
Inner West Local Planning Panel ITEM 4 

 

PAGE 374 

 

DEVELOPMENT ASSESSMENT PANEL REPORT 

Application No. DA/2024/0822 

Address 12 Forbes Street CROYDON PARK  NSW  2133 

Proposal Alterations and additions to an existing detached dwelling, 

including partial demolition of existing structures, construction of 

ground floor and first floor addition, construction of a garage with 

within the rear yard, and construction of an in-ground swimming 

pool. 

Date of Lodgement 1 October 2024 

Applicant Sandbox Studio Pty Ltd 

Owner Ahmed Moolla 

Tasneem A Mayat 

Number of Submissions Initial: 8 

Renotification: 7 

Cost of works $1,500,000.00 

Reason for determination at 

Planning Panel 

Number of submissions 

Main Issues Heritage conservation, matters raised in submissions 

Recommendation Approved with Conditions   

Attachment A Recommended conditions of consent  

Attachment B Plans of proposed development 

Attachment C Statement of Heritage Significance  
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Note: Due to scale of map, not all objectors could be shown.   
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1.   Executive Summary 
 

This report is an assessment of the application submitted to Council for alterations and 

additions to an existing detached dwelling, including partial demolition of existing structures, 

construction of ground floor and first floor addition, construction of a garage within the rear 

yard, and construction of an in-ground swimming pool at 12 Forbes Street Croydon Park.  

 

The application was notified to surrounding properties and 8 submissions were received in 

response to the initial notification. 

 

7 submissions were received in response to renotification of the amended application. 

 

The main issues that have arisen from the application include:  

 

• Impact of the proposed development on the Heritage Conservation Area. The key 

heritage matters related to the proposed scale and form of the proposed addition and 

the scale of the proposed garage structure; and 

• Amenity impacts associated with the proposed bulk and scale of the proposal. 

 

Initial matters associated with the heritage and amenity impacts have been resolved in the 

amended plans - Revision E, dated 7 March 2025. In particular, the scale and form of the 

proposed addition and garage structure have been modified. It is considered that the amended 

proposal has been designed to respond positively to the heritage character of adjoining and 

nearby heritage buildings and heritage features in the public domain. The proposal is therefore 

recommended for approval.  

 

2.  Proposal 
 

The proposal involves the following works: 

 

• Demolition of the rear portion of the existing dwelling; 

• Internal demolition of the existing bathroom and minor demolition to create openings 

for new doors; 

• Demolition of the existing garage, side and rear fences and miscellaneous paving; 

• Minor internal reconfiguration of the retained portion of the dwelling to incorporate; 

o Two (2) x bedrooms; 

o Rumpus; 

o Home office/ library; and 

o One (1) ensuite 

• Construction of a new two-storey addition to the rear incorporating at ground floor 

level: 

o Dining/ Living area and Kitchen; 

o Ensuite, WC and laundry; 

o Stair to first floor 

• First floor level in new addition incorporating: 

o Two (2) x bedrooms; 
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o Two (2) x ensuites; 

o Walk in robes and storage. 

• Construction of an external covered patio with privacy screen; 

• Construction of a new double garage; 

• Construction of a new pool and associated fencing;  

• Construction of new side and rear boundary fencing: and 

• Miscellaneous external works including paving, stepping stones and landscaping. 

 

 

3.  Site Description 
 

The subject site is located on the eastern side of Forbes Street, between Georges River Road 

and Alison Street, Croydon Park. The site consists of one allotment and is rectangular shaped 

with a total area of 541.5 sqm and is legally described as Lot A in DP 166946. 

 

The site has a frontage to Forbes Street of 12.19 metres and a secondary frontage of 

approximately 12.21 metres to an unnamed rear lane.  

 

The site supports a single storey dwelling house and single garage. The surrounding 

properties generally support single storey dwellings, some with two storey rear additions, 

including the adjacent properties at 10 and 14 Forbes Street. There are a mix of single storey 

garages, outbuildings and some secondary dwellings located at the rear of surrounding 

properties fronting either side of the unnamed rear lane. Further to the north, on Forbes Street, 

there are two storey, commercial premises, located within the Zone E1 - Local Centre on 

Georges River Road. 

 

The property is located within a conservation area.  

 

There are no prescribed trees located on the subject site. One (1) street tree - a syzygium 

smithii (lilly pilly) is located in front of the property. 

 

  
Figure 1: Zoning Map (subject site in red)          Figure 2: Aerial Image of the subject site shown  

               shaded green 
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Figure 3: Photo of Subject site from Forbes Street (the roof form of the adjacent two storey additions 

to 10 Forbes Street (left side) and 14 Forbes Street (right side) can be seen setback from the original 

front roof form of the respective properties. 

 

 
Figure 4: Photo of the subject site from rear lane (rear two storey addition at 14 Forbes Street on left 

and 10 Forbes Street on right). 
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Figure 5: Photo of rear of existing dwelling  Figure 6: Photo of the backyard of subject site  

 

 

4.   Background 
 

Application history 

 

The following table outlines the relevant history of the subject application.  

 

Date Discussion / Letter / Additional Information  

28/09/2024 The application was lodged. 

 Application notified. 

