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SYDNEY NORTH PLANNING PANEL
COUNCIL ASSESSMENT REPORT

Panel Reference PPSSNH-105
DA Number DA2020/0579
LGA Northern Beaches

Proposed Development

Construction of a Residential Flat Building, semi-detached dwelling,
dwelling house and Community Title Subdivision, including internal
private road

Street Address

Lot 29 DP 5464, 27 Warriewood Road WARRIEWOOD NSW 2102
Lot 28 DP 5464, 25 Warriewood Road WARRIEWOOD NSW 2102

Applicant/Owner

J & G Knowles & Associates Pty Ltd
J & G Knowles & Associates Pty Ltd

Date of DA lodgement

03/06/2020

Number of Submissions

2

Recommendation

Deferred Commencement Approval

Regional Development
Criteria (Schedule 7 of the
SEPP (State and Regional
Development) 2011

Development with a Capital Investment Value (CIV) of more than $30
million

List of all relevant s4.15(1)
(a) matters

Environmental Planning and Assessment Act 1979

Environmental Planning and Assessment Regulations 2000

Water Management Act 2000

State Environmental Planning Policy No. 55 — Remediation of

Land

e State Environmental Planning Policy No. 65 — Design Quality of
Residential Apartment Development

e State Environmental Planning Policy (Coastal Management)
2018

e State Environmental Planning Policy (Infrastructure) 2007

Pittwater Local Environmental Plan 2014

Pittwater 21 Development Control Plan

List all documents
submitted with this report
for the Panel’s
consideration

e Architectural Plans
e Specialist Reports

Clause 4.6 requests

N/A

Summary of key
submissions

¢ Overdevelopment
e Conditions required to ensure minimal impacts during
construction

Report prepared by

Louise Kerr Director, Planning and Place

Responsible Officer

Anne-Marie Young, Principal Planner

Report date

28 October 2020

Summary of s4.15 matters

Have all recommendations in relation to relevant s4.15 matters been summarised in

the Executive Summary of the assessment report?

YES
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Legislative clauses requiring consent authority satisfaction

Have relevant clauses in all applicable environmental planning instruments where the
consent authority must be satisfied about a particular matter been listed, and relevant
recommendations summarized, in the Executive Summary of the assessment report?

e.g. Clause 7 of SEPP 55 - Remediation of Land, Clause 4.6(4) of therelevant LEP  YES

Clause 4.6 Exceptions to development standards
If a written request for a contravention to a development standard (clause 4.6 of the
LEP) has been received, has it been attached to the assessment report? N/A

Special Infrastructure Contributions
Does the DA require Special Infrastructure Contributions conditions (S7.24)? Note: N/A

Certain DAs in the Western Sydney Growth Areas Special Contributions Area may
require specific Special Infrastructure Contributions (SIC) conditions N/A

Conditions

Have draft conditions been provided to the applicant for comment? Note: in order to
reduce delays in determinations, the Panel prefer that draft conditions,
notwithstanding Council’'s recommendation, be provided to the applicant to enable
any comments to be considered as part of the assessment report YES

EXECUTIVE SUMMARY

Northern Beaches Council is in receipt of development application DA2020/0579 from J&G Knowles &
Associates Pty Ltd for the construction of a mixed residential development, comprising residential flat
buildings, semi-detached dwellings and dwelling houses, with associated internal roads, site works,
landscaping and Community title subdivision on a yet to be created lot (Lot 2) at 25-27 Warriewood
Road, Warriewood. The lot forms part of development application N0611/16, which was approved by the
Sydney North Planning Panel (SNPP) on 12 July 2017.

The application is similar to the development approved under DA2018/1826 for the same site by SNPP
on 24 June 2019 which has not been acted upon. The main changes to the approved development
include a reduction in the basement car parking from 2 levels to 1, air conditioning platform on the roof
as opposed to individual units on balconies, new internal road layout to allow for an increase in common
open space, a change in the design of the dwellings and deletion of dwelling in lot 12 to be consolidated
into landscape area for the residential care facility. The subject application also seeks consent for a
staged subdivision, construction and occupation.

The subiject site is zoned R3 Medium Density Residential under the provisions of Pittwater Local
Environmental Plan 2014 (PLEP 2014), and the proposed development is permissible with consent.

The proposed mixed residential development is well resolved, with well-articulated built form, generous
landscaped areas, and a variety of materials and textures that will blend with the proposed landscape
solution. Future occupants of the proposed dwellings will enjoy high levels of amenity, commensurate
with that of surrounding properties and the proposal is considered to be an appropriate contextual fit for
the site, within the Warriewood Valley Release Area. Whilst the proposed residential flat buildings fall shy
of the minimum solar access requirements of the ADG and P21 DCP, the amount of solar access
received can be optimised with minor refinement of the proposal, which has been addressed in the draft
conditions of consent.

