. 

 
Rear 
 

Northern rear boundary 

Existing 9.1m (Ground/subfloor – dwelling) 
7.5m (Ground – Rear Deck) 

Proposed 7.8m (Ground/lower ground – dwelling) 
5.3-7.2m (Rear pergola) 

 

The proposed reduced rear setback will not be consistent with the rear 
setbacks of Nos. 4 and 6 Byrnes Avenue (6.7-9.9m and 8.4m, respectively). 
Nevertheless, the proposed reduced rear setback is considered to be 
acceptable on merit on the basis that it is unlikely to result in significant 
additional amenity impacts upon adjoining properties, as demonstrated 
elsewhere in this report. 
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Form, massing & scale Yes The proposed works are consistent with the built form, massing, and scale 
within the area, and will not significantly alter the current footprint and 
scale of the building. The works to the rear increase the area of indoor and 
outdoor living spaces without resulting in the substantial loss of landscaped 
area. 
 

The visual appearance of the proposed built form and materials for the rear 
extensions are also consistent with development along Byrnes Avenue, 
with original dwellings along the street retained for their heritage 
significance and modern additions and extensions confined to the rear of 
the site. The works will not be visible from the public domain, and these 
works will replace a relatively modern rear addition and balcony/deck. This 
is consistent with the modern rear sections of surrounding dwellings which 
are submissive to the original dwelling. 

Built form character Yes The existing heritage appearance of the dwelling as viewed from the street 
will not be altered. The remaining proposed works are largely internal and 
confined to the rear of the site and are unlikely to result in adverse solar, 
privacy or bulk impacts upon neighbouring properties or the public domain. 
The visual appearance and materials of the rear extensions are also 
consistent with development along Byrnes Avenue, where modern 
additions have been confined to the rear of heritage properties. 

Dwelling entry N/A The proposed modifications will have no impact on the existing dwelling 
entry. 

Roofs Yes The proposed additions will have a pitched roof at the rear, which is 
consistent with the characteristic roof forms of the surrounding area, 
particularly for the nearby and adjoining heritage items. 

Colours and materials Yes The works proposing to extend the dwelling and deck to the rear will be 
sympathetic to the existing dwelling with the use of recessive colours, and 
traditional materials such as timber for the cladding over the rear 
extension.  The use of timber is supported by Council’s Conservation 
Planner and the additions do not introduce an excessive amount of glazing. 
Conditions have been recommended to ensure that existing and proposed 
brickwork and sandstone are appropriately conserved and laid to match 
the existing heritage dwelling (see conditions C7, C19). 

1.5 Quality urban environment 
High quality residential 
accommodation 

Yes The internal amenity for the dwelling will be substantially improved 
through a reconfiguration of interior spaces to create large living areas and 
greater connectivity to the rear garden. 

Site coverage, 
Landscaped area, and 
Unbuilt-upon Area 

No 
(Acceptable 

on merit) 

The proposed site coverage, landscaped area and un-built upon area is 
indicated in the table below. 
 

Site Area: 
259.2m2 

Existing Proposed Complies 

Site 
Coverage 
50% (max) 

55.59% 
(144.1m2) 

55.59% 
(144.1m2) 

No 
(Unchanged) 

Landscaped 
area 
30% (min) 

12.96% 
(33.6m2) 

20.06% 
(52m2) 

No 
(Increased) 

Un-built 
upon area 
20% (max) 

31.44% 
(81.5m2) 

24.34% 
(63.1m2) 

No 
(Reduced) 

 

Whilst all three levels are not compliant with their respective controls, the 
existing non-compliance in site coverage is not changing the landscaped 
area is being increased and unbuilt-upon area is being reduced. The 
proposal would improve the current position in terms of compliance with 
sections 1.5.5 and 1.5.6 in NSDCP2013 
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Safety and Security Yes Safety and security would not be compromised as a result of the subject 
development application. 

Parking and vehicular 
access 

Yes The existing parking and access for the subject site will be retained. 

Landscaping and front 
gardens 

Yes Landscaping across the site will be enhanced through additional 
landscaped areas replacing paving, and a new planting scheme with new 
trees to replace existing weed species. 

Garbage Storage Yes The existing garbage storage in the front setback is unchanged by the 
proposal. 

1.6 Efficient use of resources 
Energy efficiency Yes The applicant has submitted a valid BASIX Certificate to satisfy the 

requirements of the BASIX SEPP. 

Stormwater 
management 

Yes All stormwater pipes will connect to the existing system. Council’s 
Development Engineer has recommended appropriate conditions in this 
regard (see Condition C10). 

 
North Cremorne Planning Area (Waters Neighbourhood) 
 
Consideration has been given to the Character Statement for the North Cremorne Planning Area 
in Part C of NSDCP 2013, particularly Section 5.3 (Waters Neighbourhood) where this site is 
located. The proposal is acceptable as the proposed works are primarily located to the rear of the 
site and are visually recessive. The works are consequently compatible with existing development 
in the neighbourhood. 
 
LOCAL INFRASTRUCTURE CONTRIBUTIONS PLAN 
 
The subject application has been assessed against the North Sydney Local Infrastructure 
Contribution Plan 2020 and is subject to payment of contributions towards the provision of local 
infrastructure. The contributions payable has been calculated in accordance with Council’s 
Contributions Plan as follows: 
 
Contribution amounts payable 
 

Applicable contribution type 
  

s7.12 contribution details Development cost:  $319,630.00 

(payment amount subject to 
indexing at time of payment) 

Contribution:  $3,196.00 

 
A condition is recommended requiring payment prior to issue of any Construction Certificate (refer 
to Condition C15). 
 
ALL LIKELY IMPACTS OF THE DEVELOPMENT 
 
All likely impacts of the proposed development have been considered within the context of this 
report. 
 
ENVIRONMENTAL APPRAISAL  CONSIDERED 
 
1. Statutory Controls        Yes 
 
2. Policy Controls         Yes 
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3. Design in relation to existing building and natural environment  Yes 
 
4. Landscaping/Open Space Provision      Yes 
 
5. Traffic generation and Carparking provision     Yes 
 
6. Loading and Servicing facilities       N/A 
 
7. Physical relationship to and impact upon adjoining    Yes 
 development (Views, privacy, overshadowing, etc.) 
 
8. Site Management Issues       Yes 
 
9. All relevant S4.15 considerations of      Yes 
 Environmental Planning and Assessment (Amendment) Act 1979 
 
SUITABILITY OF THE SITE (Section 4.15 of the EPAA 1979) 
 
The proposal involves the construction of a rear addition to improve the amenity of the residents 
in a residential zone.  Consequently, the proposal is considered to be suitable for the subject site.  
 
SUBMISSIONS (Section 4.15 of the EPAA 1979) 
 
The application was notified to surrounding properties and the Parks Precinct Committee. Three 
submissions were received, raising various objections. The following matters were raised in the 
submissions (summarised, in italics): 
 
• The proposal will result in the loss of outlook and views of sky. 
 
See the comments regarding view impacts on page 12 of this report, where it was considered that 
the proposed extension of the building further towards the rear and western side boundaries, 
would be broadly consistent with the surrounding area, is compliant with the building height limit, 
and is unlikely to result in a significant impact upon the existing outlook enjoyed by the residents 
of Merlin Street to the west. It is also noted that this outlook is not identified as significant within 
the Waters Neighbourhood, and the overall amenity of neighbouring sites will be retained. 
 
• The proposal will result in unreasonable overshadowing to the rear of 33-35 Merlin Street. 
 
See the comments regarding solar access on page 13 of this report, where it was considered that 
the solar access impacts are relatively minor and will not affect the ability for the rear gardens of 
33-35 Merlin Street to continue to receive adequate solar access, particularly from 11am on 21 
June. 
 
• The proposed western windows will impact upon privacy. 
 
See the comments regarding privacy impacts on page 10 of this report, where it was considered 
that the new openings are unlikely to create significant additional privacy impacts for adjoining 
properties. In the case of the kitchen splashback window on the western elevation, it is 
recommended that this window be frosted/obscured by condition (see Condition C14). 
• The reduction of the western side setback from 2.7m to 1m will result in dramatically 

increased bulk and scale. 
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• The proposed roof sloping from west to east will result in a significantly increased bulk and 
scale. 

 
The proposal has been amended to reduce the overall height and visible bulk and scale, 
particularly to the west, of the proposed additions. See also the comments regarding setbacks, 
form massing and scale, and built form character on pages 11-13 of this report, which notes that 
the proposed works are broadly consistent with the surrounding area the area, which includes 
more contemporary additions to the rear and are unlikely to result in. 
 
• Concern regarding the heritage impact of the development upon the group of workers 

cottages. 
 
See the comments provided by Council’s Conservation Planner and the discussion again Clause 
5.10 of NSLEP 2013 on pages 6-7 and 9 of this report, where it was considered that the works will 
be sympathetic to the existing heritage item, including the retention of all significant fabric 
(particularly within the mostly intact southern section of the dwelling), and no visibility of the new 
works from the public domain. 
 
PUBLIC INTEREST (Section 4.15 of the EPAA 1979) 
 
The proposal would provide improved amenity for the residents without causing any 
unreasonable impacts to the area character, the streetscape, and/or adjoining properties so the 
proposal would not be contrary to the public interest. 
 
HOW WERE THE COMMUNITY VIEWS TAKEN INTO CONSIDERATION  
 
The subject application was notified to surrounding properties and the Parks Precinct Committee 
seeking comment and three submissions were received raising various concerns. Nevertheless, it 
is considered that the proposal will not have a significant impact upon the general amenity of 
adjoining properties or the neighbourhood and will be sympathetic to the existing heritage item 
and the surrounding area, subject to appropriate conditions of consent. 
 
