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Mirvac 27th April 2017 
C/- GLN Planning Our Ref. 140990
GPO Box 5013 
SYDNEY NSW 2001 

Attn: Peter Lawrence 

Re: PLANNING PROPOSAL
LOT 61 DP 737386 / 55 COONARA AVENUE, WEST PENNANT HILLS NSW 2125
BUSHFIRE SITE COMPATIBILITIES ASSESSMENT – RESPONSE TO COUNCIL 

Dear Peter, 

I have reviewed the report issued by the Hills Council which does not support to proposed rezoning 
and provide this response in relation to the bushfire items raised.

The significant environmental values and subsequent bushfire risk of the site were identified early in 
the rezoning assessment process. This resulted is extensive consultation between the engaged 
ecological expert (Elizabeth Ashby, Keystone Ecological) and bushfire expert (Stuart McMonnies, 
Building Code & Bushfire Hazard Solutions), with minimum environmental impact and suitable 
bushfire protection measures being key objectives.   

Council’s report indicates that our assessment which accompanies the planning proposal deems the 
proposal ‘generally acceptable’ ‘based on compliance with the requirements of Planning for Bushfire 
protection 2006 and the management of the entire site to asset protection zone requirements’.

To clarify we have not asked for, nor do we rely on, the entire site to be maintained as an Asset 
Protection Zone to support the application. As previously mentioned key objectives underpinning the 
proposal was to ensure minimum environmental impact and appropriate bushfire protection 
measures. In this regard existing disturbed and or built upon areas delineated the commencement of 
the development area and Asset Protection Zones. 

In relation to Council’s comment regarding the requirement for an 8 metre wide perimeter road, this 
is the preferred design option expressed within PBP however is not the only acceptable solution.
The current development has a perimeter road the rezoning plans also maintains this outcome 
except for a minor area where the developer sought to increase the amount of public open space. 
We understand this minor exception can be altered during the detailed Development Application 
process and the design will be adjusted to have a full perimeter road.  

Alternatively there may be opportunity to satisfy the Performance Criteria of 4.1.3(1) of PBP by other 
means, including a combination of perimeter roads and fire trails. 
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We therefore maintain our position that a future residential development within the subject site can 
demonstrate compliance with the relevant specifications and requirements of Planning for Bush Fire 
Protection 2006. Furthermore this can be achieved while being sensitive to the ecological issues 
onsite.  

Should you have any further questions please do not hesitate in contacting myself. 

Prepared by  Reviewed by 
Building Code & Bushfire Hazard Solutions Building Code & Bushfire Hazard Solutions P/L 

Stuart McMonnies Wayne Tucker 
G. D. Design in Bushfire Prone Areas. G. D. Design in Bushfire Prone Areas. 
Certificate IV Fire Technology Certificate IV Fire Technology 
Fire Protection Association of Australia BPAD – L3 Accredited Practitioner Ass Dip Applied Science 
Certification number – BPAD9400  Manager - Bushfire Section 

Fire Protection Association of Australia BPAD – L3 Accredited Practitioner 
Certification number – BPAD9399 

Disclaimer: 

Quote from Planning for Bushfire Protection 2006, ‘Any representation, statement opinion, or advice expressed or implied in this 
publication is made in good faith on the basis that the State of New South Wales, the NSW Rural Fire Service, its agents and employees 
are not liable (whether by reason of negligence, lack of care or otherwise) to any person for any damage or loss whatsoever which has 
occurred or may occur in relation to that person taking or not taking (as the case may be) action in respect of any representation, 
statement or advice referred to above..’
Similarly the interpretations and opinions provided by Building Code and Bushfire Hazard Solutions in regard to bushfire protection are 
also given in the same good faith. 
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Mr Peter Lawrence 
Director 
GLN Planning 
GPO Box 5013 
SYDNEY NSW 2001 

24th April 2017 

RE: Planning Proposal for 55 Coonara Avenue, West Pennant Hills 

Dear Peter, 

Thank you for the opportunity to respond to Council’s report (dated 28th March 2017) on the 
Planning Proposal submitted for the proposed redevelopment of 55 Coonara Avenue, West 
Pennant Hills.  

I note that the objections detailed by the author were primarily concerned with Planning matters 
and not ecological issues. The mere presence of an endangered ecological community and 
threatened species was most often quoted as supporting the argument that the site is 
inappropriate for the proposed redevelopment. This is, however, simplistic and undermines 
Council’s position that development for commercial or educational purposes are somehow more 
acceptable. Each of these development types have the potential to impose similar indirect impacts 
on the large area of bushland that must be retained, and the potential impacts can be equally 
controlled or managed within acceptable parameters. The contrast relied upon by Council is 
specious. 

