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Response to NSW Coastal Panel Comments - Coastal Zone Management Plan for Bilgola Beach and Basin Beach (CZMP) 
 
Based upon a letter from the Minister for Planning, dated 9 June 2016, which also included comments from the NSW Coastal Panel, the draft CZMP has been amended to 
respond to the issues raised by the Panel. Details as to how each of the issues raised by the Panel has been addressed in the amended draft CZMP are provided below: 
 

Item NSW Coastal Panel Comment Northern Beaches Council Response 
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Item NSW Coastal Panel Comment Northern Beaches Council Response 

i The draft CZMP does not provide an integrated framework to strategically 
guide further development of these beaches. Nor does it address the 
historical Strategy which has in the past provided a concise and 
straightforward pathway for addressing threatened beachfront development. 
The current plan appear (sic) to have imposed an ad hoc management 
approach onto property owners rather than Council guiding and setting the 
direction for such decisions. The lack of a clear strategic direction moving 
forward is seen as a significant weakness in the draft CZMP documentation. 
The Panel suggests that Council make an appraisal of the pros and cons of 
the previously adopted strategy and the inherited liabilities of the historical 
management strategy and provide a very clear, definitive plan that provides 
certainty to beachfront, and headland property owners about the level of 
protection to be afforded (if any) moving forward, how this will be achieved 
and to what relevant specifications, alignments, etc. 

The draft CZMP follows a similar approach to the gazetted Collaroy-Narrabeen 
Beach and Fishermans Beach CZMP, where landowners are responsible for 
upgrading or installing protection works and/or placing new development on deep 
piled foundations as required, although protection works are actually not required 
at any properties at Bilgola Beach or Basin Beach based on consideration of 
acceptable risk for a suitable (justified) design life.  The acceptable risk setbacks 
provide a clear direction on how landowners can manage risks to new development 
over the intended design life.  This is already clearly stated in the Executive 
Summary and at the start of Section 7.2.1, for example.  Notwithstanding, a 
statement has been added to Section 7.2.1 to make it clear that protection works 
are not required, namely “although note that appropriately designed new 
development would be feasible at all lots in the study area without the necessity for 
protection works to be constructed”. 
 
Action H7 already discusses how a protection works policy will be developed, with 
details on specifications and alignment etc.  The same approach was applied at 
Collaroy-Narrabeen Beach. 
 
The 1985 strategy was reviewed in Appendix C2.5, and the draft CZMP actions were 
developed with an awareness of what had come before in this strategy.  Some of 
the key 1985 actions were considered to be inappropriate with the passage of time, 
eg the PWD rock revetment design at Basin Beach, which would significantly impact 
on beach amenity due to its footprint, and has essentially been superseded by the 
construction of vertical seawalls in the interim. 
 
It is agreed that summary Figures of CZMP actions, similar to the 1985 study, would 
be useful and these have been added as discussed at Item 10 below. 
 
With regard to the reference to “headland property owners”, it is noted that 
headland areas are not included in the CZMP, as discussed further under Item vi 
below. 



 

  ATTACHMENT 1 
Responses to NSW Coastal Panel comments - Coastal Zone Management Plan for Bilgola Beach and Basin Beach 

ITEM NO. 8.3 - 28 FEBRUARY 2017 
 

14 

Item NSW Coastal Panel Comment Northern Beaches Council Response 

ii The draft CZMP remains silent on how council will manage its own assets 
within these beach precincts, such as the ocean baths at the southern end of 
each beach and associated SLSC facilities, etc. 

Action H21, which was already included in the CZMP, states how Council will 
manage its assets.  Essentially, this states that further investigations need to be 
undertaken before protection of those assets can be considered.  Discussion on 
specific assets was provided in Appendix F5.1 and F5.3, and it is stated there that 
“until further investigations of all coastal assets and facilities at risk are completed, 
Council’s asset management approach for public assets such as Bilgola SLSC is not to 
undertake emergency protective works”.  To make Council’s position on its own 
assets clearer, a new Section 7.3 has been created, with Section 7.2 changed to only 
apply to private landowners.  In Section 7.3, it is stated that it is not considered to 
be appropriate nor practical to protect the rock pools (ocean baths), which would 
be repaired or replaced after storms as required. 