CONCLUSION & REASONS FOR APPROVAL 
 
The development application has been assessed against the relevant planning instruments and 
policies, in particular the North Sydney Local Environmental Plan 2013 and the North Sydney 
Development Control Plan 2013, and generally found to be satisfactory. 
 
There would be no unreasonable additional or unreasonable overshadowing, view loss, privacy 
loss and/or bulk and scale given that the proposal involves mostly internal works that are modest 
in form and scale and are sympathetic to the existing heritage item within the Cremorne Point 
Conservation Area, with no significant loss of original internal or external fabric. A condition is 
recommended to ensure that the works will retain, re-use, and reinstate original fabric where 
possible. 
 
The proposed works will provide additional resident amenity through improved accessibility and 
the enhancement of private indoor space without negatively impacting upon the heritage 
significance of the heritage item, the neighbourhood character of the locality or the amenity of 
adjoining properties. 
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The application is considered to be acceptable in the circumstances and it is recommended for 
approval subject to standard and site specific conditions. 
 
RECOMMENDATION 
 
PURSUANT TO SECTION 4.16 OF ENVIRONMENTAL PLANNING AND ASSESSMENT ACT 1979 (AS 
AMENDED) 
 
THAT NSLPP exercising the functions of Council as the consent authority grant consent to 
Development Application No. 348/22 proposing alterations and additions to the existing semi-
detached dwelling upon land at No. 2 Byrnes Avenue, Neutral Bay, subject to the attached 
conditions: 
 
   
ANDREW BEVERIDGE ROBYN PEARSON 
ASSESSMENT OFFICER TEAM LEADER ASSESSMENTS 

 
 
 
STEPHEN BEATTIE 
MANAGER DEVELOPMENT SERVICES 
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NORTH SYDNEY COUNCIL 

CONDITIONS OF DEVELOPMENT APPROVAL 

2 BYRNES AVENUE, NEUTRAL BAY 

DEVELOPMENT APPLICATION NO. 348/22 

 

 
A. Conditions that Identify Approved Plans 
 
Development in Accordance with Plans/Documentation  
 
A1. The development must be carried out in accordance with the following drawings and 

documentation and endorsed with Council’s approval stamp, except where amended by 
the following conditions of this consent. 

 
No. Revision Title Drawn by Received 

A00 C Site Plan Creative Spaces Architects 24/04/2023 

D01 C Demolition Plan Creative Spaces Architects 24/04/2023 

A01 C Floor Plans Creative Spaces Architects 24/04/2023 

A02 C Rear & West Elevation Creative Spaces Architects 24/04/2023 

A03 D Roof Plan & Section A-A Creative Spaces Architects 24/04/2023 

A03A E Section B-B & East Elevation Creative Spaces Architects 24/04/2023 

1-2 - Colour, Materials & Finishes 
Schedule 

Creative Spaces Architects 14/11/2022 

2/3 B Landscape Plan – Site Plan Andrew Davies 24/04/2023 

3/3 B Landscape Plan – Plant Schedule 
(Schedule only) 

Andrew Davies 24/04/2023 

 
(Reason: To ensure that the form of the development undertaken is in accordance 

with the determination of Council, Public Information) 
 
Plans on Site  
 
A2. A copy of all stamped approved plans, specifications and documents (including the plans, 

specifications and documents submitted and approved with the Construction Certificate) 
must be kept on site at all times so as to be readily available for perusal by any officer of 
Council or the Principal Certifying Authority. 
 
All documents kept on site in accordance with this condition must be provided to any 
officer of the Council or the certifying authority upon their request. 

 
(Reason: To ensure that the form of the development undertaken is in accordance 

with the determination of Council, Public Information and to ensure 
ongoing compliance) 
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No Demolition of Extra Fabric  
 
A3. Alterations to, and demolition of the existing building shall be limited to that documented 

on the approved plans. 
 

(Reason: To ensure compliance with the approved development) 
 
C. Prior to the Issue of a Construction Certificate (and ongoing, where indicated) 
 
Dilapidation Report Damage to Public Infrastructure  
 
C1. A dilapidation survey and report (including photographic record) must be prepared by a 

suitably qualified consultant which details the pre-developed condition of the existing 
public infrastructure in the vicinity of the development site.  Particular attention must be 
paid to accurately recording any pre-developed damaged areas so that Council is fully 
informed when assessing any damage to public infrastructure caused as a result of the 
development.  A copy of the dilapidation survey and report is to be submitted to the 
Certifying Authority for approval prior to the issue of any Construction Certificate. 
 
The developer may be held liable for all damage to public infrastructure in the vicinity of 
the site, where such damage is not accurately recorded and demonstrated as pre-existing 
under the requirements of this condition. 

 
The developer shall bear the cost of carrying out works to restore all public infrastructure 
damaged as a result of the carrying out of the development, and no occupation of the 
development shall occur until damage caused as a result of the carrying out of the 
development is rectified. 
 
A copy of the dilapidation survey and report must be lodged with North Sydney Council 
by the Certifying Authority with submission of the Construction Certificate 
documentation. 
 
(Reason: To record the condition of public infrastructure prior to the 

commencement of construction) 
 
Dilapidation Survey Private Property (Neighbouring Buildings)  
 
C2. A photographic survey and dilapidation report of adjoining property No. 4 Byrnes Avenue 

detailing the physical condition of the property, both internally and externally, including, 
but not limited to, such items as walls, ceilings, roof, structural members and other similar 
items, SHALL BE submitted to the Certifying Authority for approval prior to the issue of 
any Construction Certificate. The survey and report are to be prepared by an appropriately 
qualified person agreed to by both the applicant and the owner of the adjoining property. 
A copy of the report is to be provided to Council, if Council is not the Certifying Authority, 
prior to the issue of any Construction Certificate. 
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All costs incurred in achieving compliance with this condition shall be borne by the person 
entitled to act on this Consent. 

 
In the event that access for undertaking the photographic survey and dilapidation report 
is denied by an adjoining owner, the applicant MUST DEMONSTRATE, in writing, to the 
satisfaction of Council that all reasonable steps have been taken to obtain access and 
advise the affected property owner of the reason for the survey and that these steps have 
failed. Written concurrence must be obtained from Council in such circumstances.   

 
Note: This documentation is for record keeping purposes only and may be used by an 

applicant or affected property owner to assist in any action required to resolve 
any dispute over damage to adjoining properties arising from the works. It is in 
the applicant’s and adjoining owner’s interest for it to be as full and detailed as 
possible. 

 
(Reason: Proper management of records) 

 
Dilapidation Report Private Property (Excavation)  
 
C3. A full dilapidation survey and report on the visible and structural condition of all 

neighbouring structures within the ‘zone of influence’ of the required excavations must 
be submitted to the Certifying Authority for approval prior to the issue of any Construction 
Certificate.  The zone of influence is to be defined as the horizontal distance from the edge 
of the excavation face to twice the excavation depth. 

 
The dilapidation report and survey are to be prepared by a consulting structural/
geotechnical engineer agreed to by both the applicant and the owner of any affected 
adjoining property. 

 
All costs incurred in achieving compliance with this condition shall be borne by the person 
entitled to act on this Consent. 

 
In the event that access for undertaking the dilapidation survey is denied by an adjoining 
owner, the applicant MUST DEMONSTRATE, in writing, to the satisfaction of Council that 
all reasonable steps have been taken to obtain access and advise the affected property 
owner of the reason for the survey and that these steps have failed.  Written concurrence 
must be obtained from Council in such circumstances. 

 
Note: This documentation is for record keeping purposes only and may be used by the 

developer or affected property owner to assist in any action required to resolve 
any dispute over damage to adjoining properties arising from the works.  It is in 
the applicant’s and adjoining owner’s interest for it to be as full and detailed as 
possible. 

 
(Reason: To record the condition of property/ies, prior to the commencement of 

construction) 
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Structural Adequacy of Existing Building   
 
C4. A report prepared by an appropriately qualified and practising structural engineer, 

certifying the structural adequacy of the property and its ability to withstand the proposed 
additional, or altered structural loads during all stages of construction shall be submitted 
to the Certifying Authority for approval prior to issue of any Construction Certificate. The 
certified report must also include all details of the methodology to be employed in 
construction phases to achieve the above requirements.  The methodology in the certified 
report must be complied with at all times. 

 
(Reason: To ensure the structural integrity of the building is maintained) 
 

Sediment Control  
 
C5. Where construction or excavation activity requires the disturbance of the soil surface or 

existing vegetation, erosion and sediment control techniques, as a minimum, are to be in 
accordance with the publication Managing Urban Stormwater: Soils and Construction (4th 
edition, Landcom, 2004) commonly referred to as the “Blue Book” or a suitable and 
effective alternative method. 
 
A Sediment Control Plan must be prepared and submitted to the Certifying Authority for 
approval prior to the issue of any Construction Certificate and prior to any works 
commencing. The Sediment Control Plan must be consistent with the Blue Book and 
disclose: 

 

a) All details of drainage to protect and drain the site during the construction 
processes; 

 

b) All sediment control devices, barriers and the like; 
 

c) Sedimentation tanks, ponds or the like; 
 

d) Covering materials and methods; and 
 

e) A schedule and programme of the sequence of the sediment and erosion control 
works or devices to be installed and maintained. 

 

f) Methods for the temporary and controlled disposal of stormwater during 
construction. 

 
All works must be undertaken in accordance with the approved Sediment Control plan. 
 
The Certifying Authority must ensure that the building plans and specifications submitted, 
referenced on and accompanying the issued Construction Certificate, fully satisfy the 
requirements of this condition. 

 
(Reason: To protect the environment from the effects of sedimentation and erosion 

from development sites) 
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Waste Management Plan  
 
C6. A Waste Management Plan is to be submitted for approval by the Certifying Authority 

prior to the issue of any Construction Certificate.  The plan must include, but not be limited 
to: 

 
a) The estimated volume of waste and method of disposal for the construction and 

operation phases of the development; 
b) The design of the on-site waste storage and recycling area; and 
c) Administrative arrangements for waste and recycling management during the 

construction process. 
 

