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Landscape (By owner) Commitment
Total - garden/lawn (m2) U2-25.55, U3-25.12
Indigenous within total (m2) U2-5.55, U3-5.12

Water
Flow L/min - showers 7.5 - 9 L/min
Rating - toilet cisterns 4 *
Rating - kitchen taps 5*
Rating - bathroom taps 5*
Rainwater tank (litres) No tank required

Energy
Hot water system Gas instant   -   6*
Cooling - living areas 1 phase ac - ducted   -   2* cold zone
Cooling - bedroom areas 1 phase ac - ducted   -   2* cold zone
Heating - living areas 1 phase ac - ducted   -   1.5* cold zone
Heating - bedroom areas 1 phase ac - ducted   -   1.5* cold zone
Bathroom ventilation Manual switch not ducted
Kitchen ventilation Manual switch not ducted
Laundry ventilation Interlocked to light not ducted
Low energy lighting Refer to basix cert 
Installed PV - output (peak kW) 1kW North (U3 only)
Cooktop and oven Induc c/t elec oven
Clothesline (outdoor) Yes 

Summary of BASIX Commitments

Thermal Performance - Refer to natHERS Certificate

Window Details WERS code
Max

U-value 
SHGC
 +-5%

Tim Fixed SG/CLR TIM-002-01 5.4 0.63
Tim Hinged Door SG/CLR TIM-001-01 5.4 0.56
Al Sliding DG/CLR ALM-006-01 4.5 0.61
Al Sliding Door DG/CLR ALM-006-01 4.5 0.61

Building sealing

Seals to external residence and garage internal doors

Downlights are IC rated & sealed (insulated over)
Exhaust fans - sealed (max 160mm rangehood exhaust)

Additional details refer to NatHERS Certificate

Internal walls (U3 bath/laundry) - R2.5

External walls (excludes garage) - R2.5 - Wall Wrap (E = 0.9/0.9)

Insulation & Colour Details
Ceiling under roof (excludes garage) - Unit 2 - R5.0, Unit 3 - R6.0

Building Element Summary Table

Roof - Single/S Foil (E = 0.05/0.9)
Roof colour - any - (natHERS defaults certified)

Internal walls residence/garage - R2.5

Waffle Pod Slab - 225 mm Pods
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1. Introduction 
This statement of environmental effects has been prepared by Mariah Foley from Shining Designs to accompany a 

development application for 2 new multi-residential dwellings separated by party wall and separate carport for 

existing dwelling, permissible in zone R1 at Lot 5, Section 9, DP15338, 20 Richard Street NSW 2650. The application 

is being lodged by Mariah Foley with authorisation provided by Mark and Margaret Parmenter of Select Plumbing 

Company PTY LTD, pursuant to Clause 4.12 of the Environmental Planning and Assessment Act 1979. 

 

2. Description of Development 
The proposed development involves the construction of two additional single-storey dwellings, identified as Unit 2 

and Unit 3, resulting in a total of three dwellings on the site, including the existing dwelling fronting Richard Street. 

Unit 2 will have 2 bedrooms, 2 bathrooms and double garage and unit 3 will have 2 bedrooms, 2 bathrooms, study 

and double garage.  

The development includes the construction of the two new dwellings together with associated garages/carport, 

private open space and alfresco areas, internal driveway and vehicle manoeuvring areas, pedestrian access, 

landscaping, fencing, drainage and associated site works. 

The proposed dwellings incorporate bedrooms, kitchen, dining and living areas, bathrooms, laundries, storage and 

associated residential facilities and have been designed as contemporary single-storey dwellings appropriate to the 

established residential setting. 

A fire-rated separating wall is proposed between Unit 2 and Unit 3, designed to achieve a minimum 60/60/60 Fire 

Resistance Level (FRL). The separating wall will utilise a Knauf Partiwall system, installed in accordance with the 

manufacturer's specifications and applicable requirements of the National Construction Code. The separating 

construction will be appropriately detailed and continued as required to maintain the nominated fire resistance level 

between the adjoining Class 1 dwellings. 

The external design incorporates Colorbond roof sheeting with a 22.5-degree roof pitch, James Hardie Linea cladding, 

selected painted finishes and aluminium windows and doors, providing a coordinated contemporary residential 

appearance. 