21/10/2024 Site Inspection 

16/12/2024 A request for further information (RFI) was sent to the applicant outlining 

a number of matters that needed to be addressed as follows:  

• Amended plans were requested to address the following heritage 

matters: 

o Scale and form of the rear addition not being in keeping with the 

predominant single storey form of surrounding development. It 

was requested that the overall height be substantially reduced, 

the lateral extension to the east be deleted and revisions made 

to the rear building alignment; 

o The roof form of the addition amended to be a simpler, 

symmetrical and traditional roof form; 

o The proposed hardstand and driveway to the front yard to be 

deleted; 

o The scale of the rear garage structure to be reduced to be 

consistent with the predominately single storey laneway 

character; 

o The existing front fence to be retained and proposed metal fence 

to be deleted; 

o The colour scheme to be amended to utilise a traditional colour 

scheme appropriate to the age and architectural style of the 

building; 
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• The floor space to be reduced to address the non-compliance with 

the 4.4 Floor Space Ratio (FSR) development standard in the Inner 

West Local Environmental Plan 2022 (IWLEP 2022); 

• It was noted that the 4.6 variation request to vary the 4.4 FSR 

Development standard had been considered but was not supported; 

• The plans amended to increase the landscaped area on the site to 

comply with the 35% landscaped area required under in Part 1 of 

Chapter F of the Comprehensive Inner West Council Development 

Control Plan (2016) (DCP); 

• Plans to be amended to address amenity impacts associated with 

bulk and scale; 

• Revisions to various windows to address privacy impacts 

associated with overlooking of neighbouring properties; 

• Updated shadow diagrams to be submitted; 

• Clarification regarding the proposed use of the studio; 

• The garage to be set back a minimum of 1m from rear lane to allow 

for sufficient sight lines; 

• Stormwater Drainage Concept Plan to be submitted; and 

• Clarification of proposed rear and side fencing. 

31/01/2025 Amended plans and supporting documentation were received. 

11/02/25 -

25/02/2025 

The application was renotified. 

5/03/2025 Phone call with applicant and follow up email. Council advised that there 

were some remaining heritage matters in the amended plans and that 

a deferred Commencement was likely to be recommended. Council 

gave the applicant the opportunity to amend the plans to address the 

remaining heritage matters which included: 

• The scale of the rear addition to be further reduced. It was 

recommended that the ridge height and roof form be lowered a 

further 400mm; 

• The bulk and scale of the garage/studio structure to be reduced; and 

• The colour scheme to be amended to utilise a traditional colour 

scheme utilising warm, earthy tones. 

7/03/2025 Amended plans were received. Renotification was not required in 

accordance with Council’s Community Engagement Strategy.  

 

The amended plans Revision E – dated 7 March 2025 are the subject 

of this report. 

 

5. Assessment 
 

The following is a summary of the assessment of the application in accordance with Section 

4.15 of the Environmental Planning and Assessment Act 1979 (EP&A Act 1979).  
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A. Environmental Planning Instruments 
 

The application has been assessed and the following provides a summary of the relevant 

Environmental Planning Instruments.  

 

State Environmental Planning Policies (SEPPs) 

 

SEPP (Resilience and Hazards) 2021 

 

Chapter 4 Remediation of land 

 

Section 4.6(1) of the Resilience and Hazards SEPP requires the consent authority not consent 

to the carrying out of any development on land unless: 

 

(a)  it has considered whether the land is contaminated, and 

 

(b)  if the land is contaminated, it is satisfied that the land is suitable in its contaminated 

state (or will be suitable, after remediation) for the purpose for which the development 

is proposed to be carried out, and 

 

(c)  if the land requires remediation to be made suitable for the purpose for which the 

development is proposed to be carried out, it is satisfied that the land will be 

remediated before the land is used for that purpose. 

 

In considering the above, there is no evidence of contamination on the site.  

 

There is also no indication of uses listed in Table 1 of the contaminated land planning 

guidelines within Council’s records. The land will be suitable for the proposed use as there is 

no indication of contamination.  

 

SEPP (Sustainable Buildings) 2022  

 

Chapter 2 Standards for residential development - BASIX 

 

The application was accompanied by a BASIX Certificate in compliance with the EP&A 

Regulation 2021. 

 

SEPP (Transport and Infrastructure) 2021 

 

Chapter 2 Infrastructure 

 

Development likely to affect an electricity transmission or distribution network 

 

The proposed development meets the criteria for referral to the electricity supply authority 

within Section 2.48 of the Transport and Infrastructure SEPP and has been referred for 

comment for 21 days. 
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Ausgrid provided comments with regard to overhead powerlines in the vicinity of the 

development which have been included as advisory notes in the recommendation.  

 

Overall, subject to compliance with relevant Ausgrid Network Standards and SafeWork NSW 

Codes of Practice the proposal satisfies the relevant controls and objectives contained within 

Chapter 2 Infrastructure of the Transport and Infrastructure SEPP. 

 

(A) SEPP (Biodiversity and Conservation) 2021 

 

Chapter 6 Water Catchments  

 

Section 6.6 under Part 6.2 of the Biodiversity and Conservation SEPP provides matters for 

consideration which apply to the proposal. The subject site is located within the designated 

hydrological catchment of the Sydney Harbour Catchment and is subject to the provisions 

contained within Chapter 6 of the above Biodiversity Conservation SEPP.  

 

It is considered that the proposal remains consistent with the relevant general development 

controls under Part 6.2 of the Biodiversity Conservation SEPP and would not have an adverse 

effect in terms of water quality and quantity, aquatic ecology, flooding, or recreation and public 

access. 

 

Inner West Local Environmental Plan 2022  

 

The application was assessed against the following relevant sections of the Inner West Local 

Environmental Plan 2022 (IWLEP 2022). 

 

Part 1 – Preliminary  

 

Section Proposed Complies 

Section 1.2 

Aims of Plan  

The proposal satisfies the section as follows: 

• The proposal conserves and maintains the natural, 

built and cultural heritage of Inner West, and  

• The proposal encourages diversity in housing to 

meet the needs of, and enhance amenity for, Inner 

West residents.  