The approved Waste Management Plan must be complied with at all times in the carrying 
out of the development. 
 
(Reason: To encourage the minimisation of waste and recycling of building waste) 
 

Colours, Finishes and Materials (Heritage Items)   
 
C7. A traditional palette of finishes, materials and colour schemes must be selected for the 

new building works appropriate to the architectural style of the original building and 
submitted to the Certifying Authority for approval prior to the issue of any Construction 
Certificate.  The Certifying Authority must ensure that the building plans and 
specifications submitted fully satisfy the requirements of this condition prior to the 
release of the Construction Certificate. 

 
(Reason: To ensure that exterior colours, finishes and materials are sympathetic to 

the significance of the heritage item.) 
 
Skylight(s)  
 
C8. Skylight flashing(s) and frame(s) to be coloured to match the roof material. Skylight(s) to 

sit no higher than 100 mm above roof plane when in a closed position. Plans and 
specifications which comply with this condition must be submitted to the Certifying 
Authority for approval prior to the issue of any Construction Certificate.  
 
The Certifying Authority must ensure that the building plans and specifications submitted 
fully satisfy the requirements of this condition.  

 
(Reason: To minimise the visual impact of the skylight(s) on the roof plane) 

 
Work Zone  
 
C9. If a Work Zone is proposed, an application must be made to the North Sydney Local Traffic 

Committee to install the ‘Work Zone’. A Work Zone permit is required to be issued by the 
Council prior to the issue of any Construction Certificate.  
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Work Zones are provided specifically for the set down and pick up of materials and not 
for the parking of private vehicles associated with the site. Works Zones will generally not 
be approved where there is sufficient space on-site for the setting down and picking up 
of goods being taken to or from a construction site.  If the Work Zone is approved by the 
Committee, the Applicant must obtain a written copy of the related resolution from the 
North Sydney Local Traffic Committee and submit a copy of this to the Certifying Authority 
to enable issue of the Construction Certificate. 

 
Where approval of the ‘Work Zone’ is given by the Committee, the requirements of the 
Committee, including installation of the necessary ‘Work Zone’ signage and payment of 
any fees, must occur prior to commencement of any works on the site.  Further, at the 
expiration of the Work Zone approval, the developer is required to remove the Work Zone 
signs and reinstate any previous signs, all at the developer's cost. The requirements 
imposed by the Committee on the Work Zone permit (or permits) must be complied with 
at all times. 

 
(Reason:  Amenity and convenience during construction) 

 
Stormwater Disposal   
 
C10. Stormwater runoff generated by the approved development must be conveyed by gravity 

to the existing site stormwater drainage disposal system.  A licensed tradesman shall 
install plumbing components to achieve this requirement in accordance with the BCA and 
current plumbing standards and guidelines. Plans and specifications which comply with 
this condition must be submitted to the Certifying Authority for approval prior to the issue 
of any Construction Certificate.  The Certifying Authority must ensure that the building 
plans and specifications submitted, referenced on and accompanying the issued 
Construction Certificate, fully satisfy the requirements of this condition. 

 
(Reason: To ensure appropriate provision for disposal and stormwater 

management arising from the development) 
 
Bond for Damage and Completion of Infrastructure Works - Stormwater, Kerb and Gutter, 
Footpaths, Vehicular Crossing and Road Pavement  
 
C11. Prior to the issue of any Construction Certificate, security deposit or bank guarantee must 

be provided to Council to the sum of $5,000.00 to be held by Council for the payment of 
cost for any/all of the following: 
 
a) making good any damage caused to any property of the Council as a consequence 

of the doing of anything to which this consent relates, 
 
b) completing any public work (such as road work, kerbing and guttering, footway 

construction, stormwater drainage and environmental controls) required in con-
nection with this consent. 

 

http://www.austlii.edu.au/au/legis/nsw/consol_act/epaaa1979389/s4.html#environment
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c) remedying any defects in any such public work that arise within six months after 
the work is completed. 

 
The security required by this condition and in the schedule contained later in these 
conditions must be provided by way of a deposit with the Council; or other such guarantee 
that is satisfactory to Council (such as a bank guarantee). Any guarantee provided as 
security must name North Sydney Council as the nominated beneficiary and must not be 
subject to an expiry date. 

 
The security will be refundable following the expiration of six months from the issue of 
any final Occupation Certificate or completion of public work required to be completed 
(whichever is the latest) but only upon inspection and release by Council’s Engineers. 
 
Council shall have full authority to make use of the bond for such restoration works as 
deemed necessary by Council in circumstances including the following: 
 

• where the damage constitutes a hazard in which case Council may make use of 
the security immediately; 

• the applicant has not repaired or commenced repairing damage within 48 hours 
of the issue by Council in writing of instructions to undertake such repairs or 
works; 

• works in the public road associated with the development are to an unacceptable 
quality; and 

• the Certifying Authority must ensure that security is provided to North Sydney 
Council prior to issue of any Construction Certificate. 

 
(Reason: To ensure appropriate security for works on public land and an 

appropriate quality for new public infrastructure) 
 

Protection of Trees  
 
C12. The following tree(s) are required to be protected and retained as part of the 

development consent in accordance with AS 4970-2009 - Protection of trees on 
development sites: 

 

Tree Location Height 
Existing vegetation, including 
Beaucarnea recurvata 

Front setback of 2 Byrnes Avenue. 5m 

1 x Melaleuca bracteata 
‘Revolution Gold’ 

Rear setback of 33 Merlin Street adjacent to the western 
side boundary of 2 Byrnes Avenue. 

- 

 
Plans and specifications complying with this condition must be submitted to the Certifying 
Authority for approval prior to the issue of any Construction Certificate. The Certifying 
Authority must ensure that the building plans and specifications submitted, referenced 
on, and accompanying the issued Construction Certificate, fully satisfy the requirements 
of this condition. 
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Any tree(s) shown as being retained on the approved plans (regardless of whether they 
are listed in the above schedule or not) must be protected and retained in accordance 
with this condition.  
 
(Reason: Protection of existing environmental and community assets) 

 
Approval for Removal of Trees  
 
C13. The following tree(s) are approved for removal in accordance with the development 

consent: 
 

Trees that are acceptable to remove Location Height 

Trees and vegetation including Ligustrum  
lucidum and other environmental weeds  

Rear setback of 2 Byrnes 
Avenue. 

Various 

 
Removal of any other tree on the site is not approved, excluding species exempt under 
Council’s Tree Preservation Order. Any tree(s) shown as being retained on the approved 
plans (regardless of whether they are listed in the above schedule or not) must be 
protected and retained in accordance with this condition.  
 
(Reason: Protection of existing environmental and community assets) 

 
Privacy  
 
C14. The following must be applied to the proposed development to protect privacy for the 

adjoining properties: 
 

(a) The ground floor level kitchen splashback window (W03) on the western side 
elevation, must be fitted with frosted glazing or equivalent. Opaque films applied 
to transparent glass that may be easily removed are not permitted; 

 
The Certifying Authority must ensure that the building plans and specifications submitted 
by the Applicant, referenced on, and accompanying the issued Construction Certificate, 
fully satisfy the requirements of this condition. 
 
(Reason: To protect the privacy for adjoining properties.) 

 
Section 7.12 Contributions  
 
C15. A monetary contribution pursuant to the provisions of Section 7.12 of the Environmental 

Planning and Assessment Act 1979 is to be paid to Council, in accordance with the North 
Sydney Council’s Contribution Plan. Based on the cost of development a total contribution 
of $3,196.00 is to be paid to Council to provide for additional local infrastructure 
Improvements.  
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The contribution MUST BE paid prior to the issue of any Construction Certificate. 
The above amount will be adjusted for inflation by reference to the Consumer Price (All 
Ordinaries) Index applicable at the time of the payment of the contribution. 
 
A copy of the North Sydney Contribution Plan can be viewed at North Sydney Council’s 
Customer Service Centre, 200 Miller Street, North Sydney or downloaded via Council’s 
website at www.northsydney.nsw.gov.au 
 
(Reason: To retain a level of service for the existing population and to provide the 

same level of service to the population resulting from new development) 
 
Security Deposit/Guarantee Schedule  
 
C16. All fees and security deposits/guarantees in accordance with the schedule below must be 

provided to Council prior to the issue of any Construction Certificate: 
 

Security deposit/ guarantee Amount ($) 

Infrastructure Damage Bond $5,000.00 

TOTAL BONDS $5,000.00 

 
Note: The following fees are applicable 

 

Fees Amount ($) 

Section 7.12 Development Contributions $3,196.00 

TOTAL FEES $3,196.00 

 
(Reason: Compliance with the development consent) 

 
BASIX Certificate  
 
C17. Under clause 97A(3) of the Environmental Planning and Assessment Regulation 2000, it is 

a condition of this development consent that all the commitments listed in BASIX 
Certificate No. A495151, dated 26 April 2023 for the development are fulfilled. Plans and 
specifications complying with this condition must be submitted to the Certifying Authority 
for approval prior to the issue of any Construction Certificate. The Certifying Authority 
must ensure that the building plans and specifications submitted, referenced on and 
accompanying the issued Construction Certificate, fully satisfy the requirements of this 
condition. 
 
(Reason: To ensure the proposed development will meet the Government’s 

requirements for sustainability and statutory requirements) 
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Amendments to the Landscape Plan  
 
C18. The plans approved as per Condition A1 of this consent, must be amended as follows:  
 

1) Ligustrum lucidum and other environmental weeds within the rear setback of 2 
Byrnes Avenue shall be removed. 