The existing Richard Street crossover will be retained and the internal driveway extended. Two existing metal sheds  

will be demolished. The works also include relocation of the existing sewer line as identified on drainage sheet 11,  

subject to detailed plumbing design and authority requirements. 

3. Site description and analysis 
The subject site is located at 20 Richard Street, Turvey Park NSW 2650, legally described as Lot 5, Section 9 in 
DP15338. The land is zoned R1 – General Residential and is situated within an established residential area of Turvey 
Park. 
 
The allotment is a generally rectangular residential parcel with a total site area of approximately 973.78 m², having a 
frontage of approximately 13.105 metres to Richard Street and a depth of approximately 74.37 metres. 
 
The site currently contains an existing single-storey brick residence of approximately 97 m², together with existing 
awnings, driveway, paths, fencing and established residential landscaping. Two existing metal shed located toward 
the rear of the property are proposed to be demolished to facilitate the development. 
 
The existing driveway crossover from Richard Street is to be retained and utilised to provide vehicular access to the 
proposed development. Existing utility infrastructure servicing the site includes water, sewer, stormwater and 
electricity. 
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The surrounding locality is characterised predominantly by established residential development comprising detached 
dwellings and associated ancillary structures. The elongated configuration of the allotment provides an opportunity 
for additional residential development behind the existing dwelling while maintaining the established residential 
presentation to Richard Street.  

 
Image 1: Aerial Image showing block and surrounding development (Image Source Canibuild) 
 

 
Image 2: Rear yard of 20 Richard Street, showing 2 x metal sheds to be removed to allow for driveway.  
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4. Wagga Wagga Local Environmental Plan 2010  
a. Land Use Zoning  

The subject site is zoned R1 – ‘General Residential’ pursuant to Wagga Wagga Local Environmental Plan (WWLEP) 

2010  

b. Land Use Table  

With reference to the land use table for land zoned R1 – ‘General Residential’, the development is permitted with 

consent. 

1   Objectives of zone 

•  To provide for the housing needs of the community. 

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

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

•  To ensure co-ordinated and cost-effective provision of physical, social and cultural infrastructure in new residential areas. 

 

2   Permitted without consent 

Home businesses; Home occupations; Roads 

3   Permitted with consent 

Attached dwellings; Boarding houses; Centre-based child care facilities; Community facilities; Dwelling houses; Group homes; 

Home industries; Hostels; Multi dwelling housing; Neighbourhood shops; Oyster aquaculture; Places of public worship; Pond-

based aquaculture; Residential flat buildings; Respite day care centres; Semi-detached dwellings; Seniors housing; Shop top 

housing; Tank-based aquaculture; Any other development not specified in item 2 or 4 

 

4   Prohibited 

Agriculture; Air transport facilities; Airstrips; Amusement centres; Animal boarding or training establishments; Backpackers’ 

accommodation; Biosolids treatment facilities; Boat building and repair facilities; Camping grounds; Caravan parks; Cemeteries; 

Commercial premises; Correctional centres; Crematoria; Depots; Eco-tourist facilities; Entertainment facilities; Extractive 

industries; Farm buildings; Farm stay accommodation; Forestry; Freight transport facilities; Function centres; Heavy industrial 

storage establishments; Helipads; Highway service centres; Home occupations (sex services); Hotel or motel accommodation; 

Industrial training facilities; Industries; Local distribution premises; Marinas; Mooring pens; Mortuaries; Open cut mining; 

Passenger transport facilities; Recreation facilities (indoor); Recreation facilities (major); Recreation facilities (outdoor); Registered 

clubs; Research stations; Resource recovery facilities; Restricted premises; Rural industries; Rural workers’ dwellings; Sewage 

treatment plants; Sex services premises; Storage premises; Transport depots; Truck depots; Vehicle body repair workshops; 

Vehicle repair stations; Veterinary hospitals; Warehouse or distribution centres; Waste disposal facilities; Waste or resource 

management facilities; Water recycling facilities; Water treatment facilities; Wharf or boating facilities; Wholesale supplies 

5. Planning Controls 
Is your proposal permissible in the zone? ☒ yes   ☐ no 

Is your proposal consistent with the zone objectives? ☒ yes   ☐ no 

Is your proposal in accordance with the relevant 
development control plan? 