Yes 

 

Part 2 – Permitted or prohibited development 

 

Section Proposed Complies 

Section 2.3  

Zone objectives and 

Land Use Table 

R2 – Low Density 

Residential Zone 

• The application proposes alterations and additions 

to a dwelling house, dwelling houses are 

permissible with consent in the R2 zone. 

• The proposal is consistent with the relevant 

objectives of the zone, as it will assist to provide for 

the housing needs of the community within a low 

density residential environment.  

Yes 

Section 2.7  The proposal satisfies the section as follows: Yes, subject 

to conditions 
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Section Proposed Complies 

Demolition requires 

development consent  

• Demolition works are proposed, which are 

permissible with consent; and  

• Standard conditions are recommended to manage 

impacts which may arise during demolition. 

 

Part 4 – Principal development standards 

 

Section Proposed Complies 

Section 4.3  

Height of buildings 

Maximum 8.5m Yes 

Proposed 7m 

Variation NA 

Section 4.4 

Floor space ratio 

Maximum 0.5:1 or 270.75sqm Yes 

Proposed 0.44:1 or 240.3sqm  

Variation NA 

Section 4.5  

Calculation of floor 

space ratio and site 

area  

The site area and floor space ratio for the proposal has 

been calculated in accordance with the section. 

Yes 

 

Part 5 – Miscellaneous provisions 

 

Section Proposed Complies 

Section 5.10  

Heritage 

conservation 

The dwelling on the site is considered to be a Contributory 1 item 

within the Goodlet Heritage Conservation Area (HCA).  

 

The Goodlet HCA is described in C39 of Chapter E1 of the 

Comprehensive Inner West Development Control Plan 2016 (DCP) 

as follows “The area is of aesthetic significance as an area uniformly 

developed with detached single storey brick Inter-war California 

bungalows with terracotta tile roofs on wide streets with grass 

verges.” Contributory 1 buildings make an important and significant 

contribution to the character and significance of the HCA. 

 

Initial heritage concerns, related to the originally submitted plans, 

included the following: 

 

• The overall scale of the rear addition, not being consistent with 

the HCA and the controls for Contributory buildings in Chapter 

E1 of the DCP. In particular, it was considered that the size, 

height and form of the proposed addition, resulted in a highly 

visible two storey form that overwhelmed the existing and modest 

single storey dwelling; 

• The existing side building line and setback on the north of the 

dwelling not being maintained as the proposed addition 

incorporated a two storey, lateral form; 

• The proposed irregular and asymmetrical roof form not being in 

keeping with the architectural character of the original building or 

subordinate to the original roof in form and size; 

Yes 
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Section Proposed Complies 

• The scale of the two storey, rear garage/studio structure not 

being consistent with the single storey laneway character; 

• The proposed changes to the front garden setting, including the 

introduction of a parking space and partial demolition of the 

fence, being inappropriate to the Inter War origins of the building 

and contrary to the DCP; and 

• The proposed colours to the dwelling not being complementary 

to the earthy tones of the dwelling and precinct at large. 

 

Initial heritage concerns have been addressed in the amended plans 

(Revision E – dated 7 March 2025). In particular, the following is 

noted: 

 

• The proposed rear addition was reduced in scale and height from 

the originally submitted plans. The ridgeline of the proposed roof 

is comparable (60mm higher) to that of the existing retained roof 

form; 

• The lateral extension was deleted and the proposed addition 

retains the existing side building alignment; 

• The roof form has been modified and a traditional roof form 

proposed; 

• The proposed studio was deleted and the scale and form of the 

proposed garage was made consistent with surrounding 

structures on the laneway; 

• The proposed front hard stand was deleted and the existing 

fence retained; 

• An amended colour scheme was provided that is complementary 

to the earthy tones of the existing dwelling. 

 

Furthermore, it is noted that the main front portion of the original 

building has been maintained in the proposal, and the original main 

roof form has been kept intact. The use of the pyramid roof form and 

associated pavilion style addition is consistent with the provisions of 

Chapter E1 of the DCP, which encourage rear pavilion additions as 

a design approach to maintain the main building form without 

affecting the main building. 

 

Given the above, the proposal achieves the objectives of this section 

as the development (as amended in Revision E – dated 7 March 

2025), has been designed to respond to the significance of the 

conservation area and preserve contributory elements and fabric of 

the existing building.  

 

Given the above the proposal preserves the environmental heritage 

of the Inner West. 
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Part 6 – Additional local provisions 

 

Section Proposed Complies 

Section 6.2  

Earthworks  

• The proposed earthworks are unlikely to have a 

detrimental impact on environmental functions and 

processes, existing drainage patterns, or soil 

stability. 

Yes 

Section 6.3  

Stormwater 

Management  

• The development maximises the use of permeable 

surfaces, includes on site retention as an 

alternative supply and subject to standard 

conditions would not result in any significant runoff 

to adjoining properties or the environment.  

Yes, subject 

to conditions  

 

 

B. Development Control Plans 
 

Summary  

 

The application has been assessed and the following provides a summary of the relevant 

provisions of Comprehensive Inner West Development Control Plan 2016 (DCP) for Ashbury, 

Ashfield, Croydon, Croydon Park, Haberfield, Hurlstone Park and Summer Hill. 