iii It is apparent that the draft CZMP will permit protection structures for 
private development but, that these structures must be located wholly on 
private land. This presents significant issues for properties where insufficient 
private land exists between a dwelling and the seaward property boundary to 
meaningfully contemplate the construction of a seawall. This issue is 
heightened where affected residential housing stock (including unit blocks) 
are founded on no more than strip footings which is the case with many of 
the structures within these precincts. These circumstances further limit the 
excavation and construction footprint available without significantly affecting 
the structural integrity of the building or requiring prohibitively (and largely 
impractical) retro-fitting to improve foundation capacity. It remains 
implausible for council to permit property protection under these impractical 
constraints. 

The draft CZMP did not actually state that private protection works must be located 
entirely on private property, but rather that they must be located entirely on 
private property where feasible (on page 48 of Issue D).  To make this absolutely 
clear, the text “where feasible” has been added to other locations in Issue E 
(Executive Summary, Section 5.3.1, Section 7.2.1, Section 7.4). 
 
It is noted that a number of private property owners have constructed vertical 
seawalls in recent years at Basin Beach, entirely within private property and 
approved by Council, namely at 29, 31 and 33 Surfview Road. 
 
In Section 7.2.1, the following text has been added “A CZMP action (H7) is included 
in Section 8 for a protection works policy to be developed, which would include 
consideration of the alignment of the protection works and whether construction 
on public land would be considered to be appropriate”. 
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Item NSW Coastal Panel Comment Northern Beaches Council Response 

iv Permitting protection structures by property owners only on private property 
not only has the range of impractical limits outlined above, but, importantly 
fails to acknowledge what will become of the extensive mass of largely 
unformed rock protection works placed after the erosion events of the late 
1960s and early 1970s that are currently buried. It is understood that these 
works are largely contained within Council owned land (Lot 29, DP 11978) as 
depicted in the historical photos in the draft CZMP. 

It is expected that landowners would generally construct development on piled 
foundations as the means to achieve acceptable risk.  This is indeed what was 
adopted for a recent DA at 7-9 Allen Avenue Bilgola.  The Applicant considered the 
potential issue of the existing rock works impacting on the proposed piled 
development and concluded that it was most likely that the movement of the rocks 
would be seaward down the revetment face rather than landward, but that 
landward movement was possible, and could be accounted for by allowing for rock 
debris loading as part of the piling design. 
 
Landowners are entitled to consider upgrading of the existing rock protection works 
at Bilgola, but given that these works would essentially entirely benefit private 
landowners, with little or no public benefit, any upgrades would not be expected to 
receive public funding (after benefit distribution analysis) and would thus have to 
be entirely landowner funded (and also given that Council has stated that it does 
not consider that it has the responsibility to protect private property from coastal 
erosion and inundation hazards, and does not intend to do so).  Where any consent 
issued to a landowner for protection works included a requirement to remove 
strewn rock or the like from public land in front of the subject land, then to the 
extent there would be a benefit to public safety and amenity, this could be 
considered in any distributional analysis. 
 
Action R10 already deals with the issue of debris on beaches, eg should this occur as 
a result of failure of protection works. 
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Item NSW Coastal Panel Comment Northern Beaches Council Response 

v It is apparent that the public lands seaward of the private property in these 
locations fall into a range of fragmented reserves and associated 
management responsibilities. It would be advisable for the plan to seek to 
recommend initiating constructive discussions with DPI Crown Lands about 
the possibility of seamlessly consolidating various public tenures and 
reserves into a more practical arrangement (likely) under the care, control 
and management responsibility of Pittwater Council thereby facilitating the 
opportunity for a solution to the problem of buildings being too far forward 
to enable protection to be provided wholly on private property That is, if 
there is insufficient room to construct protection wholly on private property 
as a result of historical circumstances there may be the opportunity to allow 
part of the protection to be on public land, provided there were offsets such 
as maintaining a dune cover over the structure. 