The public notification of the application resulted in two submissions in objection to the proposal. The
concerns raised in these objections have been addressed in the assessment report. Overall, there were
no matters raised in the submissions received that would warrant the refusal of the subject application in
the public’s interest.
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The applicant has indicated a cost of works, or Capital Investment Value, of approximately $31 million,
and as such, the application must be referred to the Sydney North Planning Panel (SNPP) for
determination. The SNPP can be satisfied that the proposal meets the aims/objectives and outcomes of
all relevant policies/plans, as detailed in the body of this report. On balance, the proposal is
recommended for deferred commencement approval having considered relevant issues and the
assessment of the design plans submitted.

PROPOSED DEVELOPMENT IN DETAIL
The applicant seeks consent for the following development at the site:

« 2 x 3 storey residential flat buildings, comprising 32 dwellings and one level of basement car
parking for 60 car with access fronting Lorikeet Grove;

* 10 x semi-detached dwellings, with car parking via the rear laneway;

» 1 x dwelling house, with car parking via the rear laneway;

* Internal private road/laneway with at-grade visitor parking;

* Site works;

» Landscaping, and

« Community title subdivision.

The application seeks consent for staged sub-division, construction and occupation as follows:

e Stage 1will be the consolidation of the small area of land on the southern side of Lorikeet Grove
to be part of the residential care facility lot (Future Lot 1). This does not require any physical
works and can be consolidated (without development consent) after development consent for
this DA has been issued.

e Stage 2 will be a Community Title subdivision of the remainder of Future Lot 2. The subdivision
will create 3 lots:

* Lot 1 will be Community Association Property;
» Lot 2 will be future Strata Lot for the residential flat building; and
» Lot 3 will be development lot for future dwellings fronting Warriewood Road.

The residential flat building, laneway and common open space, associated landscaping and
stormwater infrastructure on Future Lot 2 will be constructed in Stage 2.

The residential flat building, internal accessway and central open space will all be constructed
before this plan is finalised and registered.

e Stage 3 will include the construction of the dwelling and semi-detached dwellings fronting
Warriewood Road. Stage 3 will also involve the Community Title Subdivision of Lot 3 into 11 lots.
The proposed dwellings will be constructed before this plan is finalised and registered.

Note: The Strata Subdivision of the residential flat building can be undertaken as complying
development and therefore does not form part of this DA.

The application is similar to the development approved under DA2018/1826 by SNPP on 24 June
2019 which has not been acted upon. The main changes to the approved development are:

. Replacement of the two level basement of the residential flat building with a single level
basement and relocating visitor car parking from the basement to at-grade parking spaces.
. Minor amendments to the residential flat building to address the conditions of DA2018/1826.

. Inclusion of rooftop mechanical plant for air conditioning as opposed to A/C units on the
balconies.

. Relocation of the internal roads eastwards and the provision of at grade visitor car parking and
the creation of a central common landscape area.

. Deletion of the detached dwelling house (lot 12) to become consolidated as part of the
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landscape area to the residential care facility.

. Redesign of the dwellings facing Warriewood Road by incorporating the garages under the
dwellings and reducing the depth of the lots upon which they are located which has enabled the

creation of the common landscaped area.

The table below provides a comparison of the key changes to the approved development as a result of

this application:

DA2018/1826 DA2020/0579 Difference
Building Height
RFB 8.2mto 9.5m 8.0mto 10.3m +0.8m
Dwellings 6.2mto 7.5m 6.5m to 8.2m +0.7m
Accommodation
REB.
1 Bedroom 4 4 No change
2 Bedroom 22 22 No change
3 Bedroom 6 6 No change
RFB Total 32 32 No change
Dwellings
1 Bedroom 0 0
2 Bedroom 0 0
3 Bedroom 12 11
Dwelling Total 12 11 -1 Dwelling
TOTAL 44 43 -1 Dwelling
ACCOMODATION
Car Parking
Residential 89 93 +4
Visitor 13 11 -2
Total 102 104 +2
Bike Parking 28 16 -12
Landscape Area 2,912sgm (35.5%) 3,353sgm (41%) +441sgm

Comparison table of the approved and proposed development

DA2020/0579
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\ STAGE 28

\ 3 STOREY RESICENTIAL
| FLAT BULDING
\

LANEWAY

Proposed Staging Plan

ASSESSMENT INTRODUCTION

The application has been assessed in accordance with the requirements of the Environmental Planning
and Assessment Act 1979 and the associated Regulations. In this regard:

Anassessmentreportandrecommendationhasbeenprepared(the subjectofthisreport)

taking into account all relevant provisions of the Environmental Planning and Assessment Act
1979, and the associated regulations;

Asite inspectionwas conducted and consideration has been givento theimpacts of the
development upon the subject site and adjoining, surrounding and nearby properties;
Notification to adjoining and surrounding properties, advertisement (where required) and referral
torelevantinternal and external bodies in accordance with the Act, Regulations and relevant
Development Control Plan;

Areview and consideration of all submissions made by the publicand community

interest groupsin relation to the application;