☐ yes   ☒ no 
Seek variation to site area per dwelling. 
  

6. Context and setting 
Will the development be:  

Visually prominent in the surrounding area? ☐ yes   ☒ no 

Inconsistent with the existing streetscape? ☐ yes   ☒ no 

Out of character with the surrounding area? ☐ yes   ☒ no 

Inconsistent with surrounding land uses? ☐ yes   ☒ no 
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7. Privacy, Views and Overshadowing 
Will the development result in any privacy issues 
between adjoining properties as a result of the 
placement of windows, decks, pergolas, private open 
space etc? 

☐ yes   ☒ no 

Will the development result in the overshadowing of 
adjoining properties resulting in an adverse impact on 
solar access? 

☐ yes   ☒ no 
 

Will the development result in any acoustic issues 
between adjoining properties as a result of the 
placement of active use outdoor areas, vehicular 
movement areas, air conditioners and pumps, bedroom 
and living room windows, etc.? 

☐ yes   ☒ no  

Will the development impact on views enjoyed from 
adjoining or nearby properties and public places such as 
parks roads and footpaths? 

☐ yes   ☒ no 

8. Environmental Impacts 
Is the development likely to result in any form of air 
pollution (smoke, dust, odour etc.)? 

☐ yes   ☒ no 

Does the development have the potential to result in 
any form of water pollution (eg. sediment run-off)? 

☐ yes   ☒ no 

Will the development have any noise impacts above 
background noise levels (eg. Swimming pool pumps)? 

☐ yes   ☒ no 

Does the development involve any significant 
excavation or filling? 

☐ yes   ☒ no 

Could the development cause erosion or sediment run-
off (including during the construction period)? 

☐ yes   ☒ no 
 

Is there any likelihood in the development resulting in 
soil contamination? 

☐ yes   ☒ no 

Is the development situated in a heritage area or likely 
to have an impact on any heritage item or item of 
cultural significance? 

☐ yes   ☒ no 

Is the development likely to disturb any aboriginal 
artefacts or relics? 

☐ yes   ☒ no 

9. Flora and Fauna Impacts 
Will the development result in the removal of any 
native vegetation from the site? 

☐ yes   ☒ no 

Is the development likely to have any impact on 
threatened species or native habitat? 

☐ yes   ☒ no 

10. Waste and Stormwater Disposal 
How will effluent be disposed of? ☒ To Sewer   ☐ Onsite 

Will liquid trade waste be discharged to Council’s 
sewer? 

☐ yes   ☒ no 

Will the development result in any hazardous waste or 
other waste disposal issue? 

☐ yes   ☒ no 

How will stormwater (from roof and hard standing) be 
disposed of:  

☒ Council Drainage System     ☐Other (if other provide 
details:  

Does the development propose to have rainwater 
tanks? 

☐ yes   ☒ no 
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Have all potential overland stormwater risks been 
considered in the design of the development? 

☒ yes   ☐ no  

11. Wagga Development Control Plan 2010 
Part B Section 2 – Controls that Apply to All Development  

2.1 Vehicle Access and Movements  

The existing Richard Street crossover is retained. The internal driveway will be extended to serve the additional 

dwellings, with increased vehicle movements and new parking and manoeuvring areas. 

Is legal and practical access available to the 
development? 

☒ yes   ☐ no 

Will the development increase local traffic movements 
/ volumes?  
 If yes, by how much?  

☒ yes   ☐ no 
3-4 anticipated additional movements based on two 
new dwellings. 
Richard Street is a narrow street for cars and providing 
a double carport to the rear of unit 1 will provide a 
great addition to the development for the existing 
dwelling.  

Are additional access points to a road network 
required? 

☐ yes   ☒ no 

Has vehicle manoeuvring and onsite parking been 
addressed in the design? 

☒ yes   ☐ no  
 

Is power, water, electricity, sewer and 
telecommunication services readily available to the 
site? 

☒ yes   ☐ no – all services existing 
 

 

2.1 Vehicle Access and movements 

The proposed development will utilise the existing vehicular access from Richard Street, which currently provides 

vehicle access alongside the existing dwelling to the existing shed located within the rear yard. The proposal 

therefore retains an established vehicle access route rather than introducing a new access point. 