It was not by accident that a potential development footprint is largely confined to the existing 
development footprint. Keystone Ecological provided well-considered advice (Ashby 2016) 
regarding the constraints of the site that included the extent of remnant old growth endangered 
ecological community, riparian zones and threatened species habitat. In conjunction with the 
bushfire expert, areas of least ecological significance were identified as well as those areas that 
could sustain some loss and disturbance for management of bushfire hazard.  

Best practice environmental impact assessment commands that impacts are avoided, minimised, 
mitigated and ameliorated, and that only unavoidable impacts are then to be offset. The advice 
provided demonstrated how this could be achieved by the indicative Masterplan, which was 
developed as an iterative process by a multi-disciplinary team including an ecologist, bushfire 
expert, architect and planner. 
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I note that the final Masterplan submitted for the Planning Proposal disconnected the perimeter 
road in order to maximise green space. The perimeter road allows for a minimisation of the Asset 
Protection Zone and therefore is an important tool for minimising ecological impact. I understand 
that the developer can adjust this design detail during the Development Application process. 

As well as avoiding, minimising and ameliorating impacts, the proposal will protect and ensure 
the conservation management of the important bushland in perpetuity. It is reiterated that the 
Planning Proposal has significant conservation merit.  

Council’s report claims that appropriate buffers have not been observed that are required to 
protect the Powerful Owl’s breeding habitat, quoting 100 metres as the standard that is required, 
relying on Lake Macquarie’s interim guidelines for forest owls. While this is a comprehensive and 
valuable document, they include guidelines, not regulations. Moreover, the guidelines themselves 
acknowledge that measures such as corridor width should be assessed on a site-by-site basis and 
not applied as a blanket rule. 

Nevertheless, it is acknowledged that Powerful Owls are known to nest, forage and roost in the 
subject site and the adjacent Cumberland State Forest. The locations of these important habitat 
features were shown in a plan in my report, and the protection of such habitat was one of the 
factors driving the constraints assessment. In Figure 1 attached, I have overlain the locations of 
the known nest trees on the site and surrounds as it is used now, and on the proposed Indicative 
Masterplan. 

The crucial feature to note is that the existing developments and areas of maximum disturbance 
are located between 49 and 92 metres from the known nest trees, while the closest building of 
the proposed footprint is 102 metres distant. Council’s criticism in this regard is unfounded. 

I believe that the ecological advice that underpinned the Planning Proposal was sound, and with 
the full perimeter ring road in place, it is unlikely to result in any significant adverse impacts on 
matters of import, particularly Blue Gum High Forest, Sydney Turpentine Ironbark Forest, and 
Powerful Owl. The Planning Proposal can be supported.  

Yours sincerely, 

Elizabeth Ashby 
Principal Consultant 



3 

 

FIGURE 1: Powerful Owl nests (white circles) and roosting habitat (white polygons) in relation to existing development (L) and proposed footprint (R). 
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11 April 2017 

Attention: Mr Adrian Checchin 

Development Director  

Level 28, 200 George Street  

Sydney NSW 2000  

Dear Adrian, 

RE:      55 Coonara Ave, West Pennant Hills 

 Geo-technical and Utility Infrastructure Review 

We are multi-disciplinary consulting engineers and have over 20 years in assessing site conditions and 
infrastructure requirements on all types of projects across all asset classes.  

In relation to our assessment of 55 Coonara Avenue, we offer the following commentary: 

Executive Summary 

In our professional opinion, the development proposal speaks favourably for itself with respect to Geo-technical 
and infrastructure items.  

Through this desktop study and liaison with the respective authorities we can confirm that the utility 
infrastructure in the vicinity of the site can easily cater for the proposed development. In our view the proposal 
clearly reduces demand on the local infrastructure network.  

Geo-technical 

The site is not identified as having any land slip issues and has been the subject of development which has 
been in place for over 30 years. This alone would indicate that landslide is not an issue at all even with the 
minor re-grading that would occur as a result of the proposed development.  

Notwithstanding the above, at this stage of the planning process we have undertaken a desktop review of the 
geo-technical conditions on site and there is absolutely no geo-technical impediment that would preclude the 
proposal from taking place i.e. there are no geo-technical constraints, and we are unclear how this could have 
been concluded as being a potential issue particularly when there is substantial development already on site 
with no current evidence of landslip to substantiate this claim.  