 
Amended plans complying with this condition must be submitted to the Certifying 
Authority for approval prior to the issue of any Construction Certificate. The Certifying 
Authority must ensure that the amended plans and specifications submitted fully satisfy 
the requirements of this condition. 
 
(Reason: To ensure an appropriate landscaped context and to demonstrate 

compliance with Council’s controls) 
 
Heritage Requirements 
 
C19. Details demonstrating compliance with the following are to be submitted with the 

Construction Certificate: 
 

a) The original internal glazed door that is to be removed in the hallway is to be 
salvaged for re-use and/or re-sale to ensure that heritage-significant architectural 
features remain available to the community. 

 
b) The windows and doors on the original dwelling are to have a traditional painted 

finish. All other new timber windows and doors may have a stained or painted 
finish.  

 
c) The wall cladding is to have a painted, not stained finish. 
 
d) New metal roof sheeting is to have a corrugated profile.  

 
The Certifying Authority must ensure that the building plans and specifications submitted 
fully satisfy the requirements of this condition. 

 
(Reason: To ensure the use of materials and built elements are consistent and 

sympathetic to the character of the conservation area and the original 
dwelling) 

 
D. Prior to the Commencement of any Works (and continuing where indicated) 
 
Protection of Trees  
 
D1. All trees that are specifically nominated to be retained by notation on plans or by 

condition as a requirement of this consent must be maintained and protected during 
demolition, excavation, and construction on the site in accordance with AS4970-2009 
(Protection of trees on development sites). 
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A report containing recommendations, and methods of tree protection prepared by an 
appropriately qualified person must be provided to the Certifying Authority for approval 
by an appropriately qualified person prior to commencement of any works on the site. 
Any recommendations must be undertaken for the duration of works on the site. 
 
Sensitive construction techniques including hand excavation, pier and beam construction, 
and the flexible location of piers/footings shall be used within the Tree Protection Zone of 
any protected tree. No roots greater than 40mm shall be cut. No stormwater or any other 
underground services shall be directed through the Tree Protection Zone of any protected 
tree. 
 
Sensitive construction techniques including hand excavation, pier and beam construction, 
and the flexible location of piers/footings shall be used within the Tree Protection Zone of 
any protected tree. No roots greater than 40mm shall be cut. No canopy pruning shall be 
permitted. 

 
(Reason:  To ensure compliance with the requirement to retain significant planting 

on the site) 
 
Temporary Fences and Tree Protection  
 
D2. All protected trees on-site that are specifically nominated as per Condition C12 to be 

retained by notation on plans or by condition as a requirement of this consent must be 
tagged with luminous tape or the like for purposes of identification prior to demolition, 
excavation or construction works and must remain so for the duration of works on the 
site.  No materials or builders’ waste are to be stored in the vicinity of the nominated 
tree/trees at any time. 

 
Appropriate fencing or barricades in accordance with AS4970-2009 (Protection of trees 
on development sites), not less than the distance shown in the schedule hereunder, must 
be installed to the satisfaction of the Certifying Authority prior to demolition or 
commencement of any works and must be maintained for the duration of the works: 

 
(Reason: To protect the trees to be retained on the site during construction works) 

 
Public Liability Insurance - Works on Public Land  
 
D3. Any person or contractor undertaking works on public land must take out Public Risk 

Insurance with a minimum cover of $20 million in relation to the occupation of public land 
and the undertaking of approved works within Council’s road reserve or public land, as 
approved by this consent.  The Policy is to note and provide protection/full 
indemnification for North Sydney Council, as an interested party.  A copy of the Policy 
must be submitted to Council prior to commencement of any works.  The Policy must be 
valid for the entire period that the works are being undertaken. 
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Note: Applications for hoarding permits, vehicular crossings etc will require evidence of 
insurance upon lodgement of the application. 

 
(Reason: To ensure the community is protected from the cost of any claim for 

damages arising from works on public land) 
 

Commencement of Works’ Notice  
 

D4. Building work, demolition or excavation in accordance with this development consent 
must not be commenced until the developer has given at least two days’ notice to North 
Sydney Council of the person’s intention to commence building work, demolition or 
excavation in accordance with this development consent. 

 
(Reason: To ensure appropriate safeguarding measures are in place prior to the 

commencement of any building work, demolition or excavation) 
 
E. During Demolition and Building Work 
 
Reuse of Sandstone   
 
E1. Sandstone blocks (if any) removed from the site are to be either stored for re-use on site 

or offered to Council in the first instance. 
 

Note: The provisions of the Heritage Act may also apply to altering any sandstone 
elements on any site. 

 
(Reason: To allow for preservation of cultural resources within the North Sydney 

Council area) 
 
Parking Restrictions  

 
E2. Existing public parking provisions in the vicinity of the site must be maintained at all times 

during works. The placement of any barriers, traffic cones, obstructions or other device in 
the road shoulder or kerbside lane is prohibited without the prior written consent of 
Council. Changes to existing public parking facilities/restrictions must be approved by the 
North Sydney Local Traffic Committee. The Developer will be held responsible for any 
breaches of this condition and will incur any fines associated with enforcement by Council 
regulatory officers. 
 
(Reason: To ensure that existing kerbside parking provisions are not compromised 

during works) 
 



2 BYRNES AVENUE, NEUTRAL BAY 
DEVELOPMENT APPLICATION NO. 348/22 Page 13 of 25 

 

September 2013 v1 

Road Reserve Safety   
 
E3. All public footways and roadways fronting and adjacent to the site must be maintained in 

a safe condition at all times during the course of the development works, with no 
obstructions caused to the said footways and roadways. Construction materials and plant 
must not be stored in the road reserve without approval of Council. A safe pedestrian 
circulation route and a pavement/route free of trip hazards must be maintained at all 
times on or adjacent to any public access ways fronting the construction site. 

 
Where public infrastructure is damaged, repair works must be carried out in when and as 
directed by Council officers (at full Developer cost). Where pedestrian circulation is 
diverted on to the roadway or verge areas, clear directional signage and protective 
barricades must be installed in accordance with AS1742-3 (1996) “Traffic Control Devices 
for Work on Roads”. If pedestrian circulation is not satisfactorily maintained across the 
site frontage, and action is not taken promptly to rectify the defects, Council may 
undertake proceedings to stop work. 

 
(Reason: Public Safety) 

 
Temporary Disposal of Stormwater Runoff  
 
E4. During construction, stormwater runoff must be disposed in a controlled manner that is 

compatible with the erosion and sediment controls on the site. Immediately upon 
completion of any impervious areas on the site (including roofs, driveways, paving) and 
where the final drainage system is incomplete, the necessary temporary drainage systems 
must be installed to reasonably manage and control runoff as far as the approved point 
of stormwater discharge. Such ongoing measures must be to the satisfaction of the 
Certifying Authority. 

 
(Reason: Stormwater control during construction) 

 
Removal of Extra Fabric  
 
E5. Should any portion of the existing building, trees, or curtilage of the site which is indicated 

on the approved plans to be retained be damaged for whatever reason, all the works in 
the area of the damaged portion are to cease and written notification of the damage is to 
be given to Council forthwith.  No work is to resume until the written approval of Council 
to do so is obtained.  Failure to comply with the provisions of this condition may result in 
the Council taking further action including legal proceedings if necessary. 

 
(Reason: To ensure compliance with the terms of this development consent) 

 
Dust Emission and Air Quality  
 
E6. The following must be complied with at all times: 
 

(a) Materials must not be burnt on the site. 
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(b) Vehicles entering and leaving the site with soil or fill material must be covered. 
 
(c) Dust suppression measures must be carried out to minimise wind-borne emissions 

in accordance with the NSW Department of Housing’s 1998 guidelines - Managing 
Urban Stormwater: Soils and Construction. 

 
(d) Odour suppression measures must also be carried out where appropriate so as to 

prevent nuisance occurring at adjoining properties. 
 
(Reason: To ensure residential amenity is maintained in the immediate vicinity) 

 
Noise and Vibration  
 
E7. The works must be undertaken in accordance with the “Interim Construction Noise 

Guideline,” published by the NSW Environment Protection Authority, to ensure excessive 
levels of noise and vibration do not occur so as to minimise adverse effects experienced 
on any adjoining land. 

 
(Reason: To ensure residential amenity is maintained in the immediate vicinity) 
 

No Work on Public Open Space  
 
E8. No work can be undertaken within adjoining public lands (i.e., Parks, Reserves, Roads etc) 

without the prior written consent of Council.  In this regard the developer is to liaise with 
Council prior to the commencement of any design works or preparation of a Construction 
and Traffic Management Plan. 

 
(Reason: Protection of existing public infrastructure and land and to ensure public 

safety and proper management of public land) 
 
Developer's Cost of Work on Council Property  
 
E9. The developer must bear the cost of all works associated with the development that 

occurs on Council’s property, including the restoration of damaged areas. 
 

(Reason: To ensure the proper management of public land and funds) 
 
No Removal of Trees on Public Property  
 
E10. No trees on public property (footpaths, roads, reserves, etc.) unless specifically approved 

by this consent shall be removed or damaged during construction including for the 
erection of any fences, hoardings or other temporary works. 

 
(Reason: Protection of existing environmental infrastructure and community 

assets) 
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Protection of Trees  
 
E11. All trees required to be retained, as part of this consent must be protected from any 

damage during construction works in accordance with AS4970-2009. In the event that any 
tree required to be retained is damaged during works on the site, notice of the damage 
must be given to Council forthwith. 

 
Notes: 
1) If the nominated tree is damaged to a significant degree or removed from the site 

without prior written approval being obtained from Council, the issuing of fines or 
legal proceedings may be commenced for failure to comply with the conditions of 
this consent. 

2) An application to modify this consent pursuant to Section 96 of the Environmental 
Planning and Assessment Act 1979 will be required to address the non-compliance 
with any of the conditions of consent relating to the retention of nominated trees, 
and Council may require tree replenishment. 

