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be held via teleconference on 
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Beginning at 1.00pm for the purpose of considering and determining matters 
included in this agenda. 
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Panel Members 

Paul Vergotis Chair 
Robert Hussey Town Planner 
Graham Brown Town Planner 
John Simmonds Community Representative 

Quorum 

A quorum is three Panel members 

Conflict of Interest  

Any Panel Member who has a conflict of Interest must not be present at the site inspection and 
leave the Chamber during any discussion of the relevant Item and must not take part in any 
discussion or voting of this Item. 
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Agenda for a the Northern Beaches Local Planning Panel  

to be held on Wednesday 21 October 2020 

 
  

1.0 APOLOGIES & DECLARATIONS OF INTEREST 

2.0 MINUTES OF PREVIOUS MEETING   

2.1 Minutes of Northern Beaches Local Planning Panel held 7 October 2020 

3.0 PUBLIC MEETING ITEMS ....................................................................................... 5 

DEVELOPMENT APPLICATIONS 

3.1 DA2020/0077 - 1 Tabalum Road, Balgowlah Heights - Demolition works and 
construction of a dwelling house including swimming pool ........................................ 5 

3.2 DA2020/0264 - 57 Myoora Road, Terrey Hills - Use of building for hardware 
and building supplies .............................................................................................. 67 

3.3 DA2020/0263 - 59 Myoora Road, Terrey Hills - Use of building for hardware 
and building supplies ............................................................................................ 105 

PLANNING PROPOSALS 

3.4 Planning Proposal - 4 Bellara Avenue, North Narrabeen (PEX2020/0007) ........... 149  

4.0 NON PUBLIC MEETING ITEMS .......................................................................... 183 

A statutory Direction by the Minister of Planning and Public Spaces states the 
panel is only required to hold a public meeting where the development 
application has attracted 10 or more unique submissions by way of objection. 
These applications do not satisfy that criterion. 

4.1 DA2020/0793 - 119 Richard Road, Scotland Island - Construction of a boat 
shed and associated works ................................................................................... 183  
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2.0 MINUTES OF PREVIOUS MEETING  

2.1 MINUTES OF NORTHERN BEACHES LOCAL PLANNING PANEL HELD 7 OCTOBER 
2020 

RECOMMENDATION 

That the Panel note that the Minutes of the Northern Beaches Local Planning Panel held 7 October 
2020 were adopted by the Chairperson and have been posted on Council’s website. 
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3.0 PUBLIC MEETING ITEMS 
 

ITEM 3.1 DA2020/0077 - 1 TABALUM ROAD, BALGOWLAH HEIGHTS - 
DEMOLITION WORKS AND CONSTRUCTION OF A DWELLING 
HOUSE INCLUDING SWIMMING POOL  

AUTHORISING MANAGER  STEVE FINDLAY 

TRIM FILE REF 2020/620716  

ATTACHMENTS 1 ⇩Assessment Report 

2 ⇩Site Plan and Elevations 

3 ⇩Clause 4.6  

 

PURPOSE 

This application has been referred to the Northern Beaches Local Planning Panel as it is the 
subject of 10 or more unique submissions by way of objection.  
 

RECOMMENDATION OF MANAGER DEVELOPMENT ASSESSMENT 

A. That the Northern Beaches Local Planning Panel, on behalf of Northern Beaches Council as 
the consent authority, vary the Height of Building Development Standard of Clause 4.3 
pursuant to clause 4.6 of MLEP 2013 as the applicants written request has adequately 
addressed the merits required to be demonstrated by subclause (3) and the proposed 
development will be in the public interest and is consistent with the objectives of the standard 
and the objectives for development within the zone in which the development is proposed to 
be carried out. 

 
B. That the Northern Beaches Local Planning Panel, on behalf of Northern Beaches Council as 

the consent authority, approves Application No. DA2020/0077 for demolition works and 
construction of a dwelling house at Lot 20 DP 758044, 1 Tabalum Road, Balgowlah Heights 
subject to the conditions and for the reasons set out in the Assessment Report. 
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ITEM 3.2 DA2020/0264 - 57 MYOORA ROAD, TERREY HILLS - USE OF 
BUILDING FOR HARDWARE AND BUILDING SUPPLIES  

AUTHORISING MANAGER ANNA WILLIAMS 

TRIM FILE REF 2020/624018  

ATTACHMENTS 1 ⇩Assessment Report 

2 ⇩Site Plan, Signage and Elevations  

 

PURPOSE 

This application has been referred to the Northern Beaches Local Planning Panel as it is the 
subject of 10 or more unique submissions by way of objection.  
 

RECOMMENDATION OF MANAGER DEVELOPMENT ASSESSMENT 

That the Northern Beaches Local Planning Panel, on behalf of Northern Beaches Council as the 
consent authority, approves Application No. DA2020/0264 for use of industrial building as a 
warehouse facility for storage and distribution of hardware and building supplies at Lot 2 DP 
530175, 57 Myoora Road, Terrey Hills subject to the conditions and for the reasons set out in the 
Assessment Report. 
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ITEM 3.3 DA2020/0263 - 59 MYOORA ROAD, TERREY HILLS - USE OF 
BUILDING FOR HARDWARE AND BUILDING SUPPLIES  

AUTHORISING MANAGER ANNA WILLIAMS 

TRIM FILE REF 2020/624102  

ATTACHMENTS 1 ⇩Assessment Report 

2 ⇩Site Plan, Signage and Elevations  

 

PURPOSE 

This application has been referred to the Northern Beaches Local Planning Panel as it is the 
subject of 10 or more unique submissions by way of objection.  
 

