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1. 📋 EXECUTIVE SUMMARY

DEVELOPMENT OPPORTUNITY ANALYSIS

Property Analysis: This comprehensive professional analysis reveals the development potential and
strategic pathway for your proposed project at 24 Sample Street, Exampleville NSW 2999. Through
detailed examination of planning provisions, market conditions, and regulatory requirements, we have
identified a clear roadmap to achieve your development objectives while navigating the complexities of the
local planning framework.

THE DEVELOPMENT STORY: Your property represents a viable development opportunity with
manageable complexities within the current planning environment. Located in the zoned area, this
heritage-sensitive location offers strong potential with strategic planning for your proposed development
intentions.

Our analysis reveals that success in this development application will depend on careful attention to
specific planning considerations and strategic consultant engagement. The investment required for
comprehensive DA preparation totals $79,169, representing reasonable investment for professional DA
preparation with moderate complexity.

STRATEGIC DEVELOPMENT PATHWAY: Our detailed analysis has identified 9 specific considerations
that will shape your development application strategy. These factors require targeted attention but are well
within manageable parameters with appropriate professional guidance. The 8 strategic actions outlined in
our implementation plan provide a clear roadmap from initial preparation through to determination.

With careful attention to the specific considerations identified, your project has strong potential for approval
success. The timeline for comprehensive preparation and assessment is estimated at 12-20 weeks,
requiring careful coordination of specialized assessments and consultant input.SAMPLE REPORT
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COMPREHENSIVE FINDINGS ANALYSIS

🎯 Development Success Probability: STRONG - Viable development with manageable complexities
requiring professional guidance

📊 Risk Assessment Profile: MEDIUM RISK
This indicates moderate complexity development requiring careful attention to specific planning
considerations. Professional consultant engagement essential for optimal outcomes.

⏱️ Timeline & Process Expectations:
• Preparation Phase: 6-10 weeks including specialized assessments
• Council Assessment: 10-14 weeks with potential additional information requests
• Total Process: 12-20 weeks from commencement to determination

🏛️ Heritage & Planning Context:
Heritage Conservation Area Requirements: This property is located within a heritage conservation area,
requiring specialized heritage assessment and design consideration. Heritage compliance represents a
significant component of the application strategy, requiring expert heritage consultant engagement and
careful design development to ensure compliance with conservation objectives while achieving
development goals.

SAMPLE REPORT
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🎯 CRITICAL SUCCESS FACTORS IDENTIFIED

Our analysis has identified 9 specific factors that will determine application success:

1. Heritage Conservation Area location: 33% of all North Sydney refusals cite heritage & conservation
impact. Two-storey rear additions in HCAs have been refused where they were 'uncharacteristic
elements' that detract from the conservation area (Precedent: DA 306/23, 70 Bellevue Street — first-
floor addition refused on heritage conservation grounds); a robust Heritage Impact Statement
addressing height, scale, mass, setback and architectural period is essential [cite:RAG-6]

2. Bulk, scale and streetscape character is the #1 council-wide refusal pattern (41% of refusals). DA
138/25 (100 Ernest Street) — a directly comparable two-storey rear addition in an HCA — was
REFUSED because the development was 'not commensurate with its low density surrounds' and failed
to protect neighbour amenity (Precedent: DA 138/25)

3. Residential amenity (overshadowing/privacy) features in 34% of refusals — the new first-floor master
bedroom, ensuite and rebuilt rear deck create potential overlooking of adjoining rear yards and must be
designed with screening/offset windows

4. Zone R2 height objective (cl 4.3) requires maintaining 'a built form of mainly 1 or 2 storeys' — the
extension must sit within the 8.5m maximum and step with any natural gradient [cite:RAG-10]

5. Site coverage risk: the extension plus any enclosed/covered portion of the rebuilt deck counts
toward site coverage under Table B-1.6 (50% max for lots 230–499 sqm); keeping the deck unenclosed
excludes it from the calculation [cite:RAG-3]

6. If any LEP standard (8.5m height / 0.5:1 FSR) is breached, a clause 4.6 request is required — poorly
justified cl 4.6 requests are a proven refusal ground in this LGA (Precedent: DA 290/23, refused where
the cl 4.6 request failed to demonstrate compliance was unreasonable or unnecessary) [cite:RAG-9]

7. Owner's consent/works-on-boundary risk: DA 346/22 (75 Holtermann Street) — a near-identical first-
floor rear extension for a master bedroom and ensuite — was refused partly because works extended
into the neighbouring lot without that owner's consent; verify all works (including deck rebuild,
scaffolding, drainage) sit wholly within the lot

8. MITIGATING: NSW Spatial Viewer confirms the lot is NOT bushfire prone, NOT in a mapped flood
planning area, and has no land reservation acquisition affecting it — no environmental constraint
documentation triggered

Additional Considerations: ...and 1 additional factors detailed in comprehensive risk assessment
section.

🚀 Strategic Opportunity Assessment:
This development offers strong potential with manageable complexities that can be successfully navigated
through professional preparation and strategic consultant engagement.