 

CIWDCP 2016 Complies 

Section 2 – General Guidelines  

A – Miscellaneous  

2 - Good Design  Yes  

8 - Parking   Yes  

15 - Stormwater Management Yes  

C – Sustainability  

1 – Building Sustainability Yes  

3 – Waste and Recycling Design & Management Standards   Yes  

4 – Tree Management    Yes  

E1 – Heritage items and Conservation Areas (excluding 

Haberfield) 

 

1 – General Controls Yes  

3 – Heritage Conservation Areas (HCAs)   Yes  

4 – Building Types and Building Elements within  HCAs   Yes  

F – Development Category Guidelines  

1 – Dwelling Houses Yes  

 

 

The following provides discussion of the relevant issues: 
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Comprehensive Inner West Development Control Plan 2016 

 

The application was assessed against the following relevant parts of the Comprehensive Inner 

West Development Control Plan for Ashbury, Ashfield, Croydon, Croydon Park, Haberfield, 

Hurlstone Park and Summer Hill 2016 (CIWDCP 2016). 

 

Chapter A – Miscellaneous 

 

Control Assessment Complies 

Part 2 – Good 

Design 

• The development is well designed and appropriately 

considers context, scale, built form, density and resource, 

energy and water efficiency, landscape, amenity, safety 

and security, social dimensions and aesthetics.  

Yes 

Part 8 – 

Parking 

• The proposal is consistent with this part, which requires 1 

space (preferably 2) car spaces per dwelling. 

• The configuration and design of the car parking is in 

accordance with this part of the Plan.  

• Standard conditions are recommended to ensure 

compliance with the design requirements for the driveway. 

Yes, subject to 

conditions 

Part 15 – 

Stormwater 

Management 

• Standard conditions are recommended to ensure the 

appropriate management of stormwater.  

Yes, subject to 

conditions 

 

Chapter C – Sustainability 

 

Control Assessment  Complies 

Part 1 – 

Building 

Sustainability  

• The proposal demonstrates good environmental design and 

performance and will achieve efficient use of energy for 

internal heating and cooling. 

Yes 

Part 3 – Waste 

and Recycling 

Design & 

Management 

Standards 

• Adequate waste storage areas and access to these areas 

have been provided. 

• Waste management has been designed to minimise 

impacts on residential amenity. 

• Standard conditions are recommended to ensure the 

appropriate ongoing management of waste and during the 

construction phase. 

Yes, subject to 

conditions 

Part 4 – Tree 

Management  

• No prescribed trees were found on the property. Given the 

site area is 541.5sqm, two (2) x tree plantings are 

recommended to be conditioned in accordance with C12 of 

this part. 

Yes, subject to 

conditions 

 

Chapter E1 – Heritage Items and Conservation Areas (excluding Haberfield) 

 

Control Assessment  Complies 

Part 1 – 

General 

• The proposal will maintain the character and heritage 

significance of the heritage conservation area. The 

development is designed to respond positively to the 

heritage character of adjoining and nearby heritage 

buildings and heritage features in the public domain. 

Yes 
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Control Assessment  Complies 

Part 3 - 

Heritage 

Conservation 

Areas 

3.2 Contributory Buildings (Building Rankings Contributory 1 

and 2)  

Under this part, alterations and additions are to be designed to 

retain and complement the character and significance of the 

conservation area. The proposal satisfies the requirements of 

this part as follows: 

 

• The original and intact main roof form remains unaltered; 

• The front, main section of the contributory building is 

retained; 

• Appropriate materials, finishes and colours are utilised; 

• The second storey is set back behind the main roof form and 

does not visually dominate the main roof of the house when 

viewed from Forbes Street; 

• The proposal incorporates a rear addition with a ridge height 

that is similar to the existing ridge height of the subject 

dwelling (only 60mm higher); 

• The scale of the two-storey addition is generally consistent 

with the predominant scale of contributory items in the 

street. The adjacent properties at 10 and 14 Forbes Street 

have two storey rear additions which have respective ridge 

heights the same as and slightly higher than, the original 

main roof form (refer to previous Figure 3 in Section 3 of this 

report).  

• The pavilion style addition is consistent with the provisions 

of Chapter E1 of the DCP, which encourage rear pavilion 

additions as a design approach to maintain the main 

building form without affecting the main building. 

Yes 

3.3 Form, Massing and Scale 

The proposal satisfies the requirements of this part as follows: 

 

• The alterations and additions generally reflect the bulk, 

mass, scale, orientation and setbacks of surrounding 

contributory items as well as the immediate property.  

• The proposal is consistent with Control C2 of this part which 

outlines that “Alterations and additions should complement 

the predominant architectural scale and form of the area but 

are not required to imitate the existing style of buildings”. 

• The characteristic front setback and existing building 

alignment is retained as no additional structures are 

proposed to the front of the dwelling; 

• The proposed addition adopts the pattern of side setbacks 

of heritage and contributory items in the vicinity of the site 

as the existing side setbacks ae maintained. 

 

4 – Building 

Types and 

Building 

Elements 

within HCAs 

The proposal satisfies the requirements of this part as follows: 

• The proposed addition incorporates a traditional roof form. 

• The massing form and scale of the proposed garage is 

sympathetic to the streetscape of the rear lane and appears 

as a secondary structure. 
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Chapter F – Development Category Guidelines 

 

Control Assessment  Complies 

Part 1 - 

Dwelling 

houses  

PC2 Heritage 

• As required by this part, it is considered that the proposal 

does not detract from the heritage values of the heritage 

conservation area. 

Yes 

PC6 Garage, carports and driveways 

• At least one carparking space is provided. 

• The garage, which is accessed off the rear lane, is setback 

a minimum of 1 metre from the rear boundary to allow sight 

lines that facilitate manoeuvring into and out of the garage. 

Yes 

PC7 Boundary fences and gates 

• The existing front fence is retained and does not exceed 

1.2m in height  

• The side and rear boundary fences do not exceed 1.8m in 

height.  