RECOMMENDATION OF MANAGER DEVELOPMENT ASSESSMENT 

That the Northern Beaches Local Planning Panel, on behalf of Northern Beaches Council as the 
consent authority, approves Application No. DA2020/0263 for use of building for hardware and 
building supplies at Lot 4 DP 547022, 59 Myoora Road, Terrey Hills subject to the conditions and 
for the reasons set out in the Assessment Report. 
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ITEM 3.4 PLANNING PROPOSAL - 4 BELLARA AVENUE, NORTH 
NARRABEEN (PEX2020/0007)  

AUTHORISING MANAGER ANNE-MAREE NEWBERY 

TRIM FILE REF 2020/602830  

ATTACHMENTS 1 ⇩Planning Proposal - 4 Bellara Ave NORTH NARRABEEN  

 

PURPOSE 

To report to the Northern Beaches Local Planning Panel a Planning Proposal for 4 Bellara Avenue, 
North Narrabeen to amend Pittwater Local Environmental Plan (LEP) and recommend that the 
Panel advises Council to progress the Planning Proposal to a Gateway Determination.  
  

BACKGROUND 

A Planning Proposal (PEX2020/0007) has been submitted to Council on behalf of Sydney Water in 
relation their property at 4 Bellara Avenue, North Narrabeen (Lot 26 DP 236548) (the subject site) 
to seek amendments to the Pittwater Local Environmental Plan 2014 (Pittwater LEP 2014). The 
amendments sought include a change to the zone of the subject site from SP2 Infrastructure 
(Water Supply System) to R2 Low Density Residential and to apply a 550sqm minimum lot size.  

The site has an area of 562sqm and is surrounded by residential development zoned R2 Low 
Density Residential to the east, south and west, and E4 Environmental Living to the north (see 
Figure 1 & 2 below).  

The site has no surface improvements and has been deemed surplus to Sydney Water’s 
requirements. However, it is noted that the site is traversed by two sewer lines and includes a large 
concrete chamber with manholes. The subject site also contains sixteen (16) existing trees. The 
Proposal is supported by a concept architectural design and arborist report that identifies a 
compliant dwelling can be located on the site that avoids the existing sewer lines and concrete 
chamber and retains all but two (2) trees.   

The Planning Proposal is also accompanied by a Flood Risk Management Report, Geotechnical 
Report and Survey Plan.  

 

SITE DESCRIPTION 

The subject site is undeveloped and contains sixteen (16) established and mature trees. The 
property is identified in the outlined area at Figure 1. 
 
The subject site has an area of approximately 562m2 with a frontage of approximately 16.7m to 
Bellara Avenue. The subject site adjoins land developed for residential purposes to the north, east 
and west. The properties to the north are zoned E4 Environmental Living. The properties to the 
east, west and on the opposite side of Bellara Avenue are zoned R2 Low Density Residential. 

 
The subject site is currently only fenced on the common boundary with 5 Tatiara Crescent with a 
small partial fence existing in the rear portion of the site adjoining 6 Bellara Avenue. A low timber 
retaining wall appears to form the northern boundary of the site. The site has a moderate North-
South slope down to Bellara Avenue of approximately 6m. A small drainage system appears to 
have been constructed along the boundary with 5 Tatiara Crescent. 
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Figure 1 – Aerial Photo 

 

CURRENT ZONING  

The site is zoned SP2 Infrastructure (Water Supply System) under Pittwater LEP 2014. Properties 
adjoining the site consist of a range of zonings, including zone E4 Environmental Living to the 
north and zone R2 Low Density Residential to the east, west and on the opposite side of Bellara 
Avenue. 
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Figure 3 – Proposed Zoning Map 

 
The Proposal  
 
The Planning Proposal seeks to amend the planning controls within Pittwater LEP 2014 to rezone 
the site to enable development of this land for residential land uses. Specifically, the Planning 
Proposal seeks to: 
 

• Change the zoning of the site from SP2 Infrastructure to R2 Low Density Residential. 

 

• Apply a 550sqm minimum lot size to the site. 
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Figure  4 - Current Minimum Lot Size Map 

 

Figure 5 – Proposed Minimum Lot Size Map 
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ASSESSMENT OF PLANNING PROPOSAL 

The following assessment is undertaken in accordance with the NSW Department of Planning, 
Industry and Environment’s ‘Planning Proposals: A Guide to Preparing Planning Proposals’. 

Part 1 – Objectives or Intended Outcomes 

The Planning Proposal seeks to amend the Pittwater LEP 2014 to change the zone of the subject 
site from SP2 Infrastructure to R2 Low Density Residential and to apply a 550sqm minimum lot 
size.  

Part 2 – Explanation of Provisions 

The following amendments to Pittwater LEP 2014 are proposed by the applicant: 

1. Update Land Zoning Map (Sheet 013) to rezone the site from SP2 Infrastructure (Water 
Supply System) to R2 Low Density Residential to allow for the future residential 
development of the site. 