It is noted that an action had already been included in the CZMP (H22) with regard 
to liaison with Lands, and this was also discussed in Section 2.2.  No changes to the 
report were considered to be required, as Council considers that this action 
appropriately addresses the need for discussion with Lands on management 
arrangements.  Note that even if Crown Land is transferred to be under the care, 
control and management of Council, it is understood that private landowners would 
still need to seek landowners consent from the Department of Industry – Lands for 
protection works on this public land, so this transfer as suggested by the Coastal 
Panel would not necessarily facilitate protection extending on to public land. 

vi There are significant erosion/geotechnical issues prevalent with properties 
along headlands contained within these beach precincts. The draft CZMP 
appears to do little more than defer these challenges to further geotechnical 
advice only. Similar to the treatment of threatened properties in the beach 
precincts, there is no definitive long-term strategic direction from Pittwater 
Council regarding whether it is committed to protecting the development at 
threat or not. 

Headlands were not included in the study area, as was already made clear at the 
start of Section 2, in compliance with the Ministerial Direction, which only referred 
to the sandy beach areas.  The text of the Ministerial Direction has been added to 
Section 2.  Discussion on rock falls from headlands and the like was only included in 
the CZMP as these geotechnical issues have the potential to impact on the study 
area, but this does mean that geotechnical controls on development must therefore 
be considered in the CZMP.  A new action O9 has also been added to Section 8 (and 
introduced in Section 2.1) to reinforce this.  Council already considers risk to 
development at headland areas through the Geotechnical Risk Management Policy 
for Pittwater, separate from the CZMP. 

 
Other changes to the CZMP that were made, unrelated to the NSW Coastal Panel comments, are set out below: 
 
1. Changed Issue number from D to E throughout document/Appendices. 
2. Changed all references to Pittwater Council to Northern Beaches Council, or used descriptor “former”. 
3. Changed Pittwater Council logo to Northern Beaches Council logo. 
4. Changed “Department of Primary Industries (Lands)” to “Department of Industry – Lands”. 
5. Changed “protective works” to “protection works” to reflect the terminology in NSW legislation. 
6. Added three dot points to Section 5.3 to explain setback lines. 
7. All CZMP actions discussed in the main text have reference to the corresponding action number (eg H8) from Table 2 to Table 6 in Section 8. 
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8. Action H17 had an additional item added. 
9. Actions O6, O7 and O8 were moved from Table 6 to Table 5, as they were considered to be “ongoing” rather than “as required”. 
10. Added verbs to all actions in Table 2 to Table 6 where there were none, and made tense consistent, eg “investigate” not “investigation of”. 
11. Summary Figures were developed for each beach with the actions depicted, added to both the Executive Summary (Figure ES1 and Figure ES2) and Section 8 (Figure 24 

and Figure 25). 
12. Changed wording of Action M2 and Action L1. 
13. Deleted most of Footnote 20. 
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SUMMARY OF DRAFT NEWPORT PARKING DEMAND MANAGEMENT STRATEGIES 

Strategy One – On street user allocation and review time restrictions 

1.1 Consider the needs and priorities of the various user groups to create a safe environment, 
improve kerbside road efficiency and support amenity in residential areas whilst fostering a 
vibrant environment in the retail and commercial hubs and ensure that the aged and disabled 
members of the community are not disadvantaged. 

1.2 The closer the parking supply to the retail/commercial hub, the shorter the time restrictions. 

1.3 Where occupancy levels exceed 85% on a consistent basis, implement a change in time 
restrictions to manage demand.   

Area 1:  Queens Parade car park (57 spaces + 2 disabled) 

 

Existing Parking Conditions Proposed Changes to Parking 
Conditions 

Row 1: 

11 parking spaces 

 Two x disabled parking spaces 

 Nine x  P30 (30 minute)  

- 8.30am - 8pm Monday  to Friday  

- 8.30am – 12.30pm Saturday and 
Sunday 

 

 

 Nine x  P15 (15 minute)  

- 8.30am - 8pm Monday  to Sunday  

 

Row 2: 

18 parking spaces 

 2P (two hour)  

- 8.30am - 6pm Monday to 

Friday 

- 2P 8.30am – 12.30pm 

Saturday and Sunday 

 

18 parking spaces 

 1P (one hour parking) 

- 8.30am - 8pm Monday to 

Saturday 

 4P (4 hour)  

- 8.30am  - 8pm Sunday and 
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Public Holidays 

 
 

 
Row 3 

24 parking spaces 

 Unrestricted parking 

 