Areview and consideration of alldocumentation provided with the application (up to the time of
determination);

1 Areviewand consideration ofallreferralcomments provided by therelevant Council Officers,

State Government Authorities/Agencies and Federal Government Authorities/Agencies on the
proposal.
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SUMMARY OF ASSESSMENT ISSUES

Pittwater Local Environmental Plan 2014 - 6.1 Warriewood Valley Release Area

Pittwater Local Environmental Plan 2014 - 7.2 Earthworks

Pittwater Local Environmental Plan 2014 - 7.3 Flood planning

Pittwater 21 Development Control Plan - A4.16 Warriewood Valley Locality

Pittwater 21 Development Control Plan - B6.3 Off-Street Vehicle Parking Requirements

Pittwater 21 Development Control Plan - C1.23 Eaves

Pittwater 21 Development Control Plan - C6.2 Natural Environment and Landscaping Principles
Pittwater 21 Development Control Plan - C6.4 The Road System and Pedestrian and Cyclist Network
Pittwater 21 Development Control Plan - C6.7 Landscape Area (Sector, Buffer Area or Development
Site)

Pittwater 21 Development Control Plan - C6.8 Residential Development Subdivision Principles
Pittwater 21 Development Control Plan - C6.9 Residential Land Subdivision Approval Requirements
Pittwater 21 Development Control Plan - C6.10 Additional Specifications for development of Buffer Area
lato1lm

Pittwater 21 Development Control Plan - D16.1 Character as viewed from a public place

Pittwater 21 Development Control Plan - D16.5 Landscaped Area for Newly Created Individual
Allotments

Pittwater 21 Development Control Plan - D16.6 Front building lines

Pittwater 21 Development Control Plan - D16.7 Side and rear building lines

Pittwater 21 Development Control Plan - D16.9 Solar access

Pittwater 21 Development Control Plan - D16.10 Private and Communal Open Space Areas

SITE DESCRIPTION

Property Description: Lot 29 DP 5464 , 27 Warriewood Road WARRIEWOOD
NSW 2102
Lot 28 DP 5464 , 25 Warriewood Road WARRIEWOOD
NSW 2102

Detailed Site Description: The application involves works on a yet to be created

superlot (Lot 2), resulting from the subdivision of 23-27
Warriewood Road, Warriewood approved pursuant to
development application N0O611/16.

Lot 2 is comprised of two separate parts, divided by Lorikeet
Grove. The smaller of the parts has a 16.4m wide frontage
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to Warriewood Road, irregular boundaries to Lorikeet Grove
to the north and the adjoining property to the south and
west, and a total area of 398m2. The larger of the parts has
a 95.3m wide frontage to Warriewood Road to the east, a
94.5m long boundary to the adjoining property to the north,
is bounded by Lorikeet Grove to the south and west, and
has a total area of 7794mz2,

The site was formerly a rural residential land holding,
containing a single storey dwelling house and horse
paddocks. The works approved pursuant to development
application N0611/16 have commenced on site, and
construction is ongoing.

The site is burdened by a 5m wide easement for Sydney
Water sewer infrastructure and will ultimately be burdened
by restrictive covenants requiring the on-going maintenance
of water management facilities approved pursuant to
development application NO611/16. Furthermore, a
restrictive covenant is also to be imposed upon Lot 2 to
require a minimum landscaped area calculation of 41% of
the total site area to be maintained in perpetuity.

The site experiences a gentle slope from Warriewood Road
towards the west (Narrabeen Creek), with a maximum
gradient of approximately 10%. Upon completion of the
construction works, Warriewood Road will be a two-lane
collector street, with on-street parking, underground
infrastructure, footpaths and street trees on both sides of the
road. Lorikeet Grove will be a local street, accessed from
Warriewood Road via a roundabout. Canopy trees will line
both sides of Lorikeet Grove, with a shared pathway along
the southern / western side of the street to connect with the
wider creekline system.

The site is located within 40m of Narrabeen Creek (to the
west). Although the site is currently mapped by P21 DCP as
being subject to flooding, the site will not be flood prone
following the completion of ground works approved pursuant
to development application NO611/16.

The site is identified as Buffer Area 1L of the Warriewood
Valley Release Area, as shown on the Warriewood Valley
Release Area Map of PLEP 2014. Warriewood Valley is
currently in transition from rural residential land holdings to
medium density residential development.