 
(Reason: Protection of existing environmental infrastructure and community 

assets) 
 
Trees to be Removed   
 
E12. All trees on the site must be protected and retained save for those expressly identified 

below as being approved for removal: 
 

Trees that are acceptable to remove Location Height 

Trees and vegetation including Ligustrum 
lucidum and other environmental weeds  

Rear setback of 2 Byrnes Avenue Various 

 
(Reason: To ensure compliance with the terms of this development consent) 

 
Special Permits  
 
E13. Unless otherwise specifically approved in writing by Council, all works, processes, storage 

of materials, loading and unloading associated with the development must occur entirely 
on the property. 
 
The developer, owner or builder may apply for specific permits available from Council’s 
Customer Service Centre for the undermentioned activities on Council’s property.  In the 
event that a permit is granted by Council for the carrying out of works, processes, storage 
of materials, loading and unloading associated with the development on Council's 
property, the development must be carried out in accordance with the requirements of 
the permit. A minimum of forty-eight (48) hours’ notice is required for any permit: 
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1) On-street mobile plant 
 

E.g., cranes, concrete pumps, cherry-pickers, etc. - restrictions apply to the hours 
of operation, the area of operation, etc.  Separate permits are required for each 
occasion and each piece of equipment.  It is the developer's, owner’s and builder’s 
responsibilities to take whatever steps are necessary to ensure that the use of any 
equipment does not violate adjoining property owner’s rights. 

 
(Reason: Proper management of public land) 

 
2) Hoardings 
 

Permits are required to erect Class A and Class B hoardings.  If an ‘A’ Class hoarding 
is to alienate a section of Council’s property, that section will require a permit for 
the occupation of Council’s property. 

 
(Reason: Proper management of public land) 

 
3) Storage of building materials and building waste containers (skips) on Council’s 

property 
 

Permits to utilise Council property for the storage of building materials and 
building waste containers (skips) are required for each location.  Failure to obtain 
the relevant permits will result in the building materials or building waste 
containers (skips) being impounded by Council with no additional notice being 
given. Storage of building materials and waste containers on open space reserves 
and parks is prohibited. 

 
(Reason: Proper management of public land) 

 
4) Kerbside restrictions, construction zones 
 

Attention is drawn to the existing kerbside restrictions adjacent to the 
development.  Should alteration of existing kerbside restrictions be required, or 
the provision of a construction zone, the appropriate application must be made 
and the fee paid to Council.  Alternatives to such restrictions may require referral 
to Council’s Traffic Committee and may take considerable time to be resolved.  An 
earlier application is suggested to avoid delays in construction programs. 

 
(Reason: Proper management of public land) 
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Noxious Plants  
 
E14. All lantana, privet, rubber trees, asthma weed, and other declared noxious plants on the 

site, must be eradicated before the commencement of landscape works. 
 

(Reason: To ensure that plants identified as weed species are not allowed to 
proliferate or interfere with a quality landscaping outcome) 

 
Construction Hours   
 
E15. Construction activities and works approved under this consent must be carried out only 

within the hours stipulated in the following table: 
 

Standard Construction Hours 
Location Day Hours 

Residential Zones 

Monday - Friday 7.00 am - 5.00 pm 

Saturday 8.00 am - 1.00 pm 

Sunday, Public holiday No work permitted 

 
Construction activities for development approved under this consent must be carried out 
in accordance with the standard construction hours above and any Construction Noise 
Management Plan required under this consent. 
 
In the event of breach to the approved hours of construction Council take may take 
enforcement action under Part 9 of the EP&A Act 1979 and in accordance with Council’s 
adopted Compliance and Enforcement Policy. 

 
(Reason: To ensure that works do not interfere with reasonable amenity 

expectations of residents and the community) 
 

Installation and Maintenance of Sediment Control  
 
E16. Erosion and sediment controls must be installed and maintained at all times in accordance 

with the Sediment and erosion control plan submitted and approved with the 
Construction Certificate. 
 
Erosion and sediment measures must be maintained in accordance with the publication 
Managing Urban Stormwater: Soils and Construction (4th edition, Landcom, 2004), 
commonly referred to as the “Blue Book” and can only be removed when development 
activities have been completed and the site fully stabilised. 

 
(Reason: To protect the environment from the effects of sedimentation and erosion 

from development sites) 
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Sediment and Erosion Control Signage  
 
E17. A durable sign must be erected during building works in a prominent location on site, 

warning of penalties should appropriate erosion and sedimentation control devices not 
be maintained. A sign of the type referred to in this condition is available from Council. 

 
(Reason: To protect the environment from the effects of sedimentation and erosion 

from development sites) 
 
Site Amenities and Facilities  
 
E18. Where work involved in the erection and demolition of a building is being carried out, 

amenities which satisfy applicable occupational health and safety and construction safety 
regulations, including any WorkCover Authority requirements, must be provided and 
maintained at all times.  The type of workplace determines the type of amenities required. 

 
Further information and details can be obtained from the Internet at www.workcover.
nsw.gov.au. 

 
(Reason: To ensure the health and safety of the community and workers on the site) 

 
Health and Safety  
 
E19. All work undertaken must satisfy applicable occupational health and safety and 

construction safety regulations, including any WorkCover Authority requirements to 
prepare a health and safety plan.  Site fencing must be installed sufficient to exclude the 
public from the site.  Safety signs must be erected that warn the public to keep out of the 
site and provide a contact telephone number for enquiries. 

 
Further information and details regarding occupational health and safety requirements 
for construction sites can be obtained from the internet at www.workcover.nsw.gov.au. 

 
(Reason: To ensure the health and safety of the community and workers on the site) 

 
Prohibition on Use of Pavements  
 
E20. Building materials must not be placed on Council's footpaths, roadways, parks or grass 

verges, (unless a permit is obtained from Council beforehand). A suitable sign to this effect 
must be erected adjacent to the street alignment. 

 
(Reason: To ensure public safety and amenity on public land) 
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Plant and Equipment Kept Within Site  
 
E21. All plant and equipment used in the undertaking of the development/ works, including 

concrete pumps, wagons, lifts, mobile cranes, hoardings etc, must be situated within the 
boundaries of the site (unless a permit is obtained from Council beforehand) and so placed 
that all concrete slurry, water, debris and the like must be discharged onto the building 
site, and is to be contained within the site boundaries. 

 
Details of Council requirements for permits on public land for standing plant, hoardings, 
storage of materials and construction zones and the like are available on Council’s website 
at www.northsydney.nsw.gov.au. 
 
(Reason: To ensure public safety and amenity on public land) 

 
Waste Disposal  
 
E22. All records demonstrating the lawful disposal of waste must be retained and kept readily 

accessible for inspection by regulatory authorities such as North Sydney Council and the 
Environmental Protection Authority. 
 
(Reason: To ensure the lawful disposal of construction and demolition waste) 
 

F. Prescribed Conditions imposed under EP&A Act and Regulations and other relevant 
Legislation 

 

National Construction Code  
 
F1. All building work must be carried out in accordance with the provisions of the National 

Construction Code. 
 

(Reason: Prescribed - Statutory)  
 
Home Building Act  
 
F2. 1) Building work that involves residential building work (within the meaning and 

exemptions provided in the Home Building Act 1989) for which the Home Building 
Act 1989 requires there to be a contract of insurance under Part 6 of that Act must 
not be carried out unless the Principal Certifying Authority for the development 
to which the work relates has given North Sydney Council written notice of the 
contract of insurance being issued and of the following: 

 
a) in the case of work for which a principal contractor is required to be 

appointed: 
 

i) the name and licence number of the principal contractor, and 
ii) the name of the insurer by which the work is insured under Part 6 

of that Act, or 

http://www.northsydney.nsw.gov.au/
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(b) in the case of work to be done by an owner-builder: 
 

(i) the name of the owner-builder, and 
(ii) if the owner-builder is required to hold an owner-builder permit 

under that Act, the number of the owner-builder permit.  
 

2) If arrangements for doing residential building work are changed while the work is 
in progress such that the information submitted to Council in accordance with this 
conditions is out of date, work must cease and no further work may be carried out 
unless the Principal Certifying Authority for the development to which the work 
relates (not being the Council), has given the Council written notice of the updated 
information. 

 
Note: A certificate purporting to be issued by an approved insurer under Part 6 of the 

Home Building Act 1989 that states that a person is the holder of an insurance 
policy issued for the purposes of that Part is, for the purposes of this clause, 
sufficient evidence that the person has complied with the requirements of that 
Part. 

 
(Reason: Prescribed - Statutory) 

 
Appointment of a Principal Certifying Authority (PCA)  
 

F3. Building work, demolition or excavation in accordance with the development consent 
must not be commenced until the developer has appointed a Principal Certifying 
Authority for the building work in accordance with the provisions of the EP&A Act and its 
Regulations. 

 

(Reason: Statutory:  To ensure appropriate safeguarding measures are in place prior 
to the commencement of any building work, demolition or excavation) 

 

Construction Certificate  
 

F4. Building work, demolition or excavation in accordance with the development consent 
must not be commenced until a Construction Certificate for the relevant part of the 
building work has been issued in accordance with the provisions of the EP&A Act and its 
Regulations. 

 

(Reason: Statutory:  To ensure appropriate safeguarding measures are in place prior 
to the commencement of any building work, demolition or excavation) 
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Occupation Certificate  
 

F5. A person must not commence occupation or use of the whole or any part of a new building 
(new building includes an altered portion of, or an extension to, an existing building) 
unless an Occupation Certificate has been issued in relation to the building or part. Only 
the Principal Certifying Authority appointed for the building work can issue an Occupation 
Certificate. 