 

The driveway provides a shared entry/exit width of approximately 3.7 metres and narrows to approximately 3.435 

metres alongside the existing dwelling. This access is already utilised for vehicles travelling to and from the rear yard. 

The driveway subsequently widens through the development, providing a width of up to approximately 6.025 metres 

in front of the proposed garages. This wider area provides adequate space for vehicle turning and manoeuvring 

associated with Units 2 and 3. 

 

The development has been designed so that all vehicles are able to manoeuvre within the site and leave in a forward 

direction, reducing the need for vehicles to reverse along the driveway or onto Richard Street. 

Justification is sought for the use of the single shared entry/exit driveway. Consideration is given to comparable multi-

dwelling development within the surrounding Turvey Park locality. In particular, 1 & 2/56 Collins Street, Turvey Park 

provides a relevant nearby example where two dwellings are serviced by a single shared entry/exit driveway of 

approximately 3.0 metres in width, as illustrated below. 
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Image 3: 1/56 and 2/56 Collins Street driveway (Source Wagga Intramaps, accessed 15-8-26) 

 

The proposed access at 20 Richard Street provides a greater width than the approximately 3.0 metre access identified 

at 1 & 2/56 Collins Street. The existing and established nature of the access, its current use for vehicular access to the 

rear yard, the minimum width of approximately 3.435 metres, the widening of the driveway to approximately 6.025 

metres at the garage/manoeuvring area, and the ability for vehicles to exit the site in a forward direction are 

provided for Council's consideration in assessing the proposed access arrangement. 

 

2.2 Off-street Parking  

The DCP requires 2 car spaces for a three-bedroom dwelling and 1.5 spaces for a two-bedroom dwelling. Unit 1 is a 3 

bedroom dwelling. Units 2 and 3 are a 2-bedroom unit provided with 2 car spaces and double garage. 

2.5 Safety and Security  

Will the proposal have any economic or social 
consequences in the area? 

☐ yes   ☒ no 

Has the development addressed any safety, security or 
crime prevention issues? 

☒ yes   ☐ no  

2.6 Erosion and Sediment Control Principles  

Sedimentation and erosion control measures shall be installed prior to work commencing on-site, and will be 

maintained throughout the duration of the works, to prevent sediment leaving the site.  

 

9.2.1 Site layout   

C1 – Complies - established site with surrounding landscaping, demolition required of existing metal sheds. There is a 

large tree to the south on the neighbouring property that does need to be trimmed back. 

C2 – Complies, landscaping plan provided 

C3 – Living areas face north and east  

C4 – Complies – operable windows and doors have been situated to facilitate cross ventilation in the design.  
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9.2.2 Streetscape   

C1 – Complies – Similar to surrounding dwellings 

C2 – Front fence existing 

 

Image 4: Image from Street (Source: Google Streetview, taken March 2025) 

C3 – there will be a new dividing Colorbond fence between the units at 1800mm high, including use of PA gates 

C4 – N/A – towards rear of existing dwelling, unit 2 will require a privacy screen to the northern side of the alfresco to 

provide privacy to unit 2. 

9.2.3 Corner lots and secondary facades – NA  

9.2.4 Sloping sites - NA  

9.3.1 Site area per dwelling  

C1 – Does not comply: The proposal provides for a total of three dwellings on the 973.78 m² allotment, comprising 

the existing dwelling, two proposed additional dwellings and a proposed double carport. 

A minimum site area of 375 m² per dwelling is required for multi-dwelling housing. Based on three dwellings, a 

minimum total site area of 1,125 m² is required. 

The subject site has an area of 973.78 m², resulting in an average site area of approximately 324.6 m² per dwelling. 

The proposal therefore results in a numerical variation of approximately 50.4 m² per dwelling, or 13.44%, below the 

minimum site area requirement. 

The proposed development has been designed having regard to the constraints and characteristics of the existing 

allotment. The development provides individual residential accommodation, adequate private open space for each 

dwelling, vehicle access, landscaping and associated facilities. 