The eastern side of Warriewood Road is characterised by
low-density one and two storey dwellings. A two-three storey
seniors housing development is currently under construction
to the south (on Lot 1 approved pursuant to development
application N0611/16). Residential subdivisions have
recently been completed to then north, including an internal
private road along a portion of the common northern
boundary.
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SITE HISTORY
N0611/16

On 12 July 2017, the Sydney North Planning Panel approved Development Application N0O611/16 at the
subject site. Specifically, NO611/16 provided for:

» Demolition of all existing site improvements and removal of canopy trees,
» Earthworks and excavation,
* Subdivision of the site into four lots, as shown in Figure 2 and as follows:

o Lot 1, a residential super lot with an area of 9927m?2,

o Lot 2, a residential super lot with an area of 8192m?,

o Lot 3, with an area of 4281m?2 being the inner creekline corridor to be dedicated to Council,
o Lot 4, with an area of 2890m?2 being the Lorikeet Grove public road reserve to be dedicatedt

* Construction of a 2 and 3 storey residential aged care facility on Lot 1, comprising:

0 130 sole occupancy, high care rooms,

0 67 off-street car parking spaces,

o Multiple internal and external living and dining areas,

o Staff facilities and administration areas,

o Resident amenities, including a salon, gymnasium, café, etc.,

+ Construction of the Lorikeet Grove public road reserve,

* Half road reconstruction of Warriewood Road,

* Infrastructure, including water management detention basins, and
» Landscaping.

DA2018/1826

On 18 June 2019, the Sydney North Planning Panel approved Development Application DA2018/1826
at the subject site. Specifically, DA2018/1826 provided for:
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* 2 x 3 storey residential flat buildings, comprising 32 dwellings and basement car parking, fronting

Lorikeet Grove,

» 10 x semi-detached dwellings, with detached garages and studios, fronting Warriewood Road,
» 1 x dwelling house, with detached garage and studio, fronting Warriewood Road,

» 1 x dwelling house, with attached garage, fronting Warriewood Road,

* Internal private road/laneway,

* Site works,
» Landscaping, and

* Community title subdivision.

PLM2019/0278

On 17 December 2019 a pre-lodgement meeting was held between Council staff and the applicant to
discuss the construction of a mixed residential development, comprising two residential flat buildings,
11 semi-detached dwellings, an associated internal road, site works, landscaping and Community and

Strata title subdivision.

The proposal was generally supported, and the plans presented at that meeting are the same as those
lodged with the current Development Application.

ENVIRONMENTAL PLANNING AND ASSESSMENT ACT, 1979 (EPAA)

The relevant matters for consideration under the Environmental Planning and Assessment Act, 1979,

are:

Section 4.15 Matters for
Consideration'

Comments

Section 4.15 (1) (a)(i) —
Provisions of any
environmental planning
instrument

See discussion on “Environmental Planning Instruments” in this report.

Section 4.15 (1) (a)(ii) —
Provisions of any draft
environmental planning
instrument

Section 4.15 Matters for
Consideration'

Draft State Environmental Planning Policy (Remediation of Land) seeks
to replace the existing SEPP No. 55 (Remediation of Land). Public
consultation on the draft policy was completed on 13 April 2018. The
subject site has previously been sued for agricultural purposes. Any
potential contamination and remediation has been addressed as part of
works approved under development consent N0611/16.

Furthermore, the application is supported with a Preliminary Site
Contamination report describes asbestos in one soil sample, no other
contaminants found beyond (health or environment) ‘trigger levels’. The
Preliminary Site Contamination report makes recommendations to
address issues associated with asbestos. Council's Environmental
Health Unit have reviewed the report and have no objections to the
proposal subject to compliance with the recommendations of the
Preliminary Site Contamination report and additional conditions to
address asbestos issues.

Comments

As such, the use of the site for residential purposes is considered
to be acceptable and subject to conditions is not considered a
contamination risk.

DA2020/0579
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Section 4.15 (1) (a)(iii) —
Provisions of any
development control plan

Pittwater 21 Development Control Plan applies to this proposal.

Section 4.15 (1) (a)(iiia) —
Provisions of any planning
agreement

None applicable.

Section 4.15 (1) (a)(iv) —
Provisions of the
Environmental Planning and
Assessment Regulation
2000 (EP&A Regulation
2000)

Division 8A of the EP&A Regulation 2000 requires the consent authority
to consider "Prescribed conditions" of development consent. These
matters have been addressed via a condition of consent.

Clause 50(1A) of the EP&A Regulation 2000 requires the submission of a
design verification certificate from the building designer at lodgement of
the development application. This documentation has been submitted.

Clauses 54 and 109 of the EP&A Regulation 2000 allow Council to
request additional information. Additional information was requested in
relation to waste management.

Clause 92 of the EP&A Regulation 2000 requires the consent authority to
consider AS 2601 - 1991: The Demolition of Structures. This matter has
been addressed via a condition of consent.

Clauses 93 and/or 94 of the EP&A Regulation 2000 requires the consent
authority to consider the upgrading of a building (including fire safety
upgrade of development). This clause is not relevant to this application.

Clause 98 of the EP&A Regulation 2000 requires the consent authority to
consider insurance requirements under the Home Building Act 1989.
This clause is not relevant to this application.

Clause 98 of the EP&A Regulation 2000 requires the consent authority to
consider the provisions of the Building Code of Australia (BCA). This
matter has been addressed via a condition of consent.