 

(Reason: Statutory) 

 

Mandatory Critical Stage Inspections  
 

F6. Building work must be inspected by the Principal Certifying Authority on the critical stage 
occasions prescribed by the EP&A Act and its Regulations, and as directed by the 
appointed Principal Certifying Authority.   

 

(Reason: Statutory) 

 

Excavation/Demolition  
 
F7. 1) All excavations and backfilling associated with the erection or demolition of a 

building must be executed safely and in accordance with appropriate professional 
standards. 

 
2) All excavations associated with the erection or demolition of a building must be 

properly guarded and protected to prevent them from being dangerous to life or 
property. 

 
3) Demolition work must be undertaken in accordance with the provisions of 

AS2601- Demolition of Structures. 
 

(Reason: To ensure that work is undertaken in a professional and responsible 
manner and protect adjoining property and persons from potential 
damage) 

 
Protection of Public Places  
 
F8. 1) A hoarding and site fencing must be erected between the work site and adjoining 

public place. 
 

2) If necessary, an awning is to be erected, sufficient to prevent any substance from, 
or in connection with, the work falling into the public place. 

 
3) The work site must be kept lit between sunset and sunrise if it is likely to be 

hazardous to persons in the public place. 
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4) Any such hoarding, fence or awning is to be removed when the work has been 
completed. 

 
5) No access across public reserves or parks is permitted. 

 
Note: Prior to the erection of any temporary fence or hoarding over property owned or 

managed by Council, written approval must be obtained. Any application needs 
to be accompanied by plans indicating the type of hoarding and its layout. Fees 
are assessed and will form part of any approval given. These fees must be paid 
prior to the approval being given. Approval for hoardings will generally only be 
given in association with approved building works, maintenance or to ensure 
protection of the public. An application form for a Hoarding Permit can be 
downloaded from Council’s website. 

 
(Reason: To ensure public safety and the proper management of public land) 

 
Site Sign  
 
F9. 1) A sign must be erected in a prominent position on the site 
 

a) stating that unauthorised entry to the work site is prohibited;  
 

b) showing the name of the principal contractor (or person in charge of the 
work site), and a telephone number at which that person may be 
contacted at any time for business purposes and outside working hours; 
and 

 
c) showing the name, address and telephone number of the Principal 

Certifying Authority for the work. 
 

2) Any such sign must be maintained while to building work or demolition work is 
being carried out but must be removed when the work has been completed. 

 
(Reason: Prescribed - Statutory) 

 
G. Prior to the Issue of an Occupation Certificate 
 
Infrastructure Repair and Completion of Works  
 
G1. Prior to the issue of any Occupation Certificate any and all works relating to the 

development: 
 
a. in the road reserve must be fully completed; and 
b. to repair and make good any damaged public infrastructure caused as a result of 

any works relating to the development (including damage caused by, but not 
limited to, delivery vehicles, waste collection, contractors, sub-contractors, 
concrete vehicles) must be fully repaired; 
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to the satisfaction of Council Engineers at no cost to Council. 
 

(Reason: Maintain quality of public assets) 
 
Works as Executed Drawings and Video  
 
G2. A works-as-executed survey drawing (W.A.E.) of the completed stormwater drainage 

system must be obtained. The W.A.E. survey drawing must show the alignment, depth 
and grade of the stormwater drainage pipelines, pits and ancillary plumbing. The W.A.E. 
survey drawing must be reviewed by a qualified and practising civil engineer and 
certification provided to the Certifying Authority that the as-built system achieves the 
design intent of the plans approved with the Construction Certificate. Certification must 
be provided with the W.A.E. survey drawing to the Certifying Authority prior to the issue 
of an Occupation Certificate. 
 
A copy of the W.A.E. survey drawing and certification must be submitted to the Council if 
it is not the Certifying Authority. 

 
(Reason: Compliance with the Consent) 

 
Damage to Adjoining Properties  
 
G3. All precautions must be taken to prevent any damage likely to be sustained to adjoining 

properties.  Adjoining owner property rights and the need for owner’s permission must 
be observed at all times, including the entering onto land for the purpose of undertaking 
works. 

 

(Reason: To ensure adjoining owner’s property rights are protected) 
 
Utility Services  
 
G4. All utility services shall be adjusted to the correct levels and/or location/s required by this 

consent, prior to issue of an occupation certificate. This shall be at no cost to Council. 
 

(Reason: To ensure compliance with the terms of this consent) 
 
Certification of Tree Condition  
 
G5. Prior to the issue of an Occupation Certificate, a report prepared by an appropriately 

qualified person (being an arborist or the like) must be submitted to the Certifying 
Authority, describing the health of the tree(s) specifically nominated below: 

 

Tree Location Height 

Existing vegetation, including 
Beaucarnea recurvata 

Front setback of 2 Byrnes Avenue. 5m 

1 x Melaleuca bracteata 
‘Revolution Gold’ 

Rear setback of 33 Merlin Street adjacent to the western 
side boundary of 2 Byrnes Avenue. 

- 
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The report must detail the condition and health of the nominated trees upon completion 
of the works and shall certify that the trees has/have not been significantly damaged 
during the works on the site and have reasonable prospects for survival. 
 

(Reason:  To ensure compliance with the terms of this consent) 
 
BASIX Completion Certificate  
 
G6. In accordance with Section 45 of the Environmental Planning and Assessment 

(Development Certification and Fire Safety) Regulation 2021, prior to issuing a final 
occupation certificate, the Principal Certifier must provide a BASIX completion receipt. 

 

(Reason: To ensure compliance with the Regulations) 
 
Landscaping  
 
G7. The landscaping shown in the approved landscape plans in Condition A1, and as amended 

by Condition C19 of this consent, must be completed prior to the issue of any Occupation 
Certificate. 

 

(Reason: To ensure compliance) 
 

Compliance with Certain Conditions  
 
G8. Prior to the issue of any Occupation Certificate, Conditions C14, C18 and C19 must be 

certified as having been implemented on site and complied with. 
 

(Reason: To ensure the development is completed in accordance with the 
requirements of this consent) 

 
I. Ongoing/Operational Conditions  
 
Single Occupancy  
 
I1. Nothing in this consent authorises the use of the premises other than for a single 

occupancy. 
 

(Reason: To ensure compliance with the terms of this consent) 
 
Maintenance of Approved Landscaping  
 

I2. The owner(s) of the dwelling at 35 Darley Street, Neutral Bay, is to maintain the 
landscaping approved by this consent generally in accordance with the approved plans in 
condition A1, and as amended by Condition C18 of this consent. 
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Any replacement plants required shall be advanced in growth and be selected to maintain 
the anticipated mature height, canopy density and nature of those plant species as 
originally approved. 

 
(Reason: To ensure maintenance of an appropriate landscaped setting) 
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lmages shows western boundary existing
screen planting: Melaleuca and Elaeocarpus spp as

main plants to apporx 4 to Smtr in height

general garden area to north 

-Ex Callistemon sp Ex Privets trees and

Existing Citrus trees

- 
Ex Privet tree

Ex Crepe Myrtle sp
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Ex Privet tree

Lands€pe DA Plan

lmages shows existing
street view

Site Analysis and lmages

Landscape plan
2 Byrnes Ave Neutral Bay
NSW 2089

Andrew Davies
landscape designer
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Retain existing Lillypilly privacy hedge and
Ponytail Palms

7 x Elaeocarpus reticulatus ( Blueberry Ash tree)
x45ltr, expected to grow to approximatley 6 metres plus in the

current location and environment

Retain existing timber fence

Remove Privet and all
shrubs etc in rear garden

See Architects plans for final site plan

Soft leaf Buffalo lawn with timber of galvanised garden edge

Site Plan

Landscape plan
2 Byrnes Ave Neutral Bay
NSW 2089

lssue:
B

13x Syzygium cascade x200mm pot, screening plants to all rear
boundary areas for lower tree shrub/privacy planting

Andrew Davies
landscape designer

Lands€pe DA Plan
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Site notes and Plant Schedule

LANDSCAPE GENERAL
SPECIFICATION AND NOTES

All landscape works and material supply, to be in
accordance with AS 4000, LCA guidelines and
Occupational Heahh & Safety standards.

All landscape works to comply with relevant
Australian Standards and relevant Building Codes
of Australia

All dimensions and locations to be checked on
site and confirmed by landscape site supervisor
before commencement of works

Do not scale from drawings. Dimensions take
preference

Plant schedule and quantities to be used as guide
only and to be confirmed by contactor before
final purchase of plants

Final plant positions to be determined on site (by
Landscape Supervisor).

DESIGN LIABILITY NOTE: No liability is accepted
by these plans. Contractors are required to check
ALL constuction facb, figures and relevant
information pertaining to the soft and hard scape
works to be performed. Should anomalies occur,
the designer or a representative of Andrew
Davies/Banksia Design Group must be contacted
and given due notice and sufiicient
documentation and, if required, due
compensation to allow for adjustmenVs to plans,
documentation etc

REMOVAL OF NOXIOUS WEEDS: As a duty of
care exisls for all contactors: if a noxious weed
exists onsite it should be removed afrer
discussion with the owner or site supervisor.

ENVI RONMENTAL MANAGEMENT AND
SEDIMENT CONTROL: All Landscape works to
adhere with Environmental Legislation outlined in
lhe Protection of the envircnment operations act
1997,by he EPA NSW.

It is highly recommended to use Dial Before You
Dig services - contact for information at
www.dialbeforevoudiq.com.au or call I 100.