 
2. Update Minimum Lot Size Map (Sheet 013) to apply a minimum lot size of 550sqm to 

the site 

Part 3 – JUSTIFICATION 

Section A – Need for the Planning Proposal 

1. Is the Planning Proposal a result of an endorsed Local Strategic Planning Statement, 
Strategic Study or report? 

The Planning proposal is not the result of any endorsed Local Strategic Planning Statement, 
strategic study or report. 

The Planning Proposal responds to a change in circumstances with the property being deemed 
surplus to demand by Sydney Water. Located within an established residential area, the proposal 
will give effect to the North District Plan, in particular Planning Priority N5 ‘Providing housing 
supply, choice and affordability, with access to jobs, services and public transport’.  
 

Local Strategic Planning Statement 

 
Towards 2040 Local Strategic Planning Statement (LSPS) came into effect on 26 March 2020. The 
LSPS aligns with the North District Plan and Greater Sydney Region Plan and acts as the link 
between strategic land use planning at the district level and the local statutory planning for the 
Northern Beaches LGA. 

 
The proposal is consistent with the LSPS, with specific reference to the following priorities: 

• Priority 2 – Protected and enhanced bushland and biodiversity. 

 
The site contains existing vegetation which will remain protected under the existing Pittwater 
21 DCP (The DCP). The preliminary arborists assessment confirms that future residential 
development of the site can be achieved with minimal impact on the existing vegetation or 
biodiversity. Future development of the site will be consistent with that of the adjoining 
residential development in terms of amenity and appearance. 
  

• Priority 8 – Greater community resilience to natural hazards and climate change. 
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The site is partially affected by flooding and geotechnical hazards. The proposal has been 
accompanied by flood and geotechnical assessments which confirm the site is can satisfy all 
relevant development controls and has sufficient area for the construction of residential 
development outside the extent of the natural hazards. 
 

• Priority 15 – Housing supply, choice and affordability in the right locations. 

 
The proposal will allow surplus Sydney Water land to be reallocated to infill residential 
development within an established residential neighbourhood with access to existing 
infrastructure and community facilities.  
 

• Priority 16 – Access to quality social housing and affordable housing.  

 
Whilst the planning proposal does not directly deliver social or affordable housing stock, it 
does contribute to the supply of additional residential zoned land which is one factor 
impacting housing affordability. 

 

2. Is the Planning Proposal the best means of achieving the objectives or intended 
outcomes, or is there a better way? 

 

Yes. Amending Pittwater LEP 2014 and rezoning the land from SP2 – Infrastructure to R2 - Low 
Density Residential is considered the best means of achieving the objectives and outcome of the 
planning proposal. This will facilitate a redevelopment of the site for residential purposes. 

Section B - Relationship to Strategic Planning Framework 

3. Will the planning proposal give effect to the objectives and actions of the applicable 
regional or sub-regional strategy (including the Sydney Metropolitan Strategy and 
exhibited draft strategy?). 

 

Greater Sydney Region Plan 

The proposal has been reviewed against relevant outcomes of the Greater Sydney Region Plan ‘A 
Metropolis of Three Cities’. The proposal is consistent with the broad Directions of the Plan, 
specifically the following: 

• Objective 11 – Housing is more diverse and affordable. 

• Objective 25 – the coast and waterways are protected and healthier. 

• Objective 27 – Biodiversity is protected, urban bushland and remnant vegetation is 
enhanced. 

• Objective 28 – Scenic and cultural landscapes are protected. 

• Objective 30 – Urban tree canopy cover is increased. 

• Objective 36 – People and places adapt to climate changes and future shocks and 
stresses. 

• Objective 37 – Exposure to natural and urban hazards is reduced. 
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North District Plan 

The proposal supports the North District Plan and an assessment of the strategic and site specific 
merit against this plan is outlined below. 

• Planning Priority N5 – Providing housing supply, choice and affordability, with access 
to jobs, services and public transport. 

 
The proposal provides additional housing supply however, will have limited impact on 
addressing housing affordability given the single lot available for future residential 
development.  

 

• Planning Priority N17 – protecting and enhancing scenic and cultural landscapes. 

 
The site is surrounded by residential development. Future redevelopment of the site 
will be guided by the existing character of the area, relevant zone objectives and 
Pittwater 21 DCP controls in order to protect and enhance the scenic landscape of the 
area. 

 

• Planning Priority N19 – Increasing urban tree canopy cover and delivering Green Grid 
Connections. 

 
The Planning Proposal itself will not impact the tree canopy, however future 
redevelopment of the site for residential purposes may have the potential to impact 
upon existing trees on site. The applicant has submitted a concept architectural plans 
and arborist report to demonstrate that the site can be developed with the loss of only 
two (2) existing trees. 

 

• Planning Priority N22 – Adapting to the impacts of urban natural hazards and climate 
change. 

 
The site is partially affected by flooding during a 1% AEP event. The applicant has 
submitted a flood report, prepared by Stellen Civil Engineering that confirms the site 
has sufficient space available for the construction of residential development outside 
the 1% AEP flood extent meeting all applicable flood related development controls. 

 

b) Does the proposal have site - specific merit, having regard to the following?  

The natural environment (including 
known significant environmental 
values, resources or hazards). 

The site is affected by flooding and geotechnical 
hazards. The applicant has provided evidence to confirm 
that future residential development on site can be 
appropriately sited outside and/or designed to address 
these hazards in accordance with relevant development 
controls.  