It is normal in the case of any development similar to the proposed that more detailed investigations would 
occur as part of the Development Application and detailed design process, with any geo-technical or 
groundwater matters being dealt with during that process. These items would most certainly not affect the 
development proposal.  
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Infrastructure  

General 

The following utilities were notified: 

We have undertaken comprehensive review of the utility infrastructure and servicing requirements for the 
proposal and comment on each item as follows: 

Electrical 

Based on information received from Endeavour Energy we confirm that there are two (2) incoming 
high voltage supplies to the high voltage switchroom onsite. These high voltage feeders originate from 
West Pennant Hills Zone substation under reference X861 & X 869. These high voltage feeders are 
configured for duty and standby operation which provides redundancy and a high level of resilience to 
the site from a power supply perspective. If one feeder was to fail then the other would be able to 
sustain the load.   

The total capacity of the high voltage feeders are 8MVA. 

We understand that the planning proposal comprises approximately 800 dwellings as per the table 
below: 

Based on this amount of dwellings, the estimated electrical maximum demand is in the order of 
4.34MVA.  

The current electrical capacity servicing the sites existing use is in excess of 4.34MVA which would 
therefore mean the proposed scheme results in a reduction of electrical loads on the grid network.  
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Water 

Based on information received from Sydney Water we confirm that there are two (2) 500mm water mains 
servicing the site in a duty / standby arrangement. The mains water supply arrangement provides redundancy 
and high levels of resilience to the site from a potable water supply perspective. Refer to extract from Sydney 
Water infrastructure maps below that confirm extent and size of the water mains servicing the site.  

Based on our calculation of the proposed number of dwellings indicated in the planning proposal, the average 
water consumption per day would be 250kL/day.  

The 500mm water mains currently servicing the site can easily cater for this potable water demand.  

Sewer 

Based on information received from Sydney Water we confirm that there is a 225mm sewer main servicing the 
site from the south / western boundary of the site. There is also a 300mm sewer main that is at the south / 
eastern boundary of the site that is also suitable for connection of the drainage to.    

Refer to extract from Sydney Water infrastructure maps below that confirm extent and size of the sewer mains 
servicing the site and in the vicinity.  
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Based on the dwellings proposed as part of the planning proposal, the existing 225mm and 300mm sewer 
mains in the vicinity of the site have adequate capacity to accommodate the drainage requirements of the 
proposed development.  
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Gas 

Based on information received from Jemena we confirm that there are 32mm and 110mm gas mains on 
Coonara Ave at the northern boundary of the site.  

Refer to extract from Jemena infrastructure maps below that confirm extent and size of the gas mains in the 
vicinity of the site.  

 

Based on the dwellings proposed as part of the planning proposal, the 32mm and 110mm gas mains in the 
vicinity of the site have adequate capacity to accommodate the gas load requirements of the proposed 
development.  
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Telecommunications 

Based on information received from the major Telco’s we confirm that there are significant fibre optic 
telecommunications infrastructure that services the site in a duty / standby arrangement.  

Refer to extract from Nextgen infrastructure maps (as an example) below that confirm extent and size of the 
telco infrastructure servicing the site.  

Based on the dwellings proposed as part of the planning proposal, the telco infrastructure currently servicing the 
site has adequate capacity to accommodate the telco requirements of the development.  

Notwithstanding this, and based on previous experiences NBN would also service a development of this nature. 

Stormwater 

The responsibility for the control of stormwater runoff in the vicinity of the site is with The Hills Shire Council.  

Review of service drawings obtained from Council show there are pipe network drains in the vicinity of the site 
that are capable of supporting the proposed development.  

All future stormwater works proposed for the development shall be capable of complying with Council Codes. 

Stormwater considerations have been reviewed and can occur as part of the detailed DA design process which 
would normally be the case.  

Based on review of the planning proposal, it is noted that the development will be able to comply with the 
Council Development Control Plan in relation to Stormwater Management.  
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Flooding 

We note the current improvements and operation of existing uses on site are not subject to flooding concerns. 

From our preliminary desktop review, this site/area is also not noted as being subject to flooding. 

At this stage of the planning process, flooding would not be a consideration that would affect a planning 
proposal. As more detailed design occurs and development applications may be prepared, it would be more 
normal practice for further assessment (if required) to occur at that stage.  

Traffic 

We understand from the Traffic Engineer that the proposal will reduce traffic impacts in the local area improving 
capacity in the road network.  

Public Open Space 

We understand from the developer that the proposal includes an offer to dedicate 2.493ha of land for open 
space including provision for a play field.  

We trust this letter addresses Council’s requirements with respect to confirming the adequacy of the existing 
geotechnical conditions and infrastructure services in the vicinity of the site to cater for Mirvac’s planning 
proposal.  

Please do not hesitate to contact me if you have any further queries. 

Yours Faithfully, 

Mays Chalak 

DIRECTOR 

For Integrated Group Services 
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including the borrower’s ability to service and repay any mortgage loan. 