Yes 

PC8 Landscaped area and site coverage 

• Minimum landscaped area required: 

o 501sqm+ - 35%  

o 206.7sqm (38%) landscaped area proposed. 

• Maximum site coverage required: 

o 501sqm+ - 50% 

o 244.1sqm (45%) site coverage proposed. 

Yes 

PC9 Principal private open space 

• The proposed private open space is directly accessible from 

the ground floor living area, is at least 20sqm with a 

minimum dimension of at least 3.5m and has an appropriate 

level of solar access, natural ventilation and privacy. 

Yes 

PC10 Deep Soil Planting 

• The proposed landscaped area is capable of deep soil 

planting. 

Yes 

PC13 Solar access 

• The proposal maintains sunlight to at least 50% of private 

open space areas of adjoining properties for at least 3 hours 

between 9.00am and 3.00pm on 21 June. 

• Existing solar access is maintained to at least 40% of the 

glazed areas of the neighbouring north facing primary living 

area windows for at least 3 hours between 9.00am and 

3.00pm on 21 June. 

Yes 

PC14 Visual privacy 

• With regard to the consideration of potential privacy impacts 

on the adjacent property at 14 Forbes Street, the following 

is noted: 

o Proposed window W006 is a full height window to a 

bathroom and has an elevated floor level above existing 

Yes, subject to 

conditions 
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Control Assessment  Complies 

ground level. The glazing to this window is noted as 

being obscure glass however contains operable 

louvers. To ensure mutual privacy is maintained 

between the properties, a condition is recommended 

requiring fixed and obscured glazing up to 1.6m above 

the FFL of the bathroom; 

o While Door D002 to the ground floor laundry is glazed. 

The existing fence provides sufficient screening to 

prevent overlooking of the neighbouring property; 

o W109 on the first floor is shown as having obscure and 

fixed glazing up to 1.6m high from FFL which will ensure 

there are no likely overlooking impacts from the window; 

o Windows W108 and W110 have sill heights that 

measure at approximately 1.6m above the finished floor 

level and will not result in overlooking of the 

neighbouring property. A condition has been included in 

the recommendation that the dimension of 1.6m 

minimum be annotated on drawing A14 to ensure the 

sill height is no lower than 1.6m above FFL; 

o While not annotated, the South Elevation indicates a 

screen of 1.6m to the southern side of the rear patio. 

The level of transparency though this screen is not clear 

and the screen is not shown on the ground floor plan. 

As such, a condition has been recommended to ensure 

a sufficient privacy screen is provided in this location to 

prevent lateral overlooking to the neighbouring 

property; and  

o The plans indicate timber batten privacy screens to the 

Window W107 (to the master bedroom), W105 (to Bed 

3) and W106 (to the ensuite) at first floor level. It is 

unclear what sill height is proposed to these windows or 

the level of transparency proposed for the screens to 

ensure there is no lateral overlooking of the neighbours’ 

rear yard. As such, a condition has been included in the 

recommendation to ensure a sufficient privacy screen is 

utilised. Alternatively, fixed obscure glass or cladding to 

a minimum height of 1.2m above the FFL should be 

utilised for the rear windows to minimise opportunities 

for overlooking. 

• With regards to the consideration of potential privacy 

impacts on the adjacent property at 10 Forbes Street, the 

following is noted: 

o Windows W002, W003, W103 and W104 are shown as 

having obscure and fixed glass up to a height of 1.6m 

above finished floor level. This will ensure that there are 

no adverse privacy impacts associated with overlooking 

from these windows. 
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Control Assessment  Complies 

PC20 Swimming pools 

• The finished ground level of the areas around the swimming 

pool is not raised. 

• Appropriate conditions of consent are recommended.  

Yes, subject to 

conditions 

 

 

C. The Likely Impacts 
 

These matters have been considered as part of the assessment of the development 

application. It is considered that the proposed development will not have significant adverse 

environmental, social or economic impacts upon the locality. 

 

D. The Suitability of the Site for the Development 
 

The proposal is of a nature in keeping with the overall function of the site. The premises are 

in a residential surrounding and amongst similar uses to that proposed. 

 

E. Submissions 
 

The application was required to be notified in accordance with Council’s Community 

Engagement Strategy between 8 October 2024 to 22 October 2024. 

 

A total of 8 submissions were received in response to the initial notification. 

 

The amended application was renotified between 11 February 2025 to 26 February 2025 and 

7 submissions were received.  

 

It is important to note that a further set of amended plans – Revision E - was submitted on 7 

March 2025 (after all submissions were received) which would likely resolve some concerns 

that had been outlined in the various submissions. This especially relates to concerns 

regarding the two storey garage structure and the proposed colours and materials. The 

additional changes did not require notification under the Community Engagement Strategy  as 

they were considered to have a similar/reduced impact the plans already re-notified.  

 

For reference, an extract from each set of submitted plans has been provided below: 
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i. Extracts of Plans for the rear addition 

 
Figure 7: Originally Submitted Plans - Revision A (Subject of Initial Notification)  

West Elevation (Forbes Street) and East Elevation (rear lane) 

 

 
Figure 8: Amended Plans - Revision D (Subject of second Notification)  

West Elevation (Forbes Street) and East Elevation (rear lane) 

 

 
Figure 9: Amended Plans - Revision E (subject of this report) 

West Elevation (Forbes Street) and East Elevation (rear lane) 
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ii. 3D images showing the amendments to the scale, form and materials of the proposed 

garage 

 

    
Figure 10: Amendments to scale, form and materials of proposed garage from originally submitted 

plans – Revision A(left), Revision D (middle) and Revision E (right) 

 

 

Issues raised in the submissions received are discussed below: 

 

Concern   Comment 

General Heritage 

Concern 

All submissions were concerned with the impact on the HCA and included 

concerns that the proposed development was not in keeping with the HCA, 

the surrounding properties or the existing, original dwelling on the subject 

site. A submission noted that the proposal adopts a “design approach that 

does not respect or acknowledge the clearly recognisable character of the 

Goodlet HCA. It is at a scale which would dominate neighbouring 

properties and the remaining portion of the existing bungalow. It would be 

clearly discernible in the streetscape of Forbes Street and in the rear lane.” 