The risk of potential site contamination associated with 
Sydney Water use is considered low. Council will request 
the Department, as part of the Gateway Determination, 
require a preliminary contamination report prior to the 
commencement of the statutory exhibition of the 
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The Planning Proposal is consistent with applicable Ministerial Directions, including: 

• Direction 2.6 Remediation of Contaminated Land  

Council will require a preliminary contamination report to be submitted by the 
proponent after a Gateway Determination has been issued and prior to commencement 
of the statutory exhibition of the Planning Proposal.  

• Direction 3.1 Residential Zones 

The proposal is consistent with the objectives of Ministerial Direction 3.1 Residential 
Zones as it will make efficient use of existing infrastructure and services and minimise 
the impact of residential development on the environment and resource lands. 

• Direction 3.4 Integrating Land Use and Transport 

The site’s location within an established residential area with access to public transport 
and existing infrastructure achieves the objectives of this Direction. 

• Direction 4.3 Flood Prone Land 

The site is in the Low Risk Flood precinct. As the Planning Proposal seeks to achieve 
residential land use, which is not categorised as ‘vulnerable development’, the proposal 
is consistent with this Direction. 

• Direction 6.2 Reserving Land for Public Purposes 

In accordance with Pittwater Local Environmental Plan 2014 the land is not identified 
for acquisition and the property has been deemed surplus to demand by Sydney 
Water, therefore the Planning Proposal is consistent with this Direction. 

• Direction 6.3 Site Specific Provisions 

The Planning Proposal does not include any unnecessarily restrictive site specific 
planning controls and is therefore consistent with this Direction. 

• Direction 7.1 Implementation of A Plan for Growing Sydney 

The Planning Proposal responds to a change in circumstances with the property being 
deemed surplus to demand by Sydney Water. It is consistent with this Direction by 
giving effect to the planning principles, directions and priorities of the North District 
Plan.  

COMMUNITY ENGAGEMENT 

Council placed the applicant’s Planning Proposal on non-statutory public exhibition in accordance 
with the Northern Beaches Community Participation Plan from 2 September 2020 – 16 September 
2020 (2 weeks). Notification included: 
 

• Letters to land owners and occupiers adjoining the subject site; 

• Electronic copies of the exhibition material on Council’s website; and 

• Emails to registered community members who have listed their interest on Council’s 
Community Engagement Register. 

 
One submission was received in response to the public exhibition period. The submission raised 
only one issue relating to access arrangements to 47 Tatiara Crescent, which contains Sydney 
Water infrastructure: 
 



 

REPORT TO NORTHERN BEACHES LOCAL PLANNING PANEL MEETING 

ITEM NO. 3.4 - 21 OCTOBER 2020 

 

160 

Sydney Water assets are installed on our property 47 Tatiara Crescent and adjacent 4 
Bellara Ave. These assets include 1 x lamp hole + 1 x maintenance hole + sewer mains 
approx 8m in one direction + 20m in another at the boundary line. Sydney Water assets are 
also located on 4 Bellara Ave. 
 
My concern is that development of 4 Bellara Ave. will adversely impact serviceability of 
Sydney Water assets for these properties. When Sydney Water have serviced these assets 
in the past, access has been at 4 Bellara and onto 47 Tatiara. 

 
Access arrangements to Sydney Water infrastructure is prescribed under the Sydney Water Act 
1994. While access through Sydney Water’s property at 4 Bellara Ave, North Narrabeen has 
historically provided convenient access to service infrastructure on the neighboring property, this is 
not considered a reason to oppose the Planning Proposal as appropriate access arrangements are 
already in place.  

 

AGENCY REFERRALS 

The Planning Proposal was not referred to any state agencies for comment. 

INTERNAL REFERRALS 
 
Referrals were sent to a range of Northern Beaches Council business units requesting advice on 
the following matters: 
 

• Transport and traffic 

• Aboriginal heritage 

• Bushland and biodiversity 

• Contaminated land 

• Flooding and geotechnical hazards 

 
Comments received have been incorporated into the assessment of the Planning Proposal (see 
attachment). 

No internal referrals raised issues or concerns in regard to progressing the Planning Proposal to 
gateway.  
 
TIMING 
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It is anticipated that the timeframe for the completion of the Planning Proposal is approximately 10 
– 12 months from the date of Council’s approval to proceed. Following the issue of a Gateway 
Determination, Council will be required to formally exhibit the Planning Proposal for 28 days. The 
matter will be reported back to Council for final consideration following exhibition. 

LINK TO COUNCIL STRATEGY 

FINANCIAL CONSIDERATIONS 

The assessment of the Planning Proposal is funded by the prescribed Planning Proposal fee as set 
out in Councils Fees and Charges 2020/21 and does not have an adverse impact on Council’s 
budget.  

SOCIAL CONSIDERATIONS 

The Planning Proposal is not anticipated to have any adverse social impacts given the site is 
located within an established residential locality, with access to existing infrastructure and facilities.  

ENVIRONMENTAL CONSIDERATIONS 

The environmental considerations associated with the Planning Proposal relate to retention of 
significant trees on site, flood affectation and geotechnical hazards. The application has provided a 
range of reports and information addressing these considerations and demonstrating, in principle, 
that a development outcome can be achieved without adverse environmental impacts. 