 

24 parking spaces 

 2P (two hour parking) 

- 8.30am-8pm Monday to 

Saturday 

 4P (4 hour parking)  

- 8.30am – 8pm Sunday and 

Public Holidays 

Row 4 (parallel parking) 

Six (6) parking spaces 

 Unrestricted parking 

 

 

 

Six (6) parking spaces 

   2P (two hour parking)  

- 8.30am-8pm Monday to 

Saturday 

   4P (4 hour parking)  

- 8.30am-8pm Sunday and 

Public Holidays 

 

Area 2:  Queens Parade - between Kalinya Street and ferry wharf (41 spaces) 

 

Existing Parking Conditions Proposed Changes to Parking 
Conditions 
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2.a 

15 x 90° parking spaces south side 
(outside The Newport) 

 Unrestricted parking 

 

 

2.a – 15 x 90° parking spaces south side 
(outside The Newport) 

   Unrestricted parking Monday to 
Friday 

   4P ( 4 hour parking) 8.30am – 
6pm Saturday, Sunday and Public 
Holidays 

2.b  

8 x parallel parking south side 

 Unrestricted parking 

 

 

2.b  

8 x parallel parking south side 

   Unrestricted parking Monday to 
Friday 

   4P ( 4 hour parking) 8.30am – 
6pm Saturday, Sunday and Public 
Holidays  

2.c 

8 x parallel parking north side 
(outside Newport  Mirage) 

 Unrestricted parking 

 

2.c 

8 x parallel parking north side (outside 
Mirage) 

   Unrestricted parking Monday to 
Friday 

   4P ( 4 hour parking) 8.30am – 
6pm Saturday, Sunday and Public 
Holidays  

2.d 

10 Ten (10) x 90° parking spaces  
(north side outside Newport Mirage) 

 Unrestricted parking 

 

2.d 

10 (Ten) x 90° parking spaces  (north 
side outside The Mirage) 

   Unrestricted parking Monday to 
Friday 

   4P ( 4 hour parking) 8.30am – 
6pm 

Saturday, Sunday and Public 
Holidays  

 

Area 3:  Kalinya Street (36 spaces) 
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Existing Parking Conditions Proposed Changes to Parking 
Conditions 

3.a 

6 x parallel parking spaces (outside 
The Newport) 

    Unrestricted parking 

    Bus Zone 7pm-7am Friday, 
Saturday and Sunday 

 

Note: 

The Newport have a Traffic Committee 
approved Taxi Zone which will operate 
Friday, Saturday and Sunday between 
7pm – 7am.  

Conditions of approval state that The 
Newport is to upgrade the pedestrian 
crossing with a kerb blister to provide 
for 26m of parking area for Taxi zone. 

3.a 

3 x parallel parking spaces (outside The 
Newport) 

   1P (one hour parking) Everyday  
8.30am – 6pm 

    No Parking Everyday  

      6pm to 12am (midnight)  
Note: 

No Stopping to be extended west side of 
Kalinya Street on north approach as per 
RMS requirements for 20m on approach to 
a pedestrian crossing (until kerb blister 
works).   

Loss of three (3) car parking spaces) 

Taxi Zone hours of operation to be 
reviewed with local businesses. 

3.b 

15 x parallel parking spaces west 
side between Queens Parade and 
Gladstone Street 

 Three (3) x 1P (one hour) 

    8.30am – 6pm everyday 

3.b 

15 x parallel parking spaces west side 
between Queens Parade and Gladstone 
Street 

 2P (two hour parking) Monday to 
Friday 8.30am-6pm  

 4P ( four hour parking) Saturday, 
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 Remainder unrestricted parking 

 

 

Sunday and Public Holidays 
8.30am – 6pm 

3.c 

5 x parallel and 13 x 90° parking 
spaces east side between Queens 
Parade and Gladstone Street 

 Unrestricted parking 

 

 

 

3.c 

5 x parallel and 13 x 90° parking spaces 
east side between Queens Parade and 
Gladstone Street 

 2P (two hour parking) Monday to 
Friday 8.30am-6pm  

 4P (four hour parking) Saturday, 
Sunday and Public Holidays 
8.30am – 6pm 

 

Area 4:  Beaconsfield Street 

 