Key heritage matters included: 

• The scale, form, massing and proportion of the rear addition; 

• The scale and form of the initially proposed double storey garage 

structure on the rear lane; 

• The visibility of the proposal in the streetscape of Forbes Street and 

in the rear lane; and 

• The proposed colours and materials. 

 

As outlined above, Council also had a number of heritage concerns with 

the originally submitted plans (Revision A) and heritage issues remained 

with the amended Plans (Revison D).  

 

It is considered that the final set of amended plans (Revision E), submitted 

after the latest submissions, have generally addressed the remaining 

heritage matters. As previously outlined in Section B, the proposal was 

assessed against each relevant Part of Chapter E1 of the DCP. The 

proposal satisfies the various heritage provisions in the DCP for Heritage 

Conservation Areas in Part 3, including for Contributory Buildings (part 3.2) 

and Form, Massing and Scale (Part 3.3). The proposal is also consistent 

with part 4 – Building Types and Building Elements within Heritage 

Conservation Areas. Furthermore, the plans were referred to Council’s 

heritage advisor who considered the amended plans appropriate from a 

heritage perspective. 

Extent of proposed 

demolition 

Submissions raised concern with the extent of demolition proposed, and 

that a total of “70%” of the dwelling was being demolished. 
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The proposal is consistent with Control C3 of part 3.2 of Chapter E1 which 

requires that “The front or main section of contributory buildings are to be 

retained (this is usually the building below the main roof form).” The 

proposal is also consistent with the associated Diagram 1 (reproduced 

below in Figure 11) that shows areas in blue that are “not necessary to be 

retained”. 

 

 
Figure 11: Diagram 1 - Parts of buildings to be retained from Part 3.2 of 

Chapter E1 

Design and 

appearance  

Concern was raised that the design was “too modern”, “too wide and not 

complimentary to surrounding dwellings. Another submission outlined that 

the front façade should be complimentary to the streetscape. 

 

This matter has been generally addressed in amended plans as the lateral 

form to the north was deleted so that the proposed extension matches the 

width of the existing dwelling. The asymmetrical and non-traditional roof 

form was deleted and replaced with a traditional hipped roof form. The 

amended materials and finishes schedule incorporate colours 

complimentary to the existing dwelling, with a key change being the use of 

face brick rather than painted brick. 

The heritage Impact 

Assessment and 

proposal not 

referencing/ being in 

keeping with the 

character Statement 

for the HCA 

A submission outlined that “The submitted HIA from the applicant does not 

reference the Goodlet HCA, nor its character statement” and the proposed 

works were not complementary to the character and significance of the 

HCA as set out in its Character Statement.” 

 

It is acknowledged that the initially submitted proposal had not 

appropriately considered the Character statement for the Goodlet HCA. As 

discussed in the report, the amended plans (Revision E) are considered to 

be an appropriate response to the HCA. 

The proposed 

pavilion form  

A submission outlined concerns that the amended plans included “a two-

storey square ‘box’ of the same width as the remaining dwelling, that abuts 

on the southern side with a minimal 1.5m lightwell on the northern side”. 

The submission expressed concern that this was not in keeping with the   

intent of the design guidance/sketches in the DCP for pavilion additions. 

 

It is noted that the Amended plans Revision E reduced the scale of the 

addition by further reducing height, however the footprint and configuration 

remains the same with regard to the pavilion addition. Notwithstanding, it 

is considered that the proposal is consistent with the pavilion design 
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approach as shown in the conceptual sketch (see Figure 12 below), as 

follows: 

• A low link roof means that there is no impact on the original main roof 

form and original building;  

• The separation between the original main building form and proposed 

pavilion form (as shown in the ground floor plan on drawing A10) is 

similar to the sketch in diagram 2 of Chapter E1 of the DCP (It is 

noted that the roof overhangs of each built form means that the extent 

of separation is not as clear on the roof plan/site plan); 

• The pavilion sketch shows a square 3D shape, with a pyramid roof 

which is similar to the subject proposal. 

As such, it is considered that the pavilion style addition proposed is 

consistent with the controls.  

 

 
Figure 12: Extract from Diagram 2- Conceptual examples of Pavilion 

additions Part 3.2 of Chapter E1 

Materials and finishes  Concern was raised in a number of submissions that the colours and 

materials were not appropriate for the conservation area. Concerns 

included: 

• The painting of new brickwork;  

• The proposed colour scheme, particularly use of off white, vivid white, 

with surf mist and light grey; 

• The use of colorbond, including for the building façade, finishes and 

the roof; 

• A submission noted it would “be out of character if terracotta roof tiles 

were not used” and 

• A further submission noted that “Matching bricks should be used for 

the garage for streetscape reasons” 

 

As previously discussed, the RFI requested that the colour scheme be 

amended to utilise a traditional colour scheme appropriate to the age and 

architectural style of the building. While the materials and finishes were 

updated in the Finishes Schedule on drawing A02- Revision D, they were 

still not considered acceptable from a heritage viewpoint.  