SAMPLE REPORT
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STRATEGIC IMPLEMENTATION PRIORITIES

1. Priority 1: Commission a registered surveyor for a detailed site survey (levels, boundaries, adjoining
ridge heights) — foundational for height, setback and site coverage compliance
Timeline: Week 1-2 | Responsibility: Owner / Registered Surveyor

2. Priority 2: Engage an architect experienced in North Sydney conservation areas to design the
extension to sit behind the existing ridgeline, retain principal roof form and original fabric, and comply
with the 8.5m height limit and 0.5:1 FSR without needing a clause 4.6 variation [cite:RAG-10]
[cite:RAG-9]
Timeline: Week 2-6 | Responsibility: Owner / Architect

3. Priority 3: Engage a heritage consultant to prepare a Heritage Impact Statement addressing
streetscape contribution, conservation area significance, design options and Burra Charter principles
as required by the DCP [cite:RAG-6]
Timeline: Week 4-7 | Responsibility: Heritage Consultant

4. Priority 4: Book a pre-lodgement meeting with North Sydney Council (strongly encouraged) to test
the extension's bulk, scale and heritage response before finalising plans — this directly addresses the
top two council refusal patterns
Timeline: Week 5-8 | Responsibility: Owner / Planning Consultant

5. Priority 5: Prepare compliance package: site coverage and landscaped area calculations against
DCP Tables B-1.6 and B-1.7, shadow diagrams, privacy analysis for first-floor windows and the rebuilt
deck [cite:RAG-3] [cite:RAG-5]
Timeline: Week 7-9 | Responsibility: Architect / Planning Consultant

6. Priority 6: Obtain BASIX Certificate, cost estimate report, waste management plan and stormwater
concept; draft the Statement of Environmental Effects
Timeline: Week 8-10 | Responsibility: Planning Consultant / BASIX AssessorSAMPLE REPORT
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IMMEDIATE STRATEGIC ACTION REQUIRED

Success in this development application depends on immediate commencement of the strategic
implementation plan. The moderate complexities identified require careful coordination of professional
consultants and strategic preparation timing.

Your Next 7 Days:
• Review the comprehensive action plan (Section 7) and identify immediate priorities
• Begin consultant selection process for specialized assessments identified
• Schedule initial meetings with recommended professional team members
• Commence preliminary design development aligned with planning requirements
• Prepare project timeline and budget allocation based on detailed cost analysis

Success Pathway: This comprehensive analysis provides the professional foundation for confident project
progression. With careful attention to the specific considerations identified, your project has strong
potential for successful determination. The detailed implementation guidance provided in subsequent
sections will ensure your investment in professional DA preparation delivers optimal results.

SAMPLE REPORT

Plan Advice · planadvice.com.au Page 6 of 32



2. 🔑 KEY CONSIDERATIONS

Comprehensive Planning Analysis: Our detailed assessment has identified 8 specific considerations that
will significantly impact your development application success. Each consideration has been analyzed for
its implications on design, approval timeline, and overall project viability.

2.1 Planning Consideration 1

Heritage Conservation Area response is the decisive factor: the HIS must demonstrate the two-storey rear
extension conserves the dwelling's contribution to the Exampleville/Kirribilli-area streetscape in terms of
height, scale, mass, setback, fenestration and period, per the DCP's mandatory HIS content requirements
[cite:RAG-6]

2.2 Planning Consideration 2

Clause 4.3 height objectives for Zone R2 go beyond the 8.5m number — they require maintaining 1-2 storey
built form, protecting views, solar access and privacy, and stepping with natural gradient [cite:RAG-10]; a
numerically compliant but bulky addition can still be refused on these objectives (as in Precedent: DA 138/25
where the addition was refused despite conventional form)

2.3 Planning Consideration 3

Site coverage under DCP Table B-1.6 is a hard control (50% max for detached dwellings on 230-499 sqm
lots) — the ground-floor open-plan living extension consumes coverage, but keeping the rebuilt deck
unenclosed excludes it from the calculation [cite:RAG-3]

2.4 Planning Consideration 4

Landscaped area minimums under DCP Table B-1.7 must be preserved after the extension —
landscaping/trees/open space deficiencies feature in 33% of North Sydney refusals, and were an express
approval reason in the closest approved comparable (Precedent: DA 188/24) [cite:RAG-5]

2.5 Planning Consideration 5

Amenity of adjoining dwellings is the second most common refusal ground (34%): the first-floor master
bedroom windows and elevated rear deck require privacy screening and the scheme needs mid-winter
shadow diagrams proving retained solar access — DA 138/25 was refused partly for failing to accommodate
the amenity of its neighbour at No. 102

2.6 Planning Consideration 6

No environmental constraint overlays apply: NSW Spatial Viewer confirms the lot is not bushfire prone, not in
a mapped flood planning area, and has no land reservation acquisition — the assessment therefore
concentrates almost entirely on heritage, bulk/scale and amenity

SAMPLE REPORT
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2.7 Planning Consideration 7

Avoid any clause 4.6 variation: refused precedents show North Sydney panels reject inadequately justified
variation requests (Precedent: DA 290/23), whereas all five approved comparables proceeded with zero
stated variations [cite:RAG-9]

2.8 Planning Consideration 8

Ensure absolute containment of works within the lot and complete documentation — DA 346/22 (a near-
identical first-floor master bedroom/ensuite rear extension in an HCA) was refused for works shown on the
neighbour's land without owner's consent and incomplete application information

SAMPLE REPORT
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3. 💰 COMPREHENSIVE COST ANALYSIS & BUDGET PLANNING

DETAILED COST BREAKDOWN BY CATEGORY:

This comprehensive cost breakdown provides detailed analysis of all Development Application investment components.

SAMPLE REPORT
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📊 LOCAL PRECEDENT ANALYSIS — HOW NORTH SYDNEY
COUNCIL HAS DETERMINED SIMILAR DAs

Evidence base: Verdict grounded in the 8 most similar determined DAs from North Sydney (3 refused, 5
approved; council officer reasoning available for 8 of 8).