TREES: All trees to be staked: use 2 x hardwood
50x50mm stakes and hessian webbing. See
detail

TURF: 1 . lnstall turf rolls diagonal to the fall of the
land. Roll turf following installation, and water as
required . Use soft leaf Buffalo sp

2. 50 - 70mm topsoil underlay to be used in
ground preparation .Note check ph after
consfuction and before laying turf, adjust as
required for optimum plant growlfr

SOIL:

1. Contractor is to check soil pH levels, two weeks
prior to planting, and allow for reasonable
adjustments, using lime or similar to ensure plant
viability

2. Break up exisiing ground surface using
mattock, rotary hoe or tactor tine as required

3. Topsoil sandy loam 50mm depth to turf areas.

4. Where necessary mound soil to assist in soil
drainage to avoid root rot and poor plant grovth

5. lncorporate 1/+ tonne organic soil mix into holes
where trees are planted, using recycled leaf litter
as mulch

6. Soil Quality to be Austalian Native Landscape
Standard

7. Supply and lnstall 'Garden Mix'to all garden
beds incorporated into the top 300mm of existing
site profile. Note use rotary hoe as required do
not iust place on top of ground

MULCH: Mulch to be installed to all planter beds
to a depth of 75mm. Mulch type to be Recycled
Leaf Litter ideally from local tree company based
on more native plants than general exotics.

EDGING: See plan for locations. Top edge higher
than lawn to allow garden beds to be aerated &
mounded

DRAINAGE: see Hydraulic Engineer drawings

LIGHTING: to future plans TBA

MAINTEMNCE: New plants to receive regular
deep irrigation for a minimum 12 weeks
establishment period. Seasonal pruning, fertilising
and pest and disease checks to be carried out.
Advice by qualified horticulturalist recommended

IRRIGATION: Drip irrigation TBA

Landscape DA Plan

Landscape plan
2 Byrnes Ave Neutral Bay
NSW 2089

Andrew Davies
landscape designer

Suzvqium cascade
Elae*apus reticulatus

Pink frowerinq lillypilly
Blueberry Ash tree

200mm

45ltr
1.5x1.5 plus

3to4 x6mt plus 7
13

bonksic
3

lssue: A

lssue: B

3



COLOUR, MATERIALS & FINISHES SCHEDULE

PROJECT..PROPOSED ADDITION & ALTERATION TO
EXT'G HOUSE AT NO.2, BYRNES AVENUE, NEUTRAL
BAY, NSW

l lPage

CREATIVE SPACES
ARCHITECTS

NSW ARIH. RE6. BOARD NO, ]264

LEVEL 1/68 ALEXANDER STREET

CROWS NEST, NSW 2065 AUSTRALIA

PHl FAX: 02 990t+ 131tr

Stain colour to be Sikkins Light Oak, 666
Filter 7+

Usht Oak

DoorsAffindows: Stained Trend Cedar
Timber Doors and Windows (or
similar).

3

Colour - Dulux Beige Royal Half or
Classic Cream Half

Dulux Beige Royal S1 581

Side and Back Walls: Acrylic
Rendered Walls

2

Colorbond Woodland Grey

WOODLAND GREY@

o

Roof, Gutters, Downpipes: Colorbond
Roof Sheeting, Gutters and
Downpipes

1

FinishesItemNo.

ccument Set lD: 9390353



CREATIVE SPACES
ARCHITECTS

NSW ARCH. RE6. BOARD NO, ?25I*

LEVEL 1/68 ALEXANDER STREET

TROIVS NEST, NSW 2065 AUSTRALIA

PHl FAXr 02 9904 ?37/.

Stain colour to be Sikkins Light Oak, 666
Filter 7+

LlrhtOrk

Back Pergola: Spotted Gum or Merbau
Timber Rafters

5

Painted Timber Panels. Colour to be
Dulux Beige Royal Half or Classic
Cream Half.

Rear timber cladded wall: painted
timber panels.

4

2lPage

ccument Set lD: 9390353



B

D.P.398964

A I
D.P.210971

UJ
fz
tIl

a
tUzt
d!

I

\ 2

D.P.502175

1

D.P.502

3

D.P.502175

iii

lil

II
IIII
IIrl

LATITUDE

AZII',1UTN

ALTITUDE

31"19',

86'05'55"

5f0?'12"

DIAGRAM

CROW! NESI, NSW ?065 AUSINAIA

CREATTVE SPACES
ARCHITECTS

NSV ARCH. R'6 BOARO NO i26I

PROPOSEO SUDOW DIAGMMS

PROPOSED€DITION AALEMNON TO *IG
HOUSE ATNO2, AYRNESAVENUE, NEUTML

0 B

1..200



B A
D.P.398964

1

D.P.210971D.P.398964

uJ
fzt!

a
IUzt
m

(sezst!

LATITUDE

AZIMUTH

ALTITUDE

l3'49',

86'05 55"

5f0?'12"

21 DEC - 10:00AM SHAD0W DIAGRAM /l oec 21 EeurNox sHADow DTAGRAMS 1o:00AM

\ 2

D.P.502175

1

D.P.5021

J

D.P.502175

CREATIVE SPACES
ARCHITECTS

LEVEL I/68 ALTXATDIR SIREET
CROVS NIST. NS! 2065 AUSIRAUA PROPOSED SMDOW DIAGMMS

PROPOSED €OITION & ALEfuNON TO gTG
NOISE AT NO2, AYRNESAWNUE. NEUTML

0a A

\7 1:2oo



B

D.P.398964 D.P.398964

1

D.P.210971

Lrl
fz
tu

U)
uJzt
dl

LATITUDE

AZII,lUTH

ALTITUOE

33"19',

86'05 55

5f0?'t2"

21 DEt - 11:0OAM SHAD0W DIAGRAM /1\ oec 21 EeurNox sHADow DTAGRAMS 11:00AM

CREATIVE SPACES
ARCHITECTS

LEVEL 
'63 

ALEXANOER STREET

rn0!5 NEST. NSW 2065 AUSTRALTA PROPOSED SMDOW DIAGWS

PROfuSEOAOOITION A ALMMNONTO EXrc
HOUS€ATNO.2, BYRNES AVENUE, NE!T& stA!t

A't0b A

I

I
I

\=:- 2

D.P.502175

1

D.P.5021

J

D.P.502175

IIII
II
IIII

\, 1:200



B

D.P.398964

A
D.P.398964

1

D.P.210971

ul
lz
tu

at!z
E
d]

LATITUDE

AZI14UTH

ALTITUDE

3l'19'

350'11'41

79'29'05',

21 DEC . 12:OOPM SHADOW DIAGRAM

CREATVE SPACES
ARCHITECTS

NSW ARCH RE6 SOARO NO 126I

CRO|S NEST. NSV 2C65 AUSIRALIA PROPOSED SMDOW DIAGMMS

PROPOSED ADDITION A ALEMNON 
'O 

ilTG
HOUSEAT NO2, BYRNESAVENUE, NEUTML

hr

il*'' t;'J**"

B

21003

)
.l

\..< 2

D.P.502175

1

D.P.502

J

D.P.502175

IIIIII
II
IIrl

1:200



B

D.P.398964

A 1

D.P.210971D.P.398964

LrJ
lz
I.IJ

a
tuzt
d)

LATITUDE

AZIMUTH

ALTITUDE

]].49

2?1'll 5?"

r?.5('58"

21 DEt - 15:00PM SHAD0W DIAGRAM
1

CREANVE SPACES
ARCHITECTS

LEVEL 1/63 ALEXAIDER STRIET
CROUS NEsT, NSI 2065 AUSTRALIA PROPOSEDSUDOW DIAGNS

PROrcSEOSOITION AALESNON TO *re
HOUSE AT NO2, AYRNS AEilUE, NEUTML

412
REV

B

)

\< 2

D.P.502175 I

I
D.P.5021

D.P.502175

IIIIr
I
I
I

1i200



A 1

D.P.210971

L!

U)
LUzt
dl

(sszsrr

LATITUOE

AZIHUTH

ALTITUDE

ll'r9
L2"21 53"

19"01',11"

21 JUNE - 09:00AM SHAD0W DIAGRAM

1:200

2

D.P.502175

1

D.P.502

3

D.P.502175

CRO95 NEST. NS! 2065 AUSTRAUA

CREATIVE SPACES
ARCHITECTS

PROPOSED SMDOW DIAGMMS

PROPOSED€DITION AALEfuION 
'O 

EXT'G
HOUSE AT NO,2. EYRNS AENU!, NEUTM!

B

21003



B A
D.P.398964

1

D.P.2'1O97'l

a
[rJzt
d]

(sezolr

LATITUDE

AZIMUTH

ALTITUOE

1t.19'

\2'21 53

19'0?',31'

21 .JUNE - 10:00AM SHAD0W DIAGRAM

CREATIVE SPACES
ARCHITECTS

NSW ARCH RTG BOARD NO ?26I

LEVEL 
'63 

AL'IANOER STRET

ciows NasT, N5v 1065 AUSTRAUA PROPOSED SMDOW DIAGMMS

HOUSE AT NO2, SYRNES AVENUE, N&RL

hoza A

--
\

2

D.P.502175

1

D.P.502

J

D.P.502175

IIIIrl
II
II
II

1:200



B

D.P.398964

A

D.P.3S8964

1

D.P.210971

(goflsl!