Existing Parking Conditions Proposed Changes to Parking 
Conditions 

4.a 

Seven (7) x parallel parking spaces 
(outside shops) 

 2P (two hour parking) 

- 8.30am – 6pm everyday 

 

Seven (7) x parallel parking spaces 
(outside shops) 

 1P (one hour parking) 8.30am – 
6pm everyday 

STRATEGY TWO 

Signage and wayfinding initiatives 

2.1 Council to investigate opportunities to improve the awareness of available car parking areas by 
providing a parking signage and wayfinder plan for public and private car parks in the area: 

a. Queens Parade car park 
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b. The Newport car park 

c. Trafalgar Park  

2.2 Council to work in partnership with the larger business operators to develop initiatives to raise 
awareness of private and public car parking availability to customers, in particular at peak 
periods.   

2.3 Council and business operators to promote car parking in the area through a variety of 
methods, such as social media, Northern Beaches Council website and print media. 

 

STRATEGY THREE 

Enforcement 

3.1 Adopt more efficient methods to ensure that time restrictions are complied with to maximise 
turnover of spaces. The selected methodologies and policies are to be applied consistently 
across all streets and car parks. 

3.2 Continue to work with Rangers and Parking Officers to monitor parking and enforcement 
complaints and issues in the area. 

3.3 Monitor parking time restrictions in the area to determine effectiveness.   

3.4 Replace and upgrade faded and damaged regulatory signs within the study area. 

 

STRATEGY FOUR 

Encourage more active and sustainable trips 

4.1 Reduce car dependency particularly for local trips by providing incentives to use alternative 
modes of transport.    

4.2 Council to work in partnership with the larger business operators in the area to develop 
initiatives to raise awareness of alternative modes of transport, such as private buses, public 
buses, Taxi and Uber services. 

4.4 Increase supply of bicycle parking. 

4.5 Encourage larger employers, including Newport Public School, Naked Wines, The Newport, 
and Newport Metro Mirage Hotel, to promote public transport, car-pooling, walking and 
cycling to employees. 

4.6  Promote walking and cycling network to employee’s, local residents, customers and visitors 
through a variety of methods, such as such as social media, Northern Beaches Council 
website, local business operator websites and print media. 

4.7 Council to promote the courtesy bus provided by The Newport through social media and 
Northern Beaches Council website.   

STRATEGY FIVE 

Increase supply 

5.1 Develop an overflow parking plan for main events and peak periods to better manage 
parking demand. 
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5.2 Engage with owners of privately owned parking areas which may be available to meet peak 
demand.   

5.3 Possible reinstatement of six (6) parking spaces to the area, five (5) in Kalinya Street and 
one (1) in Queens Parade car park through the construction of apartments at 7 Kalinya 
Street (DA N0486/16). 

 
5.4 Upgrade and formalise 90° parking outside The Newport with new surface and line marking 

to gain an additional three (3) parking spaces. 
 
5.5 Investigate areas to provide motorcycle parking (note that this will result in the loss of car 

parking spaces). 
 
 

STRATEGY SIX 

Technology policy 

Implement technology solutions to improve the efficiency of parking management (subject to 
cost/benefit analysis) 

6.1 Undergo review of technology options available to better manage and enforce the identified 
issues. 

 

STRATEGY SEVEN 

Maintain pedestrian, cyclist and traffic safety for road users at all times. 

7.1 Liaise with The Newport regarding construction of the kerb blister and operational 
requirements relating to Traffic Committee approved Taxi Zone. 

 
7.2 Ensure a safe and accessible environment for pedestrians and cyclists. 
 
7.3 Implement No Stopping yellow line marking on the North West corner of Queens Parade 

west and Kalinya Street. 
 
7.4 Work with Roads and Maritime Services (RMS) to implement a 40km High Pedestrian 

Activity Area on Kalinya Street.  
 
7.5 Continued enforcement of local streets in the area to maintain safety by enforcing road rules.   
 
7.6 Ensure a safe and accessible environment for pedestrians and cyclists. 
 

 

TIMING 

Once the draft Newport Parking Demand Management Strategy is endorsed by Council, a 
community engagement process will commence for 28 days.  During this time, the community will 
be invited to provide submissions on the draft strategy. 