PRECEDENT VERDICT

LIKELY APPROVABLE
MODELLED APPROVAL

PROBABIL ITY

76%

COMPARABLE DAS REVIEWED

5 approved · 3 refused

Precedent Assessment

The calibrated model rates this proposal 'likely approved' at P=0.761, and the pattern in the eight closest

determined DAs strongly supports that: rear-focused alterations and additions in R2 conservation areas

were consistently approved where they were confined to the rear, numerically compliant, and sympathetic to

the conservation area (DA 274/23, DA 295/23, DA 188/24, DA 173/24). The decisive approval factors were

compliant site coverage, retained landscaped area and tree canopy, and works invisible or recessive from

the street. The refusals are instructive mirrors of this exact proposal type: DA 138/25 (two-storey rear

addition in an HCA) failed on bulk not commensurate with low-density surrounds and neighbour amenity, DA

306/23 failed on first-floor additions being uncharacteristic in a conservation area, and DA 346/22 (first-floor

master bedroom/ensuite extension) failed on setback variations and missing neighbour owner's consent. To

land on the approved side of this ledger, the Sample Street scheme must be fully compliant with height,

FSR, site coverage and landscaped area controls, keep the addition behind the ridgeline, resolve first-floor

privacy, and contain all works within the lot.

Comparable Determined DAs

DA 274/23 APPROVED  80% similar

29 Milson Road, Cremorne Point

Alterations and additions to an existing three-storey dwelling house including demolition of an internal stair, new excavated
passageway.

Assessor reasoning: Reasons for Approval existing building footprint or are located below existing ground level. The impacts on the locality
would not be significant in this context given that works to the dwelling are largely confined to the rear, within the existing building, or below
ground level, and the works will generally be sympathetic to the overall design of the existing circa 1921-22 dwelling and the chara

SAMPLE REPORT
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DA 295/23 APPROVED  80% similar

83 West Street, Crows Nest

Demolition of existing rear deck and associated roof/walls. Construction of new ground and first floor addition to a semi-detached
dwelling.

Assessor reasoning: Reasons for Approval recommended in the report to mitigate impacts to the neighbouring tree at 85 West Street and 2
x Corymbia maculata located at the rear of the subject site. Having regard to the provisions of Section 4.15 (1) of the Environmental Planning
and Assessment Act 1979, the proposed development will not result in any unreasonable amenity or environmental impacts. The application
is co

DA 132/23/2 APPROVED  80% similar

11 Bennett Street, Cremorne Nsw 2090

S4.56 for an additional levels and terraces, internal reconfiguration to facilitate additional bedrooms and associated works.

Assessor reasoning: NOTICE OF DETERMINATION OF A DEVELOPMENT MODIFICATION Pursuant to Section 4.55 of the
Environmental Planning and Assessment Act 1979 DA 132/23/2 Application Number: PAN: 0568089 11 - 13 Bennett Street, Cremorne Land
to which this applies: Lot 1; DP 1300297 Lot 2; DP 1300297 Applicant: CMBR Marine Pty Ltd Section 4.56 modifications to Development
Consent Description of development: (D132/23/2) incl

DA 188/24 APPROVED  78% similar

85 West Street, Crows Nest Nsw 2065

Demolition of existing single level living area to the rear of property and construction of new two storey addition, landscaping and
installation of swimming pool

Assessor reasoning: Reasons for Approval The alterations and additions provide a compliant site coverage, sufficient provision of
landscaped area as well as retention of tree canopy. The development controls site density and provides a dwelling commensurate to its low
density residential environment. Document Set ID: 10311761 Version: 1, Version Date: 04/02/2025 RE: 85 WEST STREET, CROWS NEST
DEVELOPMENT CONSENT NO.

DA 173/24 APPROVED  80% similar

50 Cammeray Road, Cammeray

Alterations and additions to existing semi-detached dwelling to facilitate extension of garage, with a garden terrace above and
associated site works.

Assessor reasoning: Reasons for Approval permissible on land zoned R2 Low Density Residential. The proposal satisfies the relevant
principal development standards within the NSLEP 2013. The proposal would not cause material amenity impacts for the adjoining properties
in terms of view loss, overshadowing and loss of privacy. With the alterations and additions being identical to the proposed works at 50
Cammeray Road,

DA 138/25 REFUSED  73% similar

100 Ernest Street, Crows Nest Nsw 2065

The application proposes alterations and additions to an existing single-storey terrace dwelling at 100 Ernest Street, Crows Nest.
Works include partial demolition of the rear section, a new first-floor addition located behind and below the existing ridgeline,
internal reconfigur

Assessor reasoning: Reasons for Refusal The applicant is seeking development consent for alterations and additions to an attached
dwelling house which includes a two storey rear addition, front dormer and alterations to landscaping and an existing carport. The
development application has been assessed against the aims of the North Sydney LEP 2013 and objectives of the R2 Low Density
Residential Zone and does not sati
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Cost Category Amount Description

1. Council Fees $11,875 DA application and assessment fees

• DA Application Fee $7,125 Base council application processing fee

• Assessment & Processing $3,563 Council assessment and administrative costs

• Section 7.11 Contributions $1,188 Infrastructure contributions (if applicable)

2. Professional Consultants $35,626 Architectural, planning and specialist consultants

• Architect Design & Documentation $17,813 Comprehensive architectural plans and design

• Planning Consultant & DA Preparation $10,688 Professional planning advice and application prep

• Structural & Civil Engineering $7,125 Engineering consultation and certification