Clause 143A of the EP&A Regulation 2000 requires the submission of a
design verification certificate from the building designer prior to the issue
of a Construction Certificate. This matter may be addressed via a
condition of consent.

Section 4.15 (1) (b) —the
likely impacts of the
development, including
environmental impacts on
the natural and built
environment and social and
economic impacts in the
locality

DA2020/0579

(i) Environmental Impact

The environmental impacts of the proposed development on the natural
and built environment are addressed under the Pittwater 21 Development
Control Plan section in this report.

(if) Social Impact

The proposed development will not have a detrimental social impact in
the locality considering the character of the proposal.
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Section 4.15 Matters for
Consideration'

Comments

(iii) Economic Impact

The proposed development will not have a detrimental economic impact
on the locality considering the nature of the existing and proposed land
use.

Section 4.15 (1) (c) — the
suitability of the site for the
development

The site is considered suitable for the proposed development.

Section 4.15 (1) (d) — any
submissions made in
accordance with the EPA
Act or EPA Regs

See discussion on “Notification & Submissions Received” in this report.

Section 4.15 (1) (e) — the
public interest

No matters have arisen in this assessment that would justify the refusal
of the application in the public interest.

EXISTING USE RIGHTS

Existing Use Rights are not applicable to this application.

BUSHFIRE PRONE LAND

The site is not classified as bush fire prone land.

NOTIFICATION & SUBMISSIONS RECEIVED

The subject development application has been publicly exhibited from 19/06/2020 to 19/07/2020 in
accordance with the Environmental Planning and Assessment Act 1979, Environmental Planning and
Assessment Regulation 2000 and the relevant Development Control Plan.

As a result of the public exhibition process council is in receipt of 2 submission/s from:

Name:

Address:

Ms Narelle Beacham

56 Warriewood Road WARRIEWOOD NSW 2102

Charter Hall Social
Infrastructure Limited

Level 14 570 Bourke Street MELBOURNE NSW 3000

The following issues were raised in the submissions and each have been addressed below:

e Overdevelopment of the area.
e Not in keeping with the streetscape.
e Arequestforconditionsto beimposedto address construction management.

The matters raised within the submissions are addressed as follows:

Overdevelopment of the area.

Comment:

The proposed density is consistent with the density anticipated by the Strategic Review and
prescribed by clause 6.1 of PLEP 2014. The road system within and around Warriewood Valley

DA2020/0579
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has been designed to accommodate the density proposed, and Council’s Traffic Engineer has
confirmed that the proposal will not result in any detrimental impact on traffic generation in the

area.

Not in keeping withthe streetscapethetownhouses should be singledwellingsto be
consistent with those in the street.

Comment:

The proposed built form fronting Warriewood Road comprises a dwelling house and semi-
detached dwellings with a two storey presentation to the street. This built form is not dissimilar to
the existing dwellings along the high side of Warriewood Road, which is characterised by one and
two storey dwelling houses. The character of the development fronting Warriewood Road is
considered to be compatible with the existing character of Warriewood Road.

Conditions are require to be imposed to address construction management, particularly
given the sensitive nature of the childcare centre located on the opposite side of

Warriewood Road .
Comment:

Construction management conditions are included in the recommendation including the
requirement for a construction traffic management plan, dust control measures, noise control

measures.

REFERRALS

Internal Referral Body

Comments

Building Assessment - Fire
and Disability upgrades

The application proposes a residential flat building containing 32
dwellings, 10 semi-detached dwellings, a dwelling house and
community title subdivision.

Recommendation

No objections subject to conditions to ensure compliance with the
Building Code of Australia (BCA). It is noted that the proposed
development may not fully comply with some requirements of the BCA
in the absence of fully detailed plans for assessment, however it is
considered that these matters may be readily determined at
Construction Certificate Stage and by way of an acceptable 'Alternate
Solution' Design where required.

Environmental Health (Acid
Sulphate)

DA2020/0579

General Comments

No changes in the assessment conclusions made for DA2018/1862 —
Acid Sulfate Soils likelihood of exposure is low and perhaps even
minimised due to excavation depth reductions.

DA2018/18662 condition to be re-instated as it is precautionary -if
Acid Sulfate Soils are found/exposed then a management ‘plan’ is
required

Recommendation
Approval subject to condition.

Page 12 of 91



ﬂ\ northern
i&% beaches

Internal Referral Body

Environmental Health
(Contaminated Lands)

General Comments

Preliminary site contamination report describes asbestos in one soil
sample, no other contaminants found beyond (health or environment)
‘trigger levels’. The report makes some recommendations that
environmental health is satisfied with to use as condition/s.

Recommendation

APPROVAL - subject to conditions

Environmental Health
(Industrial)

General Comments

An updated acoustic report has been provided to review the proposal
for rooftop mechanical plant and exhaust systems. Results of the
analysis indicate that there may be a breach in Industrial Noise Policy
criteria for the dwellings directly north of the proposed north apartment
rooftop mechanical units. An acoustic barrier has been proposed to
mitigate projected noise impacts.