The proposed units are single storey, which assists in limiting the overall bulk and scale of the development and 

potential impacts upon adjoining residential properties. The layout also responds to the elongated configuration of 

the allotment by distributing the built form along the site. 
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Consideration is also given to the existing pattern and density of multi-dwelling residential development within the 

surrounding Turvey Park locality. Examples identified within the surrounding area include 56 Collins Street, Turvey 

Park, comprising two units and approved/developed around 2019, and 36 Collins Street, Turvey Park, comprising five 

units on an allotment of approximately 1,325 m². The latter equates to an average site area of approximately 265 m² 

per dwelling, demonstrating that higher-density residential development exists within the immediate locality. 

Other examples include 19A Coleman Street, comprising three units with one car parking space associated with each 

dwelling, together with development near the corner of Coleman Street and Richard Street, which demonstrates a 

comparatively high proportion of built form/site coverage. 

These surrounding developments demonstrate that the locality contains a variety of residential densities, building 

footprints and parking arrangements. The proposed development at 20 Richard Street therefore sits within an 

established residential context where multi-dwelling development and comparatively intensive use of residential 

allotments are already evident. 

The variation is presented to Council for consideration as part of its assessment of the Development Application, 

having regard to the overall design response, residential amenity, site functionality, surrounding development pattern 

and objectives of the applicable DCP controls. 

C2 – NA 

C3 – As above.  

9.3.2 Site cover   

C1 – Complies – With reference to Table 9.3.2a, a maximum site coverage of 40% for multi-dwelling housing is 

required. 

The proposed development has a calculated site coverage of approximately 389.3 m², representing 39.98% of the 

973.78m² allotment.   

The development retains areas throughout the site for private open space, landscaping, pedestrian circulation and 

the functional requirements of each dwelling. The plans identify approximately 197m² of dedicated garden and lawn 

area, including approximately 20 m² of indigenous landscaping, providing opportunities for soft landscaping and 

vegetation throughout the development.  

Each dwelling is provided with functional private open space and landscaped areas, which assists in maintaining a 

balance between built and landscaped elements despite the minor increase in site coverage. The proposed dwellings 

are also single storey, reducing the perceived bulk and scale of the development and maintaining an appropriate 

residential form within the surrounding streetscape. 

C2 - NA 

9.3.3 R3 Zones - Minimum frontage – N/A 

9.3.4 Solar access  

C1 – Complies – western sun to bathroom 

C2 – Complies 

C3 – Complies     

C4 – NA 

C5 – NA  
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C6 – Complies  

C7 – NA  

C8 – Complies 

9.3.5 Private open space   

C1 – Complies, refer to plan – unit 3 is 25.12m2 plus 14.66m2 for alfresco and unit 2 is 25.65m2, excluding the alfresco 

with 11.53m2. Both have a minimum length of 4m. The existing front unit has 25m2.  

C2 – Complies 

C3 – Complies – proposed fencing will provide adequate privacy between private open spaces of each dwelling. There 

will also be an additional screen on unit 2 alfresco to help provide privacy. 

C4 – NA  

9.3.6 Front setbacks  

C1 – Complies – to rear of property   

C2 – Existing setback 

C3 – N/A not visible from street  

9.3.7 Side and rear setbacks  

C1 – Complies – 9.5m setback. Adequate room is provided around the building for maintenance and construction 

with cladding added on to the external of the frame. The setback to the boundary will not be less than 900mm. No 

adverse effects are expected for adjoining landowners with the proposed setbacks.  

C2 – NA  

9.4.1 Building elements  

C1 – Complies – internal and external porch are linked for unit 2, unit 3 does not have a porch due to ensuring 

adequate space for car manoeuvring.  

C2 – Does not comply for unit 3, there will be concrete outside of the entry door, but will not be a roof over the 

concrete except for a 450mm eave.  

C3 – Complies   

C4 – Complies 

C5 – N/A 

9.4.2 Materials and finishes  

C1 – Complies – Linea cladding- the proposed materials are durable and to a high standard  

C2 – Complies, windows and doors to break up large empty walls 

C3 – Complies – No glossy or highly reflective materials proposed  

C4 – Complies   

C5 – NA – not double storey 
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9.4.3 Privacy   

C1 – Complies – windows and private open spaces have been oriented to ensure adequate privacy between dwellings 

whilst also allowing for light and ventilation within the dwelling –  

C2 – Complies – adequate building separation has been maintained with the proposed additions with a large setback 

to the existing dwelling. Obscure glass to bathrooms.  