3. Technical Assessments $19,792 Mandatory and specialized technical studies

• BASIX Energy Efficiency Assessment $3,958 Mandatory energy and water efficiency certification

• Heritage Impact Assessment $5,938 Heritage assessment and impact analysis

DA 87/24 REFUSED  74% similar

32 Milson Road, Cremorne Point

The application proposes alterations and additions to an existing Federation Arts and Crafts dwelling at 32 Milson Road, Cremorne
Point, converting it from two separate apartments into a single dwelling. Works include internal reconfiguration and restoration of
the heritage-liste

Assessor reasoning: Determination of Development Subject to the provisions of Section 4.17 of the Application: Environmental Planning
and Assessment Act 1979, the subject application has been refused for the reasons stated below. Date of Determination: 6 November 2024
Reason for refusal: The Panel is not satisfied with the extent of information regarding the works to the heritage item and is unclear as to what
is bei

DA 290/23 REFUSED  76% similar

19 Lavender Street, Lavender Bay

Alterations and additions to heritage-listed dwelling including part demolition and construction of a three-storey addition.

Assessor reasoning: Reasons for refusal: The Panel determined that the application is refused for the reasons below: 1. The requirements
of clause 4.6 (3) North Sydney Local Environmental Plan 2013 (the LEP) have not been satisfied. Consent must not be granted because the
applicant’s written request to vary the height of building development standard does not demonstrate that compliance would be unreasonable
or unnec

The objections analysis was additionally grounded in the 8 closest refused DAs council-wide (refusal sweep), beyond the similarity-matched precedents
above.

Why This Council Refuses DAs — Council-Wide Patterns

Computed from all 87 refused DAs with published officer reasoning in our database for this council. A refused DA can match multiple themes.

SAMPLE REPORT
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• Traffic & Parking Assessment $4,948 Traffic impact and parking provision analysis

• Acoustic Impact Assessment $2,969 Noise impact assessment and mitigation

• Stormwater Management Assessment $1,979 Drainage design and stormwater management

4. Documentation & Surveys $11,875 Professional documentation and survey services

• Survey & Site Documentation $4,750 Professional survey and site analysis

• Plan Printing & Document Preparation $3,563 Professional plan printing and document formatting

• Certification & Compliance Documentation $3,563 Professional certification and compliance documentation

Refusal Theme Share Cases Example DAs

Streetscape, character, bulk & scale 41% 36 155/24, 24/24, 282/23

Residential amenity (overshadowing / privacy / views / solar) 34% 30 155/24, 282/23, 288/23

Heritage & conservation impact 33% 29 155/24, 290/23, 302/23

Landscaping, trees & open space 33% 29 24/24, 288/23, 290/23

Development standard breach (height / FSR / cl 4.6) 25% 22 282/23, 290/23, 261/23

Public interest & submissions 24% 21 24/24, 288/23, 326/23

Traffic, parking & access 20% 17 24/24, 33/24, 261/23

Setbacks & building envelope 18% 16 24/24, 288/23, 290/23

The precedent verdict is a probabilistic forecast grounded in the nearest historical determinations for this council. It is not legal advice and does not bind the consent authority.

SAMPLE REPORT
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ATTENTION REQUIRED

SATISFACTORY

ATTENTION REQUIRED

SATISFACTORY

ATTENTION REQUIRED

ATTENTION REQUIRED

⚖️ SECTION 4.15 STATUTORY ASSESSMENT

Every NSW consent authority must weigh these matters under s4.15(1) of the Environmental Planning &
Assessment Act 1979 — a refusal must be grounded in one of them. This table shows how the proposal
currently stands against each head of consideration.

Environmental planning instruments (LEP & SEPP provisions) s4.15(1)(a)(i)

Dwelling houses are permitted with consent in Zone R2 and the extension is an extension of the existing lawful use; compliance
with the 8.5m height standard (cl 4.3), 0.5:1 FSR, and heritage conservation (cl 5.10, HCA) must be demonstrated, with cl 4.3's
objective of maintaining 1-2 storey built form directly engaged by the two-storey rear addition.

Evidence: NSLEP 2013 cl 4.3 objectives incl. maintaining 1-2 storey built form in R2 [cite:RAG-10]; cl 4.6 pathway available only with robust
justification [cite:RAG-9]

Draft environmental planning instruments s4.15(1)(a)(ii)

No draft EPIs on exhibition are known to materially affect single dwelling alterations and additions in Zone R2 at this location; the
SEPP (Housing) 2021 low and mid rise housing provisions concern dual occupancies and multi-dwelling typologies, not this
proposal.

Evidence: SEPP (Housing) 2021 Ch 6 LMR provisions relate to dual occupancy/multi dwelling forms [cite:RAG-8]

Development control plans s4.15(1)(a)(iii)

North Sydney DCP (as amended 13 June 2025) Part B controls apply: site coverage per Table B-1.6, landscaped area per Table
B-1.7, and Part B13 heritage requirements including a compliant Heritage Impact Statement; design must be verified against each
numeric control before lodgement.

Evidence: DCP Table B-1.6 site coverage [cite:RAG-3]; Table B-1.7 landscaped area [cite:RAG-5]; HIS content requirements [cite:RAG-6]

Planning agreements s4.15(1)(a)(iiia)

No voluntary planning agreement applies or is proposed for a dwelling extension of this scale; standard s7.12 contributions will
apply per Council's contributions plan based on the cost of works.

The Regulations s4.15(1)(a)(iv)

The application must contain all information and documents required by the approved form under the EP&A Regulation 2021 —
incomplete applications and missing owner's consent for any works touching adjoining land have been fatal locally (DA 346/22
refused under Part 3 s24(1)(b) of the Regulation).