CONCLUSION 

The Planning Proposal which seeks to amend Pittwater LEP 2014 by rezoning Lot 26 in DP 
236548, 4 Bellara Avenue, North Narrabeen from SP2 – Infrastructure to R2 –Low Density 
Residential and amending the Minimum Lot Size Map (map sheet 13) to apply a minimum lot size 
of 550sqm is supported to progress to gateway.  

The proposal is consistent with the relevant priorities of Northern Beaches LSPS and considered 
appropriate in its context. The site is partly affected by a range of constraints and hazards, 
however the applicant has provided supportive information to confirm and demonstrate that 
applicable development controls can be achieved and an appropriate development outcome can 
be accommodated on the site within the existing site constraints. 

 

RECOMMENDATION OF MANAGER STRATEGIC PLANNING 

That the Panel: 
 

A. Recommends that Council endorse the Planning Proposal, lodged for 4 Bellara Ave, North 
Narrabeen, to be submitted to the Department of Planning, Infrastructure and Environment 
to seek a Gateway Determination. 

B. Recommends Council request the applicant prepare and provide a preliminary 
contamination report prior to formal statutory exhibition 
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Part 1 – Objectives or Intended Outcomes 
 
The intended outcome of the Planning Proposal is to amend Pittwater Local Environmental Plan 
2014 to allow residential development on 4 Bellara Avenue, North Narrabeen NSW 2101 and 
apply a minimum lot size of 550sqm to the site. 
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Site Location - 4 Bellara Ave, North Narrabeen 
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Part 2 – Explanation of Provisions 
 
The proposed outcome will be achieved by amending Pittwater Local Environmental Plan 2014 
(Pittwater LEP 2014) to:  
 

1. Update Land Zoning Map (Sheet 013) to rezone the site from SP2 Infrastructure 
(Water Supply System) to R2 Low Density Residential to allow for the future 
residential development of the site. 

 
2. Update Minimum Lot Size Map (Sheet 013) to apply a minimum lot size of 550sqm 

to the site 

 

• Amending Pittwater Local Environmental Plan 2014 Land Zoning Map from SP2 
Infrastructure to R2 Low Density Residential;  
 
The subject site (Lot 26 DP 236548) has been deemed surplus to Sydney Water’s 
requirements, making the current SP2 - Infrastructure zoning unnecessary. The site is 
surrounded by residential development zoned R2 - Low Density Residential to the east, 
south and west, and E4 - Environmental Living to the north (See Part 4 – Maps). Rezoning 
the property to R2 - Low Density Residential will allow a residential development that is 
consistent with the streetscape and character along Bellara Avenue and Tatiara Crescent.  
 
 

• Applying a 550sqm minimum lot size to the Pittwater Local Environmental Plan 
2014 Lot Size Map; and 
 
The site has a total site area of approximately 562sqm. Under the current SP2 - 
Infrastructure zoning the site is not currently included on the Pittwater LEP 2014 Minimum 
Lot Size Map. It is proposed to apply a 550sqm minimum lot size which is consistent with 
the surrounding properties. 

 
Existing Land Use Zone    Proposed Land Use Zone 
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Existing Minimum Lot Size   Proposed Minimum Lot Size

     



 

  ATTACHMENT 1 
Planning Proposal - 4 Bellara Ave NORTH NARRABEEN 

ITEM NO. 3.4 - 21 OCTOBER 2020 
 

168 

Part 3 – Justification 
 

Section A – Need for the Planning Proposal 

 
1. Is the Planning Proposal a result of an endorsed Local Strategic Planning 

Statement, strategic study or report? 
 

The Planning proposal is not the result of any endorsed Local Strategic Planning 
Statement, strategic study or report. 
 
The Planning Proposal responds to a change in circumstances with the property being 
deemed surplus to demand by Sydney Water. Located within an established residential 
area, the proposal will give effect to the North District Plan, in particular Planning Priority 
N5 Providing housing supply, choice and affordability, with access to jobs, services and 
public transport.  
 
Local Strategic Planning Statement 
 
Towards 2040 Local Strategic Planning Statement (LSPS) came into effect on 26 March 
2020. The LSPS aligns with the North District Plan and Greater Sydney Region Plan and 
acts as the link between strategic land use planning at the district level and the local 
statutory planning for the Northern Beaches LGA. 
 
The proposal is consistent with the LSPS, with specific reference to the following priorities: 
 
• Priority 2 – Protected and enhanced bushland and biodiversity. 
 
The site contains existing vegetation which will remain protected under the existing 
Pittwater 21 DCP (The DCP). The preliminary arborists assessment confirms that future 
residential development of the site can be achieved with minimal impact on the existing 
vegetation or biodiversity. Future development of the site will be consistent with that of the 
adjoining residential development in terms of amenity and appearance. 
  
• Priority 8 – Greater community resilience to natural hazards and climate change. 
 
The site is partially affected by flooding and geotechnical hazards. The proposal has been 
accompanied by flood and geotechnical assessments which confirm the site is can satisfy 
all relevant development controls and has sufficient area for the construction of residential 
development outside the extent of the natural hazards. 
 
• Priority 15 – Housing supply, choice and affordability in the right locations. 
 