Recommendation

APPROVAL - Subject to conditions.

Landscape Officer

DA2020/0579

The development application is for a proposed residential and
subdivision incorporating a residential flat building, and semi-detached
dwellings.

The landscape referral response is considered against the following
planning controls:

» State Environmental Planning Policy No.65 - Design Quality of
Residential Flat Development, Principle 6 - Landscape

* SEPP 65 Apartment Design Guide, including 3D Communal and
public open space, 3E Deep Soil Zones, 40 Landscape Design, and
4P Planting on Structures

» Warriewood Valley Landscape Masterplan and Design Guidelines
* Pittwater 21 DCP controls, including C1.1 Landscaping; C6.2 Natural
Environment and Landscaping Principles; C6.7 Landscape Area;
D16.1 Character as viewed from a public place; D16.5 Landscaped
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Area for Newly Created Individual Allotments; D16.10 Private and
Communal Open Space Areas; and D16.12 Fences.

Principle 6: Landscape, of the State Environmental Planning Policy
No.65 - Design Quality of Residential Flat Development requires that
design integrate landscape and buildings, resulting in greater
aesthetic quality and amenity for both occupants and the adjoining
public domain. Landscape design enhances the development’s
natural environmental performance by co-ordinating water and soil
management, solar access, micro-climate, tree canopy and habitat
values. It contributes to the positive image and contextual fit of
development through respect for streetscape and neighbourhood
character, or desired future character. Landscape design should
optimise useability, privacy and social opportunity, equitable access
and respect for neighbours’ amenity, and provide for practical
establishment and long term management.

This application is similar to the approved development consent
DA2018/1862, with the following landscape additions: common
landscaped area with playground. The works are proposed in two
stages: the first stage will be the construction of the residential flat
building and the internal road and its visitor car parking spaces and
landscaping of the central open space, and the second stage will be
the construction of the dwellings fronting Warriewood Road.

Landscape Plans are provided with the application illustrating the
following works:

* landscape treatment immediately surrounding the residential flat
building (e.g. front and side setbacks);

* large common open space situated between the residential flat
building and dwelling houses fronting Warriewood Road;

* landscape treatment around each of the dwelling houses fronting
Warriewood Road; and

* landscape treatment to the former Lot 12 at the south western corner
of Warriewood Road and Lorikeet Grove. This landscaped area will be
integrated with the residential care facility open space.

The Landscape Plans are conceptual at this stage and demonstrate
sufficient design intent to be acceptable to satisfy the landscape
planning controls, subject to detail landscape plans at Construction
Certificate stage in accordance with the DA Lodgement
Requirements.

The Landscape Plans provide ground surface finishes, but do not
provide details on the on-structure landscape works including planter
construction, waterproofing, drainage, and planting
selections/schedules, as well as playground materials selections. The
Landscape Plans shall be detailed to provide a set of planting plans
with schedules, plant selections, quantities and container sizes for all
the landscaped areas, on-structure and within deep soil areas.

Recommendation:

Approval subject to conditions
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Internal Referral Body

Comments

Biodiversity)

The subject site has been previously assessed as part of the previous
site subdivision, and clearing works have already occurred.
Landscaping should be in accordance with the Warriewood Valley
controls and requirements

NECC (Coast and
Catchments)

The application has been assessed in consideration of the Coastal
Management Act 2016, State Environmental Planning Policy (Coastal
Management) 2018 and has also been assessed against
requirements of the Pittwater LEP 2014 and Pittwater 21 DCP.

Coastal Management Act 2016

The subject site has been identified as being within the coastal zone
and therefore Coastal Management Act 2016 is applicable to the
proposed development.

The proposed development is in line with the objects, as set out under
Clause 3 of the Coastal Management Act 2016.

State Environmental Planning Policy (Coastal Management)
2018

As the subject site has been identified as being within the coastal
zone and therefore SEPP (Coastal Management) 2018 is also
applicable to the proposed development.

The western part of the subject land has been identified as 'proximity
to Coastal Wetlands' on the ' Coastal Wetlands & littoral Rainforest
Map 'but not been included on the Coastal Vulnerability Area Map
under the State Environmental Planning Policy (Coastal Management)
2018 (CM SEPP). Hence, Clauses 11 and 15 of the CM SEPP apply
for this DA.

Comment:

On internal assessment and as assessed in the submitted Statement
of Environmental Effects (SEE) report prepared by DFP Planning
Consultants dated 29 May 2020, works proposed in the submitted DA
are not located in this part.

As such, assessment under SEPP (CM) 2018 is not required.
Pittwater LEP 2014 and Pittwater 21 DCP

No other coastal related issues identified.

As such, it is considered that the application does comply with the

requirements of the coastal relevant clauses of the Pittwater LEP
2014 and Pittwater 21 DCP.

DA2020/0579
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NECC (Development
Engineering)

No objections to the proposed development for apartments,
townhouses and subdivision subject to conditions.