Evidence: Precedent DA 346/22 refusal under EP&A Regulation 2021 Part 3 s24(1)(b)

Likely impacts — natural & built environment, social & economic s4.15(1)(b)

Principal impacts are heritage (HCA character), overshadowing and privacy from the first-floor addition and rebuilt deck; no
natural hazard impacts arise (not bushfire prone, not in a flood planning area). Sensitive design with screening, compliant
envelope and rear containment should render impacts acceptable, as in approved comparables.

Evidence: Precedents DA 274/23, DA 188/24 (approved rear additions); DA 138/25 (refused on amenity/bulk); NSW Spatial Viewer constraint
absence
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COST PLANNING RECOMMENDATIONS

Budget Management:
• Allocate 10-15% contingency above estimated costs for unexpected requirements
• Obtain detailed quotes from consultants before commitment to confirm scope and fees
• Consider phased payment schedule aligned with project milestones and deliverables
• Review consultant proposals carefully and negotiate scope where appropriate

Cost Optimization:
• Engage consultants early to identify potential design efficiencies and cost savings
• Consider alternative approaches or design modifications if costs exceed budget
• Plan for potential additional studies if issues arise during council assessment
• Maintain cost tracking throughout the process to identify variations early

Financial Planning:
• Ensure adequate funding is available before commencing consultant engagement
• Consider financing options for DA costs as part of overall development funding
• Plan cash flow to align with consultant payment schedules and council fee requirements
• Budget for potential resubmission costs if modifications are required during assessment

SATISFACTORY

ATTENTION REQUIRED

SATISFACTORY

Suitability of the site s4.15(1)(c)

The site already accommodates a dwelling house and the proposal continues and extends that established low-density residential
use in a serviced urban location; no environmental constraints (bushfire, flooding, land reservation) affect suitability.

Evidence: NSW Spatial Viewer: not bushfire prone, no flood planning area, no LRA; Zone R2 permits dwelling houses with consent

Likely submissions s4.15(1)(d)

Adjoining owners may object to overshadowing, privacy from the elevated deck and first-floor windows, and construction impacts
— public interest/submissions feature in 24% of North Sydney refusals; pre-lodgement neighbour consultation and demonstrable
amenity compliance are the primary mitigants.

Evidence: Council-wide refusal pattern #6 (24% of refusals cite public interest & submissions)

The public interest s4.15(1)(e)

A compliant, heritage-sympathetic extension to an existing dwelling is consistent with the R2 zone objective of providing for
housing needs in a low-density environment and with the conservation of the heritage conservation area, and is therefore in the
public interest provided the DCP and cl 4.3 objectives are met.

Evidence: R2 zone objectives (NSLEP 2013); cl 4.3 objectives [cite:RAG-10]

SAMPLE REPORT
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4. 📊 DEVELOPMENT ASSESSMENT MATRIX

Assessment Framework: Comprehensive planning assessment including risk analysis, success probability, and
development parameters.

📈 Risk Assessment & Success Probability

Development Success Analysis

OVERALL RISK LEVEL SUCCESS PROBABILITY COMPLEXITY LEVEL

MEDIUM RISK High HIGH

🏘️ Zone Suitability Assessment

Assessment
Category

Assessment Item Rating Reasoning & Analysis

Zone Suitability

Residential
Development

MODERATE Zone R2 has standard residential provisions

Commercial
Development

HIGH
Zone R2 specifically permits small bars with
consent following recent amendments

Mixed Use
Development

LOW Zone R2 has limited mixed use provisions

SAMPLE REPORT
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⚙️ Development Complexity

Assessment
Category

Assessment
Item

Rating Reasoning & Analysis

Development
Complexity

Complexity
Level

HIGH Heritage area location requires additional
assessments and design review

Approval
Likelihood

HIGH
Favorable approval conditions: Appropriately
scaled heritage development

🏛️ Approval Pathway

Assessment
Category

Assessment
Item Rating Reasoning & Analysis

Approval
Pathway

Application
Route

Heritage DA Heritage development application
requiring heritage assessment

Key Agencies
North Sydney

Council, Heritage
Advisor

Council assessment with heritage
consultant involvement

Success
Probability

HIGH Favorable planning conditions: Small
bar permitted in R2 infrastructure zone

SAMPLE REPORT

Plan Advice · planadvice.com.au Page 17 of 32



5. 📋 COMPREHENSIVE DOCUMENTATION REQUIREMENTS

Documentation Strategy: This comprehensive checklist ensures all required documentation is prepared to
professional standards for efficient processing and approval.

Required Documentation Checklist:

1. Statement of Environmental Effects addressing NSLEP 2013 (cl 4.3 height, cl 4.4 FSR, cl 5.10 heritage) and
North Sydney DCP Part B residential controls
Standard requirement

2. Heritage Impact Statement (mandatory — site is within a Heritage Conservation Area). Must address
contribution to streetscape (height, scale, mass, setback, fenestration, architectural style and period), impact
on the significance of the conservation area, design options considered, and Burra Charter conservation
principles [cite:RAG-6]
Standard requirement

3. Site coverage calculation demonstrating compliance with Table B-1.6 (e.g. 50% max for a detached dwelling
on a 230–499 sqm lot; 60% for lots 0–229 sqm) — note enclosed/covered decks count toward site coverage
but unenclosed decks are excluded [cite:RAG-3]
Standard requirement

4. Landscaped area calculation demonstrating compliance with Table B-1.7 minimum landscaped area and
maximum un-built upon area for the lot size [cite:RAG-5]
Standard requirement