The proposal will allow surplus Sydney Water land to be reallocated to infill residential 
development within an established residential neighbourhood with access to existing 
infrastructure and community facilities.  
 
• Priority 16 – Access to quality social housing and affordable housing.  

 
Whilst the planning proposal does not directly deliver social or affordable housing stock, it 
does contribute to the supply of additional residential zoned land which is one factor 
impacting housing affordability. 
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2. Is the Planning Proposal the best means of achieving the objectives or intended 
outcomes, or is there a better way? 
 

Yes. Amending Pittwater LEP 2014 and rezoning the land from SP2 – Infrastructure to R2 
- Low Density Residential is considered the best means of achieving the objectives and 
outcome of the planning proposal. This will facilitate a redevelopment of the site for 
residential purposes. 

 

Section B – Relationship to Strategic Planning Framework 

 
3. Will the Planning Proposal give effect to the objectives and actions of the applicable 

regional, or district plan or strategy (including any exhibited draft plans or 
strategies)? 

 
Greater Sydney Region Plan 
 
The proposal has been reviewed against relevant outcomes of the Greater Sydney Region Plan 
‘A Metropolis of Three Cities’. The proposal is consistent with the broad Directions of the Plan, 
specifically the following: 
 

• Objective 11 – Housing is more diverse and affordable. 
 
• Objective 25 – the coast and waterways are protected and healthier. 
 
• Objective 27 – Biodiversity is protected, urban bushland and remnant vegetation is 
enhanced. 
 
• Objective 28 – Scenic and cultural landscapes are protected. 
 
• Objective 30 – Urban tree canopy cover is increased. 
 
• Objective 36 – People and places adapt to climate changes and future shocks and 
stresses. 
 
• Objective 37 – Exposure to natural and urban hazards is reduced. 

 
North District Plan 
 
The proposal supports the North District Plan and an assessment of the strategic and site 
specific merit against this plan is outlined below. 
 

• Planning Priority N5 – Providing housing supply, choice and affordability, with access 
to jobs, services and public transport. 

 
The proposal provides additional housing supply, however will have limited impact on 
addressing housing affordability given the single lot available for future residential development.  
 

• Planning Priority N17 – protecting and enhancing scenic and cultural landscapes. 
 
The site is surrounded by residential development. Future redevelopment of the site will be 
guided by the existing character of the area, relevant zone objectives and Pittwater 21 DCP 
controls in order to protect and enhance the scenic landscape of the area. 
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• Planning Priority N19 – Increasing urban tree canopy cover and delivering Green Grid 
Connections. 

 
The proposal will not impact the tree canopy, however future redevelopment of the site for 
residential purposes will have the potential to impact upon existing trees on site. The applicant 
has submitted a concept architectural plans and arborist report to demonstrate that the site can 
be developed with minimal impact on existing trees. 
 

• Planning Priority N22 – Adapting to the impacts of urban natural hazards and climate 
change. 

 
The site is partially affected by flooding during a 1% AEP event. The applicant has submitted a 
flood report, prepared by Stellen Civil Engineering that confirms the site has sufficient space 
available for the construction of residential development outside the 1% AEP flood extent 
meeting all applicable flood related development controls. 
 

a) Does the proposal have strategic merit? 
 

Yes. The Planning Proposal responds to a change in circumstances with the property 
being deemed surplus to demand by Sydney Water. The site is located within an 
established residential area, the proposal will give effect to the North District Plan, in 
particular Planning Priority N5 Providing housing supply, choice and affordability, with 
access to jobs, services and public transport. 

 
b) Does the proposal have site-specific merit? 

 
Yes. The proposed R2 Low Density Residential is considered appropriate in its context. 
The site is affected by two sewer lines and a drainage channel with existing mature 
trees, however the proponent has demonstrated that an appropriate development 
outcome can be accommodated on the site within the existing constraints outlined 
above. 
 

The natural environment (including 

known significant environmental 

values, resources or hazards). 

The site is affected by flooding and geotechnical hazards. 

The applicant has provided evidence to confirm that 

future residential development on site can be 

appropriately sited outside and designed to address these 

hazards in accordance with relevant development 

controls.  

The risk of potential site contamination associated with 

Sydney Water use is considered low. Council will request 

the Department, as part of the Gateway Determination, 

require a preliminary contamination report prior to the 

commencement of the statutory exhibition of the 

Planning Proposal.  

The future redevelopment of the site is considered is 

consistent with the adjoining and nearby residential area 

and all environmental and natural hazards can be 

satisfactorily addressed.  

The existing uses, approved uses, 

and likely future uses of land in the 

vicinity of the proposal. 

The proposal is consistent with the existing and likely 

future development of the adjoining and nearby 

residential area. 

The services and infrastructure that 

are or will be available to meet the 

The site is currently vacant and surrounded by existing 

residential development. All necessary infrastructure and 
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demands arising from the proposal 

and any proposed financial 

arrangements for infrastructure 

provision. 

services are existing in the locality.  

 
 

4. Will the Planning Proposal give effect to a Council’s endorsed Local Strategic 
Planning Statement, or another endorsed local strategy or strategic plan? 
 
Yes. The planning proposal is consistent with the Northern Beaches Towards 2040 Local 
Strategic Planning Statement (LSPS), in particular Priorities 2, 8, 15 and 16. . 
 