 

An amended colour scheme was provided, in the amended plans - 

Revision E, that is complementary to the earthy tones of the existing 
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dwelling. It is noted that face bricks have been used instead of painted 

brick. Colorbond roofing is a common and acceptable roof material for rear 

additions and garage structures in an HCA. As such, the proposed 

materials and finishes are considered acceptable from a heritage 

viewpoint. 

Vehicular Access to 

front yard 

Concern was raised with the proposed hardstand parking in the front yard. 

Reference was made to Section 4.3 of Part 3 of the DCP which does not 

permit parking at the front when there is vehicular access from a rear lane. 

 

This issue has been resolved in the amended plans as the proposed 

hardstand in the front yard was deleted from the proposal. 

Impact on front fence Concern was raised that the provision of vehicular access from Forbes 

Street would require removal of a section of the original bull-nose topped 

brick front fence, contrary to the controls. It was also noted that the white 

pickets proposed on the existing fence were inappropriate in the heritage 

context. 

 

These issues were addressed in amended plans as the hardstand in the 

front yard was deleted and the existing front fence is shown as being 

retained, with no proposed removal for openings or picket additions. 

Overdevelopment of 

the site 

A submission in response to the initial notification outlined that the “DA 

proposal is clearly an overdevelopment of the site.” After renotification, this 

sentiment remained as outlined in a submission: 

“I note again that the existing dwelling contains four (4) bedrooms and was 

purchased from long-standing owners in March 2024. It does not present 

itself as a modest home requiring significant additions. With the amended 

plans of a footprint similar to the original plans, up to seven (7) bedrooms 

plus the sizeable living areas could result. The amended DA plans remain 

an overdevelopment of the site…” 

 

As previously discussed, Council sent a Request for additional Information 

that outlined concerns related to the scale of the proposal. The RFI 

included various recommendations to reduce the scale of the built form. 

After the renotification and the second round of submissions were received, 

the applicant provided a further set of amended plans – Revision E, that 

deleted the studio space above the garage and further reduced the height 

of the proposed addition. 

 

As outlined in this report, the subject proposal – Revision E, is compliant 

with Height of Building, Floor Space Ratio development standards in the 

IWLEP and the site coverage controls in Chapter F of the DCP, which are 

in place (amongst other reasons) to ensure the scale of the development 

minimises impacts on neighbouring development and the subject site. The 

proposal also achieves the minimum landscaped area for the site of 35% 

as required in the DCP. As such, the proposal complies with the relevant 

development standards in the LEP and DCP and is not considered to 

constitute over-development. 
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Height of the rear 

addition 

Concern was raised about the height of the proposed addition. One 

submission outlined that the proposal should be no higher than the current 

heights of buildings that are adjacent to it. The impacts raised, associated 

with height, included privacy at 9 Leopold Street and overshadowing 

impacts on the property at 12 Forbes Street. 

 

The ridge height was reduced by 400mm in the amended plans (Revision 

D). In response to the renotification period, concern remained regarding 

the height. A subsequent submission noted that the second storey addition 

was “way above the existing roof and clearly visible from the street”. 

 

The height of the proposal complies with the Section 4.3 Height of buildings 

development standard in the IWLEP. The maximum height permissible is 

8.5m and a height of 7m is proposed. 

 

With regard to height of the proposed addition in relation to the height of 

the existing dwelling and surrounding development, the following is noted:  

• The subject proposal (Revision E) incorporates a ridge height of 37.05 

which is 825mm lower than the ridge height at 14 Forbes St (RL 37.86) 

and 650mm higher than the ridge height at 10 Forbes Steet (RL 37.86). 

This step down in ridge levels from south to north (from 14 Forbes 

Street down to 10 Forbes Street) generally reflects the slope of the 

natural levels across the sites and the associated ground floor levels 

for each respective dwelling: and 

• Furthermore, the adjacent properties at 10 and 14 Forbes Street have 

two storey rear additions which have ridge heights similar to their 

respective original, main roof forms (the same as in the case of No. 10 

and slightly higher than in the case of no 14). The proposal is 

consistent with the adjacent properties as it incorporates a rear addition 

with a ridge height that is similar to the existing ridge height (being a 

minor dimension of 60mm higher than the existing roof).  

Given the above, the proposed height is considered acceptable and is 

consistent with the relevant controls. 

Privacy impact from 

the proposed rear 

Patio  

Concern was raised with the location of the proposed rear patio at 14 

Forbes street which “Impacts privacy and is visually obtrusive”. 

 

The amended plans include a lowered roof form with a lowered privacy 

screen to the side which reduced the overall bulk and scale of this 

component. The southern privacy screen ensures that lateral view lines to 

the neighbouring property at 14 are reasonably obstructed. 

Loss of view from 

back verandah at 14 

Forbes Street due to 

the two storey garage 

A submission outlined that there would be a loss of view from the rear 

verandah at 14 Forbes Street if the garage was erected.  

 

The amended plans have deleted the second storey to the garage and 

reduced the height and bulk of the roof form. This means the resulting form 

is modest in scale and an appropriate form for the rear lane. It is noted 

there is an outlook rather than a view across the subject property from the 

neighbouring site and any reduced outlook is reasonable given the 

appropriate scale of the proposed garage structure. 

Roof line of rear 

addition 

A submission noted that “The roof line of the 2nd storey addition should 

follow the same angle to ensure it is not protruding and visible from the 

front of the house. This was the reasoning and the decision we were 
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provided with when we built our home to ensure we were in line with the 

existing character of the street and its heritage design”. 