5. Height plane/building envelope diagrams demonstrating the extension stays within the 8.5m LEP height
limit and maintains the 1–2 storey built form character objective for Zone R2 [cite:RAG-10]
Standard requirement

6. FSR/GFA calculations against the 0.5:1 LEP maximum, with a clause 4.6 written variation request ONLY if
any standard is breached (must demonstrate compliance is unreasonable or unnecessary AND sufficient
environmental planning grounds) [cite:RAG-9]
Standard requirement

7. Streetscape/photomontage analysis showing the extension is not visible or is recessive from the public
domain
Standard requirement

8. Survey plan with existing ground levels (critical for height measurement on any sloping Exampleville site)
Standard requirement

SAMPLE REPORT
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9. Shadow diagrams demonstrating retention of solar access to neighbouring dwellings and private open
space
Standard requirement

10. Landscape plan showing retained trees, deep soil areas and any replacement planting
Standard requirement

11. Stormwater concept plan / drainage plan for the extension and rebuilt deck
Standard requirement

12. Demolition plan identifying fabric to be removed (rear deck, rear walls) — demonstrating the majority of
the original dwelling fabric is retained
Standard requirement

13. Sediment and erosion control plan
Standard requirement

14. Structural engineer's advice if any excavation or works near boundaries
Standard requirement

15. BASIX Certificate and BASIX commitments annotated on plans
Standard requirement

SAMPLE REPORT
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6. 🎯 STRATEGIC ACTION PLAN

Implementation Roadmap

Strategic Overview: This action plan provides a clear roadmap from initial preparation through to determination,
with 8 strategic actions prioritized for efficient project progression.

Priority Action Items:

Priority 1
Action: Commission a registered surveyor for a detailed site survey (levels, boundaries, adjoining ridge heights) —
foundational for height, setback and site coverage compliance
Timeline: Week 1-2 | Responsibility: Owner / Registered Surveyor

Priority 2
Action: Engage an architect experienced in North Sydney conservation areas to design the extension to sit behind
the existing ridgeline, retain principal roof form and original fabric, and comply with the 8.5m height limit and 0.5:1 FSR
without needing a clause 4.6 variation [cite:RAG-10] [cite:RAG-9]
Timeline: Week 2-6 | Responsibility: Owner / Architect

Priority 3
Action: Engage a heritage consultant to prepare a Heritage Impact Statement addressing streetscape contribution,
conservation area significance, design options and Burra Charter principles as required by the DCP [cite:RAG-6]
Timeline: Week 4-7 | Responsibility: Heritage Consultant

Priority 4
Action: Book a pre-lodgement meeting with North Sydney Council (strongly encouraged) to test the extension's bulk,
scale and heritage response before finalising plans — this directly addresses the top two council refusal patterns
Timeline: Week 5-8 | Responsibility: Owner / Planning Consultant

Priority 5
Action: Prepare compliance package: site coverage and landscaped area calculations against DCP Tables B-1.6 and
B-1.7, shadow diagrams, privacy analysis for first-floor windows and the rebuilt deck [cite:RAG-3] [cite:RAG-5]
Timeline: Week 7-9 | Responsibility: Architect / Planning Consultant

Priority 6
Action: Obtain BASIX Certificate, cost estimate report, waste management plan and stormwater concept; draft the
Statement of Environmental Effects
Timeline: Week 8-10 | Responsibility: Planning Consultant / BASIX Assessor

Priority 7
Action: Consult adjoining neighbours (both side neighbours and rear) with plans and shadow diagrams before
lodgement to reduce submission risk — amenity objections feature in 34% of local refusals
Timeline: Week 9-10 | Responsibility: Owner
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Priority 8
Action: Compile all documents to Portal naming conventions and lodge the DA via the NSW Planning Portal; respond
promptly to any completeness/RFI requests
Timeline: Week 10-11 | Responsibility: Owner / Planning Consultant
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7. 🏛️ NSW PLANNING PORTAL REQUIREMENTS

Portal Compliance: All development applications must comply with current NSW Planning Portal requirements for
digital submission and processing.

2025 Portal Requirements:

1. Digital lodgement via NSW Planning Portal (mandatory for all DAs in 2025) — create/register applicant account and
lodge under North Sydney Council

2. All documents in PDF format, free of security restrictions/password protection

3. File naming convention: '[Application No] - [Document Name] - 24 Sample Street Exampleville NSW 2999'

4. Completed DA application form via Portal wizard, including applicant and owner details

5. Owner's consent signed by all registered owners (company seal/authorised signatory if company-owned)

6. Statement of Environmental Effects (SEE) — mandatory for all DAs

7. Site plan at 1:200 or 1:500 scale showing boundaries, setbacks, existing/proposed footprints, trees and adjoining
development

8. Architectural plans at 1:100 scale — floor plans, all elevations, sections through the two-storey rear extension and
rebuilt deck

9. BASIX Certificate — required for alterations/additions to a dwelling where cost of works exceeds the BASIX
threshold ($50,000)

10. Cost estimate report / quantity surveyor estimate for fee calculation (QS report if works exceed $500,000)

11. Survey plan prepared by a registered surveyor showing existing levels, contours and boundary positions

12. Shadow diagrams (9am, 12pm, 3pm mid-winter, 21 June) given the two-storey rear addition

13. Notification plans (A4 format) for neighbour notification

14. Waste Management Plan (demolition of rear deck and construction phases)
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8. 💡 PROFESSIONAL RECOMMENDATIONS

Expert Guidance for Success

Professional Strategy: Based on comprehensive analysis, these recommendations provide the strategic
foundation for achieving development approval success.