After the completion of the 28 day engagement process, Council will review submissions and a 
final Newport Parking Demand Management Strategy will be placed on the agenda of a Council 
Meeting for endorsement.  Following this, a report will be prepared for the Traffic Committee to for 
a technical review and approval of the endorsed changes to parking conditions. 
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Table 1: Comments received from State agencies 
 

Public agency Comments  Response 

Sydney Water  We are generally supportive of the proposal to change the zoning of 
the site and have no objections.  

The site is however traversed by a 1050mm wastewater main. 
Where proposed works are in close proximity to a Sydney Water 
asset, the developer may be required to carry out additional works 
to facilitate their development and protect the wastewater main. 
Servicing options may involve adjustment/deviation and or 
compliance with the Guidelines for building over/adjacent to Sydney 
Water assets. 

Noted.  

Sydney Water confirm that no form of development will be permitted 
over this easement; while both sets of concept plans show the 
location of a driveway, loading dock and car parking areas above this 
easement, no buildings are proposed in this location on either set of 
plans. It is understood that these elements would be permitted, with 
physical buildings being precluded due to the access constraints 
which would result. The applicant will be advised of Sydney Water 
commentary to facilitate any design changes needed prior to the 
lodgement of a Development Application for future development.  

Roads and Maritime 
Services 

Roads and Maritime raises no objection to the draft Planning 
Proposal and it is noted that the Warriewood Valley Roads 
Masterplan and associated Section 94 Contributions Plan are in 
place to identify the cost of traffic and transport works as a result of 
cumulative rezonings in the Warriewood Valley 
industrial/employment area.  

Furthermore, it is noted that redevelopment of the site will trigger 
development contributions for intersection and footpath 
improvements as identified in Council’s Section 94 Plan.  

Noted. 

The Warriewood Valley Section 94 Contributions Plan lists the 
upgrade of the Jubilee Avenue/Ponderosa Parade intersection as 
future works.  

NSW Department of 
Planning and Environment 

No response received. If the Planning Proposal is agreed to, it will be forwarded to the 
Department with a request to proceed to Gateway Determination, at 
which time DPE commentary will be known.  

Ausgrid No response received. - 
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Table 2: Advice received from Council Business Units 
 

Business Unit Comments Response 

Catchment 
Management & 
Climate Change:  

Water Cycle 
Management and 
Flooding 

  

The proposal has a very large development footprint with 3 basement levels. A trunk 
drainage system and floodway are located along the eastern boundary (a lateral system 
to Narrabeen Creek) that will need to form part of any development proposal. It is 
uncertain if the submitted concept informing this Planning Proposal application has 
accounted for this infrastructure.  

Whether there are additional impacts by this rezoning proposal over current zoning 
requirements, any rezoning change/impact will, from a water management perspective, 
be related to the impervious fraction used in the water modelling. The application has not 
confirmed that the calculation of the % impervious area also includes the basement 
footprint to meet the 25% pervious area requirement for the entire site. There will also be 
additional impact to groundwater.  

Obviously, if the site coverage remains the same, then water management should be 
achievable under the current WVWM Specification requirements.  If there is a major shift 
to the site coverage allowance, then a detailed impact assessment will need to be 
undertaken to verify whether the current WVWM Specification requirements are 
achievable. 

No objections to the proposal from a flood perspective. The flood issues associated with 
the property (minor – overland flow path on the western portion of the lot) can be dealt 
with at the Development Application stage as the flood affectation on the property is 
minor. 

The applicant does not seek the amendment of LEP 
clause 7.3 Flood Planning.  

Both the 1:1 concept plans and the 1.5:1 concept plans 
indicate a pervious area of approximately 21%. 
Additional pervious area would be required in either 
case in order to achieve the minimum 25% impervious 
area required for the water cycle management 
requirements.    

Whilst the concept plans do not detail compliance, it is 
acknowledged that these are preliminary only, and 
intended to give an idea of potential future 
development. It is evident that design amendments and 
the inclusion of additional infrastructure (such as an 
OSD tank) could be made to ensure compliance in this 
regard.  
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Place Management 
Unit:  

Landscape Architect 

The Planning Proposal request for an increase in the maximum height from 11 metres to 
15 metres can be supported should the deep soil width within the front building setback 
increase accordingly. 