C3 – Complies – private, internal fencing is proposed to help with privacy. Timber screen will be provided for unit 2 

alfresco 

9.4.4 Garages, carports, sheds, driveways and Outbuildings  

C1 – Complies 

C2 - N/A 

C3 – Complies  

C4 – Complies 

C5 – N/A  

C6 – Complies, less than 4.8m, roof pitch is 22.5 degrees 

C7 – Complies, setback from existing dwelling and proposed unit 2 and 3, in order to allow for turning circle of car out 

of carport.    

  9.4.5 Site facilities  

C1 – Will comply for utility services to be underground. The existing dwelling will be changed to be serviced from a 

private pole via aerial feed, as it currently is, to be then followed under ground to the new dwellings.  – as per the site 

plan  

C2 – Existing mailbox and proposed space as shown on site plan for letterboxes for unit 2 and 3 

C3 – Complies  

C4 – Complies – outdoor clothes drying area to be installed on fence – as per plan 

9.4.6 Changing the landform – cut and fill  

C1 – Complies – the block has a small slope to it and requires minimal cut and fill, refer to PDF lodged for cut and fill 

(also shown below), approx. 300mm cut and fill. Each line represents 200mm and there is 600mm of fall across the 

western boundary.  
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C2 – Complies  

C3 – No retaining walls proposed, existing retaining as per site.   

C4 – No easements on site 

C5 – No easements on site 

C6 – NA  

C7 – NA  

C8 – NA 

C9 – Complies – any small fill areas for the building pad will be from the cut material on site  

C10 – NA – no building envelope  

C11 – Complies – adequate drainage to be provided around each dwelling to ensure it is not re-directed into 

neighbouring properties.  

C12 – N/A 

 

 

12. Assessment of Likely Impacts of Development 
 

 

Construction Impacts 
Will the proposal impact upon any trees, or have any impact on the soil or site drainage patterns 
during construction? 
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The development proposes to be set back from any trees and the minor earthworks will have no impact on 

drainage. 

How will construction noise and rubbish removal be managed during construction? 
Construction work will be carried out during prescribed work hours, and in compliance with any conditions of 

consent relating to hours of construction. Any noise generated would be a short-term. Construction waste will 

be stored on-site in suitable receptacles as identified upon the submitted plan and shall be removed from site 

on a regular basis, to minimise the chances of windblown rubbish and nuisance. 

Sedimentation and erosion controls 
Sedimentation and erosion control measures shall be installed prior to work commencing on-site, and will be 

maintained throughout the duration of the works, to prevent sediment leaving the site. Proposed sediment and 

erosion control measures are identified upon the submitted plans. 

Privacy 
Will the proposal result in the loss of visual or acoustic privacy to any neighbouring land use? No 
If so, what measure will be taken to minimise that loss? 
No measures are required to address this matter as there are no perceived negative impacts upon existing privacy 

levels currently enjoyed by adjoining neighbours. 

Views 
Will the proposal result in the loss of views to any neighbouring land use? No 
It has been determined that there will not be any identified loss of views to adjoining properties.  

Overshadowing 
Will your proposal result in any additional overshadowing to any neighbouring land use? No  

 

Economic and Social Impacts 
Will your proposal result in any social and economic impacts within the locality? No 
No negative socio-economic impacts to the locality can be foreshadowed. The construction phase will 

generate a small but positive economic benefit, for trades and businesses in the region. 

Drainage 
What are the proposed methods of disposing of stormwater from the site and are any new easements required? 
Stormwater will be primarily collected via the roof water drainage system and disposed of via an approved 

stormwater drainage system to the existing drainage system. A civil engineer will also provide a plan for water run 

off and drainage.  

APPLICANT DECLARATION 

I declare to the best of my knowledge and belief, that the particulars stated on this document are correct in every 

detail and that the information required has been supplied. I acknowledge that the development application may be 

returned to me if the information is found to be inadequate.  
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20 Richard Street – Residential Dwelling 
 

13. APPENDIX # 1 

 

Planning Portal Report 
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