Key Recommendations:

1. Consultant Engagement Strategy
Engage comprehensive professional team including specialized consultants for heritage, acoustic, and traffic
assessments as required.

2. Pre-Application Strategy
Comprehensive pre-application consultation with council including preliminary design review and requirement
clarification.

3. Design Development Approach
Careful design development addressing specific site constraints and ensuring compliance with all relevant planning
controls.

4. Application Timing
Allow 16-20 weeks for comprehensive preparation and determination. Additional time may be required for specialized
assessments.

5. Budget Management
The total investment of $79,169 should be allocated carefully across multiple specialist consultants. Reasonable
investment for professional preparation.
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9. ⏰ PROJECT TIMELINE & PROCESS

Comprehensive Project Timeline: Detailed timeline breakdown covering all phases from initial preparation
through to construction commencement, including critical path activities and milestone dependencies.

📋 PHASE 1: PRE-APPLICATION & PREPARATION

Duration: 6-10 weeks | Milestone: Ready for Lodgement

Week Activity Description Responsible Party

Week 1-2 Consultant Engagement
Engage architect, planning consultant,
and specialist consultants (heritage,
acoustic, traffic as required)

Property
Owner/Developer

Week 1-3 Site Analysis & Survey
Detailed site survey, existing
conditions documentation, heritage
assessment if required

Surveyor/Heritage
Consultant

Week 2-4
Pre-DA Council
Consultation

Formal pre-application meeting with
council, requirement clarification,
design brief development

Planning Consultant

Week 3-6 Design Development

Preliminary design, design
development, final design
documentation, compliance
verification

Architect/Design Team

Week 4-6 Specialist Assessments
Heritage impact assessment, acoustic
impact assessment, traffic
assessment, BASIX certificate

Specialist Consultants

Week 5-6
Documentation
Preparation

Statement of Environmental Effects,
architectural plans, specialist reports
compilation

Planning
Consultant/Architect

Week 6 Application Finalization
Final document review, NSW Planning
Portal preparation, application fee
calculation

Planning Consultant
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🏛️ PHASE 2: APPLICATION ASSESSMENT

Duration: 10-14 weeks | Milestone: Development Consent Issued

Week Activity Description Responsible Party

Week 1 Application Lodgement
NSW Planning Portal submission, fee
payment, initial completeness check

North Sydney Council

Week 2 Administrative Review
Council completeness assessment,
additional information requests if
required

North Sydney Council

Week 2-3 Public Notification
Neighbour notification, site signage,
public exhibition period (14 days
minimum)

North Sydney Council

Week 3-6 Technical Assessment
Council planning assessment,
engineering review, referrals to
internal departments

Council Planning Staff

Week 4-7 External Referrals
Referral to Sydney Harbour Foreshore
Authority, Heritage Council, RMS if
required

External Agencies

Week 6-8 Community Consultation
Public submission period, community
feedback assessment, stakeholder
consultation

Community/Council

Week 8-10 Additional Information
Response to submissions, additional
information requests, design
modifications if required

Applicant Team

Week 10-12 Final Assessment
Council assessment report
preparation, recommendation
formulation, internal review

Council Planning Staff

Week 12 Determination
Development consent issued with
conditions, or refusal with reasons

Council
Delegate/Committee
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🏗️ PHASE 3: POST-APPROVAL & CONSTRUCTION PREPARATION

Duration: 4-8 weeks | Milestone: Construction Certificate Issued

Week Activity Description Responsible Party

Week 1-2 Condition Compliance
Review consent conditions, prepare
condition compliance documentation

Planning Consultant

Week 2-3
Construction
Documentation

Detailed construction drawings,
specifications, engineering details

Architect/Engineers

Week 3-4 Construction Certificate
Application

CC application preparation, structural
engineering certification, BCA
compliance

Certifying Authority

Week 4-6 Contractor Engagement
Builder selection, contract negotiation,
construction program development

Property Owner

Week 6-8 Pre-Construction
Requirements

Insurance arrangements, bonds,
principal contractor appointment,
safety management

Builder/Owner

Week 8
Construction
Commencement

Site establishment, construction
commencement notice, building works
commence

Principal Contractor
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📊 CRITICAL PATH TIMELINE SUMMARY

Project Critical Path Analysis: Key milestone dependencies and total project duration

Milestone Target Week Cumulative Duration Critical Dependencies

Pre-DA Meeting Complete Week 4 4 weeks
Consultant engagement,
site survey

Design Development
Complete

Week 6 6 weeks
Council feedback,
specialist input

Application Lodged Week 10 10 weeks
All documentation
complete

Public Exhibition Complete Week 13 13 weeks
Community consultation
period

Development Consent
Issued

Week 18 18 weeks
Council assessment
complete

Construction Certificate
Issued

Week 24 24 weeks
Condition compliance,
CC application

TOTAL PROJECT
DURATION

Week 28 28 weeks
Construction ready to
commence

⚠️ TIMELINE RISK FACTORS & CONTINGENCY PLANNING

Potential Delays & Mitigation Strategies:

High Risk Factors: Additional information requests (+2-4 weeks), external agency referral delays (+2-6
weeks), community objections requiring design modifications (+4-8 weeks)

Medium Risk Factors: Council workload variations (+1-3 weeks), specialist consultant availability (+1-2
weeks), heritage assessment complexity (+2-4 weeks)

Mitigation Strategies: Early council engagement, comprehensive initial submission, proactive community
consultation, experienced consultant team, realistic timeline expectations

Contingency Recommendation: Add 15-25% contingency time to all phase durations for optimal project
planning
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10. 🏛️ COUNCIL INFORMATION & PROFESSIONAL CONTACTS

Council Engagement Strategy: Successful Development Application outcomes depend significantly on positive
professional relationships with Council staff and comprehensive understanding of council processes,
requirements, and expectations. This section provides essential contact information and guidance for effective
council engagement throughout your Development Application process.