TATITUDE

AZIMUTh

ATTITUDE

3t"19',

12"21',53

19"01'll"

21 JUNE - 11:00AM SHADOW DIAGRAM

2

D.P.502175

I
D.P.502

3

D.P.502175

CREATIVE SPACES
ARCHITECTS

NSS AICH. R!6. BOARO ND I?gI
llvll 1/6r AIEXAN0€F STnttT
CRO9S NEST, NSI 1Og9 AUSIRAUA PROPOSEO SSil DIAGMMS

PROrcSED €OtrION & ALftUiON TO gre
BOUSE AT NO2, AYfuES AWNUE. NfuTML

A

1:200



B

D.P.398964

A
D.P.398964

1

D.P.210971

TU
lz
tu

U)
[rJzx
d]

LATITUBE

AZlf,ruTH

ALTITUDE

11"49

t50'55 29"

32'L5'52'

21 iUNE - 12:00PM SHADOW DIAGRAI'I M

CREATIVE SPACES
ARCHITECTS

NS! ARCH RE6 SOARD NO 1264

AT NO2, SYRNES AWNUE, NEUTML

ITLE
[R0v5 Nisl. Nsw 2065 AUSTRAUA PROPOSED SreOW OIAGMMS

ff
SIALE

A08

FF

DATE

B

r003

Il-

\=_ 2

D.P.502175

1

D.P.5021

3

D.P.502175

iltil I I ililililillilililllillillt I I ilil1

1:200

21



D.P.502175

1

D.P.5021

iliN=

/L-

B

D.P.398964

A

D.P.398964

I
D.P.210971

LrJ
lz
uJ

a
ulz
&
(n

LATITUOE

AZIMUTH

ALTIIUD[

33'49

116'05!6"

18.00't0'

21 JUNE - 15:00PM SHAD0W DIAGRAM

CREATIVE SPACES
ARCHITECTS

NS! ARCN REG SOARD NO. 126I

CROI5 NEST NSW ?065 AUSTIA!A PROPOSED SWOW DIAGMMS

PROPOSED ADDMON &ALEilNONIO EXTG
HOUSE AT NO2, SYRNES AEIUE, NEUTML

laos

3!____Jr_
irAlr I oa[

B

21004

1:200



B

D.P.398964 D.P.398964

1

D.P.210971

ul
fz
uJ

a
uJzt
dI

TATITUD€

AZ[1UTH

ALTITUDE

33'19',

6f0r55'

ts'll'5?"

21 MAR/SEP - 09:00AM SHADOW DIAGRAM /l\ mn 21 EeurNox sHADow DTAGRnMs 09:00AM

CREATIVE SPACES
ARCHITECTS

NSW ARCN REE BOARD NO 1264

(ROS5 NEST, NSW 206' AUsIRAUA

PROPOSED MOfbN I ALftfuNON TO ETI'G
IOISE AT NO2, AYRNES AVENUE. NEUTfu

hol

ilalE I oArr

B

21003

2

D.P.502175

1

D.P.5021

3

D.P.502175

\7 1:2oo



B

D.P.398954

A
D.P.398964

1

D.P.210971

ul
lz
uJ

at!zt
dl

TATITUDE

AZIt4UTH

ALTITUDT

11"49'

5f01 55"

l5"ll's?"

21 MAR/SEP - 10:00AM SHADOW DIAGRAM

CREATIVE SPACES
ARCHITECTS

CROK5 NEST. NST 2065 AUSTRALA PROPOSED SUDOW DIAGMMS

PROPOSED ADDITION AALGMNON IO *re
HOUSEAT NO.2, BYRNSAVENUE, NEUTilL lCALI

A0tta A

21003

2

D.P.502175

1

D.P.502

J

D.P.502175

II
IIII
II
II
II

1.200



B

D.P.398964

A

D.P.398964

1

D.P.210971

ul
fz
uJ

@
uJzt
d]

LATITUDE

AZIHUTI

AITITUDE

11"49'

6f0155'

35"11'5?"

21 MAR/SEP - 11:00A1'4 SHAD0W DIAGRAM A unn 21 EeurNox sHADow DTAGRRMs 11:00AM

CREATIVE SPACES
ARCHITECTS

(POVS ilEST, NSW ?06' AUSIRAIA PROPOSED S@OW DIAGUMS

HOUSE AT NO2, SYRNESAVEtrUE, NEUTSL

A04b

iln-

A

n003

fl

t--''
* 2

D.P.502175

1

D.P.5021

3

D.P.502175

II
IIII
II
II
II

\_/ 1t20O



B

D.P.398964

A
D.P.398964

1

D.P.210971

tIl
fz
TU

a
ulzt
d]

LATITUOE

AZIMUTH

ALTITUDE

lt'49
00'10'25"

55.55',11"

21 MAR/SEP - 12:00PM SHADO\^/ DIAGRAM

CREANVE SPACES
ARCHITECTS

NS! ARCN REG BOARO NO 126'

(ROV5 NEST. NsW 2065 AUSTNALA

HOUSEAT NOI, BYRNSAENUE, NEUTilL

lms

;uL! lDAft

B

21003

I

\<- 2

D.P.502175

1

D.P.5021

I
I

3

D.P.502175

-iIIII
II
IIrlI

il
ili

1:200



B

D.P.398964

A

D.P.398964

I
D.P.210971

uJ
fz
L!

@
I.JJz
E
d)

CREANVE SPACES
ARCHITECTS

NSW ARCH RE6 BOARD NO ?261

.ROUS NEST NSW 2065 AUSIRA!A laos

;i:-'' til*'*
;rALr loAft

B

21003

I 2

D.P.502't75

-

I

1

D.P.5021

Ii
IIII
II
II
IIt.

lll

LAIITUOE

AZIMUTH

ALTITUDE

}.49
299'11 53"

t6'02'1,0"

1:200



FI

P

P

ARCK

-.'E:

o
o

o
o

75

,4\
=

e
o
tr

TIMBER

DECK

"BYRNES

COTTAGE"

3
D.P. 502175

RIGHT OF FOOTWAY 1.22 WIDE

MAGNETIC MERIDIAN
'I

D.P. 599215
2

D.P. 599215

E z ru rc BUXDMY drASS $m dftS NUS' rcT S U9 Ff dsnrcnd.
r. drd 6 LE ilrur - P (ffi D), sRE ss 0,-6-10rr).4, RS iln 6 PE^E ffi S,r ffiVX & f,C, RES fril A dAillnfr S nD *W M tu$NG REdoS

Fd * Pre G Dffire $T CffiMS N BE WD ND $ru iot E US Fd AY OftA IAM.ruffi mssnlcm fttr rcT *ft sm EY orasd nE RilR$P F sm Am dLt *RE
m & fifi& wsflu €E mnilp *ruRila sRF-

6. ro SUDRS SS E NOT IffiD AI E IIE S $RW.7. E LAm f SU€S H&d HAE 3A mrnD ru W{ SF€ N mr6 TO NY
Eilna,uilv nd flmcnft o frE sE ilE ruEilT &frqrt soD E or^c@ To EsTffira@ ldnd ND Fff 6 s6

& NE reR. SED AD Or@ S ]E ME PRONAE ilLts@ ilE PNTfr C NES E dINru

No 37

TWO STOREY

BRICK UNITS

" 
,.r3*"*^E^Es )k *-.* E *-^*

{6n5) hoE pmr runra, . FoE oa. fD DaoE 9RE0, H Fms sdT l@T
NE sM SE DIffiUI^NC dLY ND TAY IOT NESLY E ilERCA AND IF dM UY EOE

10. m NrN^nd E dLY Io EE US aT 
^ 

$U rdR6 s i:ro.
N. dN6 F gM EmT E TE@PHY AD SCFT AT ST UE gON il' M NOT RffiN NE

ruT l.M AT AY PMIdS NNT
12 ilE 3ffi6 il ]]€ ilN ETDARES ME ffi T* WD Gffi *iG PWiffiY ft il XTdfrC FDA.

rF A@ilE RE ilmn 6 iENTRO A toiffS $i6 WD * Effi.
1r sE fa 5.h, @Y D.P) sf,h, (wc).

q' s'

1

D.P.210971
NOTE:
frE SUBJECT NU 6 AFFECED BY
1. R€SERVAIdS ND CONDINONS IN ftE CROM GRANT (S).
2. RIGHT OF FOOilAY APPURENANT TO BE UND ABOE DESCRIBED AftCNNG NE UND

sHoh as srE oF RreT oF way 4 FT wDE rN 0.P.s2175. (F5S559).
J. fiOSS EASEMENE (5.1618 CNEYNqNG ACI 1919) AffiCnNG PARry WAU $On

oN THE COMMON B@NDARY OF LOE 1 AND 2 lN 0,P,5O2175. (J266676).

A
D.P.398964

A]IENI]AN
ft. p@ition ond h.jghB ot Ridg.s, Gutl.ru, Poroplt+ upp.r wFdor., Chimn.F o.d d3o ony
Wndors o.d St.u.tur6s shorn on dioi.ing propd'6s ho6 bc6 d.t.mind by indir&t sur6y
mothds ond oro th.r6foro opprorihoto ohly

ftc orrong.mont b.tr@n N.K,B..n.tt & Ooo...ll ond S,J, Cwi. & M.C.T.m.s b lhqt thb plon b o 3urwy un&.
Clous. 9 of thc Sumring & Spotial litom.tion R.gulouq 2017 (NSw).

B
D.P.398964

o
=
o
Nul

o

d

LEGEND

No 27

TWO STOREY

BRICK UNITS

v,E. v,E.

BYRNES (6.0e5 wDE) AVENUL

C@c..16 ks & @tt.r

5

DIAL BEFORE YOU DIG

www.1 1 00.com.ou

N. K. BENNETT & O'DONNELL
rAND & ENGNEEruNC SWVryORS
] 5 DOBROYD RD.
BALGOWLAIT XltCilTS N.S.W.2@l
PHON! :0? 9949 1954

SURVEY PLAN S}IOWINC LEVELS AND DETAILS OF LOI I IN
D.P, 502I75 AND SJONNC LND,
2 BYRNf,S AVENUE NEUTMLBAY.

DAE:2Gol-20!2

DATUM I A. il. D.

MDUCTON
RAIO l:1@

10510-tL2

OF SHEETS

SilEET

LGA : NORTH SYDNEY
PARISH : WLLOUGHBY
COUNTY : CUMBERLAND

-&=!-BNRY P. O,OONNEU
NSW REGTSERED SUREW (D 5U001767)

s.P. 5i 786

LA 285-6

0 2 A
\9/