A review of the proposal against relevant Council policies and plans has been undertaken, 
including: 
 
Dwelling Targets 
 
Under the North District Plan, Council has been assigned a target of 3,400 dwellings to 
2021. The proposal will contribute to the overall dwelling target delivery. 
 
Affordable and Appropriate Housing 
 
Council’s adopted affordable housing policy commits Council to a 10% affordable housing 
target for all rezoning’s proposing new dwellings. This proposal is for a single residential 
allotment and is not considered urban renewal or greenfield development as identified in 
the policy. Given this the 10% affordable housing target is not applicable to the proposal. 
 

 
5. Is the Planning Proposal consistent with applicable State Environmental Planning 

Policies? 
 
The Planning Proposal is considered consistent with applicable State Environmental 
Planning Policies (as shown in Table 1), namely: 
 

• SEPP 55 Remediation of Land 
Given the relatively low risk of site contamination associated with Sydney Water use, 
Council will request the Department of Planning, Industry and Environment to place a 
condition on the Gateway Determination requiring a preliminary contamination report is 
prepared prior to formal statutory exhibition. 

 
• SEPP No 70 – Affordable Rental Housing (Revised Schemes)  
Northern Beaches Council’s Affordable Housing Policy is applicable to all Planning 
Proposals proposing new residential development. This proposal is for a single residential 
allotment and is not considered urban renewal or greenfield development as identified in 

the policy. Given this the 10% affordable housing target is not applicable to the proposal. 
 

• SEPP (Affordable Rental Housing) 2009 
The SEPP (Affordable Rental Housing) 2009 applies to all land across the state, however 
the Planning Proposal does not seek to develop affordable rental housing. 
 
 

• SEPP (Building Sustainability Index: BASIX) 2004  
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(b) if the land is contaminated, the planning proposal authority is satisfied that the 
land 
is suitable in its contaminated state (or will be suitable, after remediation) for all the 
purposes for which land in the zone concerned is permitted to be used, and 

 
(c) if the land requires remediation to be made suitable for any purpose for which land 
in that zone is permitted to be used, the planning proposal authority is satisfied that 
the land will be so remediated before the land is used for that purpose. 
In order to satisfy itself as to paragraph  

 
(4)(c), the planning proposal authority may need to include certain provisions in the 
local environmental plan. 

 
(5) Before including any land specified in paragraph (2) in a particular zone, the planning 
proposal authority is to obtain and have regard to a report specifying the findings of a 
preliminary investigation of the land carried out in accordance with the contaminated 
land planning guidelines. 

 
The Planning Proposal is land identified in paragraph (2)(b)and (c)(i)(ii), being: 

 
(2) 

(a) land that is within an investigation area within the meaning of the 
Contaminated Land Management Act 1997, 
 
(b) land on which development for a purpose referred to in Table 1 to the 
contaminated land planning guidelines is being, or is known to have been, 
carried out, 
 
(c) the extent to which it is proposed to carry out development on it for 
residential, educational, recreational or childcare purposes, or for the purposes of 
a hospital – land: 

(i) in relation to which there is no knowledge (or incomplete knowledge) 
as to whether development for a purpose referred to in Table 1 to the 
contaminated land planning guidelines has been carried out, and 
 
(ii) on which it would have been lawful to carry out such development 
during any period in respect of which there is no knowledge (or 
incomplete knowledge). 

 
Given the incomplete knowledge regarding the use of the site Council will require a 
preliminary contamination report to be submitted by the proponent after a Gateway 
Determination has been issued and prior to commencement of the statutory exhibition of 
the Planning Proposal.  
 

• Direction 3.1 Residential Zones 
 
This Direction applies to the Planning Proposal as the proposal seeks to amend the 
current zoning to a residential zone.  
 
Under Clause 3.1 (1) of the Direction, the objectives of this direction are: 
 

(a) to encourage a variety and choice of housing types to provide for existing and future 
housing needs, 
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(b) to make efficient use of existing infrastructure and services and ensure that new 
housing has appropriate access to infrastructure and services, and 
 
(c) to minimise the impact of residential development on the environment and resource 
lands. 
 

The proposal is consistent with the objectives of Ministerial Direction 3.1 Residential 
Zones as it will make efficient use of existing infrastructure and services and minimise the 
impact of residential development on the environment and resource lands. 
 

• Direction 3.4 Integrating Land Use and Transport 
This direction applies as the Planning Proposal seeks to amend a zone relating to urban 
land. 
 
Under Clause 3.4 (1) of the Direction, the objectives of this direction are: 
 
(1) to ensure that urban structures, building forms, land use locations, development 

designs, subdivision and street layouts achieve the following planning objectives: 
  
(a) improving access to housing, jobs and services by walking, cycling and public 

transport, and  
 

(b) increasing the choice of available transport and reducing dependence on cars, and  
 

(c) reducing travel demand including the number of trips generated by development 
and the distances travelled, especially by car, and  

 
(d) supporting the efficient and viable operation of public transport services, and  

 
(e) providing for the efficient movement of freight. 

 
The site’s location within an established residential area with access to public transport 
and existing infrastructure achieves the objectives of this Direction. 

 

• Direction 4.3 Flood Prone Land 
This direction applies as the Planning Proposal seeks to amend a zone that affects flood 
prone land.  
 