Professional Approach: Professional, respectful engagement with council staff demonstrates commitment to
quality outcomes and collaborative problem-solving that enhances approval probability.

KEY COUNCIL CONTACTS:

Essential contact information for successful development application engagement:

Department/Service Contact Information Responsibility Area

Planning Department (02) 9936 8100
Development assessment and strategic
planning

Development Assessment
Team

planning@northsydney.nsw.gov.au
DA application processing and
assessment

Heritage Advisory Service heritage@northsydney.nsw.gov.au
Heritage assessment and conservation
guidance

Building Certification
Services

building@northsydney.nsw.gov.au
Building codes and construction
certificate matters

Environmental Services environment@northsydney.nsw.gov.au
Environmental impact assessment and
approvals

Traffic & Transport Planning traffic@northsydney.nsw.gov.au
Traffic impact assessment and transport
planning

Customer Service Centre (02) 9936 8100
General inquiries and service
coordination

After Hours Emergency (02) 9936 8100
Emergency contact outside business
hours

Duty Planner Service Available during business hours
Quick planning advice and preliminary
guidance

Pre-DA Meeting
Coordination Via Customer Service Centre

Formal pre-application consultation
meetings
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PROFESSIONAL RESOURCES & INFORMATION

Essential Resources for Development Application Success:

• Council Website: www.northsydney.nsw.gov.au - Primary resource for planning policies and procedures

• NSW Planning Portal: www.planningportal.nsw.gov.au - State planning policies and digital submission
requirements

• Local Environmental Plan 2013: Available on NSW Legislation website - Comprehensive zoning and
development controls

• Development Control Plan: Available on council website - Detailed design and development standards

• Heritage Information: Heritage Centre and council heritage team - Conservation requirements and heritage
listings

• Planning Certificates: Available through council customer service - Property specific planning information

• Building Codes & Standards: Australian Building Codes Board resources - Technical building requirements

• Professional Associations: Planning Institute Australia, Australian Institute of Architects - Professional
development and networking

SAMPLE REPORT

Plan Advice · planadvice.com.au Page 29 of 32



COUNCIL ENGAGEMENT BEST PRACTICES

Pre-Application Engagement Strategy:

1. Early Contact: Engage council planning staff early in the design process to identify potential issues and
requirements before formal submission.

2. Formal Pre-DA Meetings: Schedule formal pre-DA consultation meetings with council planners to discuss
design approach and requirements.

3. Professional Presentation: Present design proposals professionally with clear documentation and
rational justification for design decisions.

4. Collaborative Approach: Work collaboratively with council staff to address concerns and achieve
mutually acceptable outcomes.

5. Documentation Standards: Ensure all documentation meets council standards and requirements before
submission.

6. Follow-Up Protocol: Maintain regular, professional contact throughout the assessment process to
address any additional information requests promptly.
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11. 📚 APPENDICES & TECHNICAL REFERENCES

Supporting Information: Technical references and regulatory framework supporting this comprehensive analysis.

Planning Framework References:

• NSW Environmental Planning & Assessment Act 1979 - Primary planning legislation

• Local Environmental Plan - Local planning controls and zoning provisions

• Development Control Plan - Detailed design and development standards

• SEPP (Planning Systems) 2021 - State planning policy framework

• NSW Planning Portal Guidelines - Digital submission requirements and procedures

Data Sources & Verification:

• NSW Planning Database: Official property records and legal descriptions

• Council Planning Database: Current zoning and development control information

• Heritage Database: State and local heritage listing verification

• Google Maps Integration: Street View, Satellite, and Boundary mapping analysis

• Market Analysis: Current development costs and professional fee structures

SAMPLE REPORT

Plan Advice · planadvice.com.au Page 31 of 32



Professional Development Application Analysis

Report Generated: July 20, 2026 at 10:02 AM

Total Pages: Comprehensive Professional Analysis | Risk Assessment: MEDIUM RISK

Total Cost Analysis: $79,169 for comprehensive DA preparation and professional services

© 2026 Plan Advice (planadvice.com.au) — Enhanced with Real NSW LEP Data & Professional Analysis
Standards

🔒 PROFESSIONAL ANALYSIS DISCLAIMER

Report Quality Assurance: This comprehensive Development Application analysis has been prepared
using advanced AI technology combined with current Australian planning legislation and extensive
professional development application experience. This report provides detailed professional guidance
suitable for development application preparation and consultant engagement.

Report Features:

Comprehensive property and zoning analysis with detailed implications
Professional risk assessment with specific mitigation strategies
Detailed cost breakdown with current market-based estimates
Strategic action plan with realistic timelines and responsibilities
Complete documentation checklist with professional standards
Google Maps integration with Street View, Satellite, and Boundary analysis
Expert recommendations based on successful DA experience
Australian planning portal compliance requirements and guidance

Professional Standards: This analysis meets professional consulting standards and provides actionable
guidance for development application success. The recommendations are based on extensive Australian
development experience and current planning requirements. Always verify specific requirements with your
local council and engage qualified professionals for detailed design and lodgement services.
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