NECC (Stormwater and
Floodplain Engineering —
Flood risk)

All works are located above the Probable Maximum Flood level of
4.88m AHD. The completed Stage 1 subdivision civil works resulted
in the subject development to be located outside the areas identified
as flood prone. No flood related development controls included.

NECC (Water Management)

The management of water quality was completed under the Stage 1
DA, as noted in the water management report.

The basement for the Resident Flat Building is not expected to
intercept the main body of the groundwater aquifer for Narrabeen
Creek. Dewatering conditions apply in the event groundwater
seepage occurs, or the basement excavation fills with tailwater. The
basement is not expected to impede groundwater flows, and there is
no groundwater dependent vegetation present on the site.

Road Reserve

DA2020/0579

There does not appear to be any significant impact on existing road
assets so no objection from Road Assets.

It may be preferable to require the entry into the laneway to be built as
a driveway crossing to give priority to pedestrians and avoid the need
for kerb ramps and a road crossing. This would also avoid the need
to reconstruct the intersection (although it appears to have already
been built) Can traffic and development engineers please consider —
this was a policy of former Warringah — not sure if this is consistent
with Warriewood Valley Plans.

The laneway should be named in accordance with Geographical
Names Board street naming guidelines and the developer shall be
required to install a street name sign to ensure appropriate
wayfinding. (development engineers to condition)

It appears all public road infrastructure has already been provided as
part of the subdivision.
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Internal Referral Body

Comments

Planners Comments

Council's Traffic Engineers have prepared a condition to address the
concerns relating to the laneway entry.

Strategic and Place Planning
(Urban Design)

The proposed changes to the previously approved Development
Application have addressed the issues identified in the Pre-
Lodgement Meeting:

1.

The 3m gaps between the townhouses are treated
appropriately with soft landscape and cloth drying areas. Care
should be taken to ensure the long, narrow and tall resultant
space does not become unusable and become neglected by
the residents.

Response: Cloth drying areas are provided and big corner
windows incorporated to shorten effect of long building gaps.
The larger central common garden area proposed as a result
of the townhouse lots made shorter is a positive improvement
to the overall site layout. Soft landscape treatment to createa
semi-public garden spaces for use by the residents would be
preferred to physical barriers like fences, walls and gates.
Response: Soft landscape treatment/ integrated barriers
incorporated.

The relocation of the air-conditioner condenser units from the
balconies and terraces area to the basement and roof top area
should ensure that adequate screenings are provided so that
they are hidden and do not create nuisance. Ease of access
for maintenance should be considered in the relocation.
Response: A/C roof enclosure provided.

The proposal to open up the large glazed windows in the
apartments on the western elevation to take advantage of the
views to the creek corridor should consider the western sun
exposure. The substitution of western sun-shading external
blinds to other form of sun shading treatment should be
accompanied with updated ‘BASIX’ calculations and
specifications.

Response: Bifold shutters have been provided to control
western sun and updated Basix report has been submitted.
The new DA to be submitted should capture the changes from
the currently approved DA clearly in the new set of documents
to facilitate and expedite the approval and checking process.
Response: List of changes provided.

DA2020/0579
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Internal Referral Body Comments

Strategic and Place Planning | The site is within Buffer 1l of the Warriewood Valley Release Area.
(594 Warriewood Valley) The development application seeks approval for 43 total dwellings
comprising the construction of a 32-unit residential flat building, 10
semi-detached dwellings, a dwelling house and community title
subdivision.

The application form advises that this is not a staged development,
notwithstanding the applicant has identified that the development will
be sequenced as follows:

Stage 1 — Consolidation of land.

Stage 2 — Community title subdivision to create three lots,
construction of the residential flat building.

Stage 3 — Construction of 11 dwellings and community title
subdivision to create 11 lots.

Development application NO611/16 was approved on the southern
portion of the site in 2017 and included subdivision and construction
of a 130-bed residential care facility. The application also included the
dedication of the inner creek corridor and construction/dedication of a
section of Lorikeet Grove and cycleway to Council. The dedication of
the creek and construction of the cycleway are identified in the
Warriewood Valley Contributions Plan. This application was modified
by M0d2019/0171 to update development contributions consistent
with the Warriewood Valley Contributions Revision 3, in force from 1
September 2018.

DA2020/0579 will create additional demand for local infrastructure. A
development contribution will be applied in accordance with the
Warriewood Valley Contributions Plan requiring the payment of a
monetary contribution.

Traffic Engineer The proposed residential development contains:
o0 11 residential townhouses (including 3 adaptable units).
0 32 residential units (including 8 adaptable units):

= 4 x one bedroom units

= 22 x two bedrooms units

= 6 X three bedrooms units

= One basement level car park.

The proposed basement car park has a total of 60 car parking spaces
(including 8 adaptable spaces) and 1 car wash bay.

11 visitor parking spaces (including one accessible space) will be
provided on the proposed laneway adjacent to the residential flat
building.