 

It is acknowledged that a positive design approach would be for the roof 

slope of the rear addition to match the slope of the original, main roof, 

However, it is considered that the lowered ridge height and roof form in the 

amended plans, combined with the distance the roof form is setback from 

the front boundary(19 metres) mean that the rear extension will not be 

highly visible from Forbes Street as illustrated in the street perspective 

below.   

 

 
Figure 13: Extract from street perspective showing the extension is set 

back from the street front 

Laundry door impacts A submission noted concern with the impacts of the side laundry door on 

14 Forbes Steet as it would “increase noise of people constantly walking 

alongside the house to the backyard. This door will also impede our privacy 

and look directly into our home”. 

 

The acoustic impacts associated with an opening side door to a laundry 

are in-line with that expected of existing neighbouring residential properties 

and in-keeping with today’s expectations for low density residential 

zones. As previously discussed, the side fence will create sufficient visual 

screening from the laundry door to the adjacent property. 

Second floor window 

privacy impacts  

Concern was raised with privacy impacts of the first floor window W213 to 

14 Forbes Street.  

 

Previous W213 has been renamed W109 on amended plans and is shown 

as having obscure and fixed glazing up to 1.6m high from FFL which will 

ensure there are no likely overlooking impacts from the window. 

Use of the second 

storey garage 

A submission sought clarification on the use of the large two storey garage 

and raised concern that it would be used as an unauthorised residence. 

Other submissions raised concern with unauthorised residential use. 

 

This issue has been resolved in the amended plans as the first floor studio 

has been deleted. 

Inconsistencies in the 

plans for the front 

yard 

A submission noted that while Revision D indicated that the existing brick 

front fence was to remain unaltered, the street design perspective still 

showed a car on a hardstand. 

 

The amended plans Revision E show the hardstand deleted. 
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Previous applications 

for proposals in the 

area (including two 

storey structures on 

the rear lane) have 

not been supported 

by Council 

A submission outlined that “Other dwellings in the local area have been 

subject to rejection and have not proceeded for far less significant issues 

than this entire proposal, including matters related to height, overall size, 

and aesthetics.” A number of submissions noted that applications for two 

storey garages had been rejected/not allowed/not approved in the past. 

 

As previously discussed, the amended plans - Revision E, were not 

renotified and hence the submissions refer to Revision A or D. The 

amended plans - Revision E have addressed matters raised by Council 

with the originally submitted plans (Revision A) and amended plans 

(Revision D). In particular, the scale, height and form of the rear addition 

have been amended, the second storey to the garage has been deleted 

and the materials and finishes have been updated to be complementary to 

the existing dwelling and the HCA.  

 

As detailed in this report, an independent assessment against the relevant 

planning controls/policies was carried out on the merits of the proposal. In 

summary, the proposal is considered to satisfy the relevant provisions. 

With regard to the refusal (or approval) of other applications in the area as 

precedents, such applications would have been subject to an assessment 

against the relevant planning and heritage provisions and based on the 

unique site circumstances and merits of the respective applications. 

Impacts created by 

parking in the rear 

lane 

Concern was raised with the potential hindrance caused by extra cars that 

would park in the lane if the studio was rented out, creating manoeuvring 

issues when using the garage at 13 Leopold Street. The submission 

outlined that parking was already an issue in the rear lane and the proposal 

would make it worse. 

 

While the applicant clarified in the RFI response that the studio was not 

intended to be used as a separate occupancy, the studio was subsequently 

deleted in the amended plans and as such parking in the lane as a result 

of a studio use is now not relevant to the subject proposal. 

 

F. The Public Interest 
 

The public interest is best served by the consistent application of the requirements of the 

relevant Environmental Planning Instruments, and by Council ensuring that any adverse 

effects on the surrounding area and the environment are appropriately managed.  

 

This has been achieved in this instance.  

 

6.    Section 7.12 Contributions 
 

Section 7.12 levies are payable for the proposal.  

 

The carrying out of the development would result in an increased demand for public amenities 

and public services within the area. A contribution of $15,000.00 would be required for the 

development under the Inner West Local Infrastructure Contributions Plan 2023. 

 

A condition requiring that contribution to be paid is included in the recommendation. 
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7.      Referrals 
 

The following internal referrals were made, and their comments have been considered as part 

of the above assessment: 

 

• Heritage Specialist; and 

• Development Engineer 

 

The following external referrals were made, and their comments have been considered as part 

of the above assessment: 

 

• Ausgrid 

 

8.    Conclusion  
 

The proposal generally complies with the aims, objectives and design parameters contained 

in Inner West Local Environmental Plan 2022 and Inner West Comprehensive Development 

Control Plan 2016 for Ashbury, Ashfield, Croydon, Croydon Park, Haberfield, Hurlstone Park 

and Summer Hill  

 

The development will not result in any significant impacts on the amenity of the adjoining 

properties and the streetscape and is considered to be in the public interest.  

 

The application is considered suitable for approval subject to the imposition of appropriate 

conditions. 

 

9. Recommendation  
 
That the Inner West Local Planning Panel exercising the functions of the Council as the 

consent authority, pursuant to s4.16 of the Environmental Planning and Assessment Act 1979, 

grant consent to Development Application No. DA/2024/0822 for alterations and additions to 

an existing detached dwelling, including partial demolition of existing structures, construction 

of ground floor and first floor addition, construction of a garage within the rear yard, and 

construction of an in-ground swimming pool at 12 Forbes Street, CROYDON PARK  subject 

to the conditions listed in Attachment A below. 
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Attachment A – Recommended conditions of consent  
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Attachment B – Plans of proposed development 
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Attachment C – Statement of Heritage Significance 
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