Under Clause 4.3 (1) of the Direction, the objectives of this direction are: 
 

(a) to ensure that development of flood prone land is consistent with the NSW 
Government’s Flood Prone Land Policy and the principles of the Floodplain 
Development Manual 2005, and 
 

(b) to ensure that the provisions of an LEP on flood prone land is commensurate with 
flood hazard 

 
The site is in the Low Risk Flood precinct. As the Planning Proposal seeks to achieve 
residential land use, which is not categorised as ‘vulnerable development’, the proposal is 
consistent with this Direction. 

 

• Direction 6.2 Reserving Land for Public Purposes 
This direction applies to all relevant planning authorities.  
 
Under Clause 6.2 (1) of the Direction, the objectives of this direction are: 
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Section C – Environmental, Social and Economic Impact 

 
 

7. Is there any likelihood that critical habitat or threatened species, populations or           
ecological communities, or their habitats, will be adversely affected as a result of 
the proposal? 
 
No. The subject site is not part of any wildlife corridor and is not mapped on the Pittwater 
Local Environment Plan 2014 biodiversity map.  

 
 
8. Are there any other likely environmental effects as a result of the Planning Proposal 

and how are they proposed to be managed? 
 
No. The concept building footprint seeks to minimise impact on existing trees on the site. 
Future development of this site should seek to retain significant trees on the site, as noted 
in the arborist report submitted with the Planning Proposal. 
 

 
9. Has the Planning Proposal adequately addressed any social and economic effects? 

 
Yes. The scale of the proposed residential development, located within an already 
established residential area, is not considered to have adverse social or economic effects.   

 
No Aboriginal or European heritage sites are recorded in the vicinity of the site and the 
area has been subject to previous disturbance, reducing the likelihood of surviving, 
unrecorded Aboriginal sites.  
  

Section D – State and Commonwealth Interests 

 
10. Is there adequate public infrastructure for the planning proposal? 
 

Yes. The site is located within an established residential area with access to existing 
public infrastructure and services. Standard residential requirements will be conditioned as 
part of any future development application process.  

 
 
11. What are the views of State and Commonwealth public authorities consulted in 

accordance with the Gateway Determination? 
 

The Planning Proposal is being prepared in accordance with consultation guidelines and 
provisions prepared by the Department of Planning, Industry and Environment and all 
statutory consultation will occur in accordance with the requirements of any future 
Gateway Determination, including any State or Commonwealth authorities. 
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Part 4 – Maps 
 

Existing Pittwater LEP 2014 Mapping – Land Zoning Map (sheet 013) 

  

 
 

Proposed Pittwater LEP 2014 Mapping – Land Zoning Map (sheet 013) 
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Existing Pittwater LEP 2014 Mapping –Minimum Lot Size Map (sheet 013) 

 
 

 
 

Pittwater LEP 2014 Mapping –Minimum Lot Size Map (sheet 013) 
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Part 5 – Community Consultation  
 
Council placed the applicant’s Planning Proposal on non-statutory public exhibition in 
accordance with the Northern Beaches Community Participation Plan from 2 September 2020 – 
16 September 2020 (2 weeks). Notification included: 
 

• Letters to land owners and occupiers adjoining the subject site; 

• Electronic copies of the exhibition material on Council’s website; and 

• Emails to registered community members who have listed their interest on Council’s 
Community Engagement Register. 

 
One submission was received in response to the public exhibition period. Council’s response to 
the submission is contained within the attached Council report of 24 November 2020. The 
submission raised only one issue relating to access arrangements to a neighbouring property 
which contains Sydney Water infrastructure. 
 
There have been no matters raised of such significance that should prevent the proposal 
proceeding to Gateway Determination. 
 
The Gateway Determination will confirm the public consultation that must be undertaken. 
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4.0 NON PUBLIC MEETING ITEMS 
 

ITEM 4.1 DA2020/0793 - 119 RICHARD ROAD, SCOTLAND ISLAND - 
CONSTRUCTION OF A BOAT SHED AND ASSOCIATED 
WORKS  

AUTHORISING MANAGER TONY COLLIER 

TRIM FILE REF 2020/616176  

ATTACHMENTS 1 ⇩Assessment Report 

2 ⇩Site Plan and Elevations 

3 ⇩Clause 4.6  

 

PURPOSE 

This application has been referred to the Northern Beaches Local Planning Panel as the 
development contravenes a development standard imposed by an environmental planning 
instrument by more than 10% or non-numerical development standards. 
 

RECOMMENDATION OF MANAGER DEVELOPMENT ASSESSMENT 

A. That the Northern Beaches Local Planning Panel, on behalf of Northern Beaches Council as 
the consent authority, vary the Height of Building Development Standard of Clause 4.3 
pursuant to clause 4.6 of PLEP 2014 as the applicants written request has adequately 
addressed the merits required to be demonstrated by subclause (3) and the proposed 
development will be in the public interest and is consistent with the objectives of the standard 
and the objectives for development within the zone in which the development is proposed to 
be carried out. 

 
B. That the Northern Beaches Local Planning Panel, on behalf of Northern Beaches Council as 

the consent authority, approves Application No. DA2020/0793 for construction of a boat 
shed and associated works at Lot 156 DP 12749, 119 Richard Road, Scotland Island subject 
to the conditions and for the reasons set out in the Assessment Report. 
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