16 bicycle parking spaces are proposed in addition to the car parking
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Internal Referral Body Comments

spaces.

Each townhouse will be allocated with three car spaces within a
garage as part of each lot.

Traffic:

In comparison to the previously approved layout, the proposed layout
in fact reduces the amount of development and hence reduces the
expected traffic generation of the site.

Therefore no objections are raised.

Parking:
Parking provisions are compliant with the applicable DCP.

Therefore no objections are raised.

Car Park and Access:

The proposed lane way, along the rear of the townhouses introduces
an approach angle that is not deemed inefficient and may pose a
safety concern.

Serviceability:
No concerns are raised.

Pedestrians:
No concerns are raised.

Recommendation:
Council raises no objection subject to conditions.
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\Waste Officer

Updated comments 1 September 2020

A roller door would be acceptable as long as it can opened easily by
one person and has a head clearance of 2.1 metres the same as the
bin room ceiling.

Note: Council’s preferred position is for the roller door to be shown on
the amended drawings. As past experience is that “what is on the
drawing is what gets built” despite what the conditions of consent
might say.

The bin transfer arrangement shown on DA2020/0579 is acceptable to
Council.

External Referral Body

Comments

Ausgrid: (SEPP Infra.)

DA2020/0579

The proposal was referred to Ausgrid who provided a response
stating that the proposal is acceptable subject to compliance with the
relevant Ausgrid Network Standards and SafeWork NSW Codes of
Practice. These recommendations will be included as a condition of
consent.

Page 20 of 91



ﬂ\ northern
i&% beaches
[ ]

External Referral Body Comments
Nominated Integrated The application was referred to the Natural Resources Access
Development — Natural Regulator (NRAR). NRA have reviewed documents for the

Resources Access Regulator |development application and considers that, for the purposes of the
- Water Management Act Water Management Act 2000 (WM Act), the proposed works are
2000 (s91 Controlled Activity [exempt from the need to obtain a controlled activity approval and no
Approval for works within further assessment by this agency is necessary.

40m of watercourse)

Exemption

Water Management Act (General) Regulation Schedule 4, 31 -
Activities on 1st, 2nd & 3rd order streams where the works are
separated from the river by a) a public road, b) a hard stand space, c)
a levee.

ENVIRONMENTAL PLANNING INSTRUMENTS (EPIs)*

All, Environmental Planning Instruments (SEPPs, REPs and LEPSs), Development Controls Plans and
Council Policies have been considered in the merit assessment of this application.

In this regard, whilst all provisions of each Environmental Planning Instruments (SEPPs, REPs and
LEPs), Development Controls Plans and Council Policies have been considered in the assessment,
many provisions contained within the document are not relevant or are enacting, definitions and
operational provisions which the proposal is considered to be acceptable against.

As such, an assessment is provided against the controls relevant to the merit consideration of the
application hereunder.

State Environmental Planning Policies (SEPPs) and State Regional Environmental Plans
(SREPs)

SEPP 55 - Remediation of Land

Clause 7(1)(a) of SEPP 55 requires the consent authority to consider whether land is contaminated.
Whilst the site was formerly used for agricultural purposes, any potential contamination and remediation
has been addressed as part of the works currently occurring on site pursuant to development
application N0611/16. In this regard it is considered that the site poses no risk of contamination and
therefore, no further consideration is required under Clause 7(1)(b) and (c) of SEPP 55 and the land is
considered to be suitable for the residential land use proposed

Draft State Environmental Planning Policy (Remediation of Land) seeks to replace the existing SEPP
No. 55 (Remediation of Land). Public consultation on the draft policy was completed on 13 April 2018.
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The subject site has previously been sued for agricultural purposes. Any potential contamination and
remediation has been addressed as part of works approved under development consent NO611/16.

Furthermore, the subject application is supported with a Preliminary Site Contamination report which
describes asbestos in one soil sample, no other contaminants found beyond (health or environment)
‘trigger levels’. The Preliminary Site Contamination report makes recommendations to address issues
associated with asbestos. Council's Environmental Health Unit have reviewed the report and have no
objections to the proposal subject to compliance with the recommendations of the Preliminary Site
Contamination report and additional conditions to address asbestos contamination. As such, the use of
the site for residential purposes is considered to be acceptable and subject to conditions is not
considered a contamination risk in accordance with Clause 7 of SEPP 55.

SEPP 65 - Design Quality of Residential Apartment Development

Clause 4 of State Environmental Planning Policy No. 65 — Design Quality for Residential Apartment
Development (SEPP 65) stipulates that:

(1) This Policy applies to development for the purpose of a residential flat building, shop top housing or
mixed use development with a residential accommodation component if:

(a) the development consists of any of the following:

(i) the erection of a new building,
(i) the substantial redevelopment or the substantial refurbishment of an existing building,
(iii) the conversion of an existing building, and

(b) the building concerned is at least 3 or more storeys (not in