The Planning Proposal provides a front setback of approximately 10 metres (no 
measurements provided), of which approximately 6.5 m / 7.0 m appears as deep soil and 
3.5m / 3.0 m appears as pavement.  A landscape setback of 6.5 metres wide deep soil is 
required by the current DCP, D16.6 Front Building Lines. This however is a control for a 
building with a maximum height of 11 metres.  

To achieve the landscape requirements of other DCP controls, and in particular D16.1 
Character as viewed from a Public Place, an increased deep soil front setback of 8.5 
metres must be adopted for a building with a maximum height of 15 metres. This  front 
setback shall consist of only deep soil and planting. No below or above ground structures 
shall be permitted, including basements, ground level parking, footpaths and ramps, and 
other pavements. Any design proposal for pavements or footpaths fronting the building 
shall be contained in the remaining area of the 10 metre building setback. 

An 8.5 metre wide deep soil front setback will provide sufficient soil volume to allow the 
establishment of suitably sized large trees (over 16 metres in height) within the front 
setback, to reduce the bulk and scale of a 15 metre high building, where the landscape is 
integrated with the building design to screen and soften the visual impact of the built form. 
D16.1 Character as viewed from a Public Place, requires that the “height and scale of the 
landscaping in the setback area to the public place must be proportionate to the height 
and scale of the building” 

The Planning Proposal, exhibiting a landscape front setback approximately 6.5 m / 7.0 m 
wide for a 15.0 metre building height, can’t support trees of a suitable height to achieve 
the landscape controls mentioned above. A 6.5 m / 7.0 m wide setback is insufficient to 
provide adequate deep soil and Tree Preservation Order protection.  

Noted.  

Whilst it may be possible for the future building to be 
designed to include an increased front setback, this 
would be difficult to enforce at development application 
stage given that the front setback control is located 
within the Pittwater 21 DCP, which is inherently open to 
flexible application, and is not subject to change as part 
of this process.  

Further, an increased front setback would result in a 
need to reduce side and rear setbacks and to maximise 
the extent of the upper floor in order to achieve the 
proposed floor space ratio. Rather than the part-storey 
shown in the 1.5:1 concept drawings, the upper level is 
more likely to be a full level, resulting in additional bulk 
and harming the character of the area.  

With no changes to setback or the upper level as 
shown, and increasing the front setback by 2 metres as 
suggested, the 1.5:1 concept development would lose: 

 Approx. 430m2 of GFA 

 Approx. 78 car spaces within basement levels 

 The front part of the roof terrace (removing 
opportunities for screening/softening).  

It is not considered appropriate to permit an increase in 
floor space ratio to 1.5:1 when it is clear that there 
would be difficulties in achieving this, when balancing 
the various constraints of the site.   
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Place Management 
Unit:  
Urban Designer 

The proposed increase in height will increase bulk. Council’s Urban Designer and 
Landscape Architect concur that landscaping is a crucial component within the setback 
(to address bulk). Façade modulation is also important to work in conjunction with 
landscaping to improve built form appearance from the street. Using entry statement as 
an architectural feature to add interest can also put an emphasis on addressing 
pedestrians and improving built form relationship to the street. It is noted that the 
proposal shows a smaller platform on the top and a rooftop garden as additional 
amenities, these features should be kept in the subsequent detailed application.  

Option A (the 1:1 concept plans) shows a better proportion from the street (with more 
open terrace in line with the lower natural ground line and above vehicular entry). A 
setback from eastern boundary to the top floor to accommodate a smaller outdoor terrace 
(to take advantage of morning sun) can be suggested to improve Option A. Looking at the 
plan, it appears that the café component would only serving staff and students (not open 
for public). A separate direct entry to café can give an opportunity for this café to be open 
for public (similar to the café at Stockland office). There are many workers in this area 
and not many local lunch options. 

Increase in FSR should be combined with restriction in the extent of building footprints 
and site coverage to maintain the proportion of the building and to allow for landscaping 
and amenities within the campus. 

Bike and motorcycle parking or bike related infrastructure (shower, storage etc) can be 
suggested in line with future vision of Active Transport. 

Lastly, the front setback area MUST stay as a landscaped area, not to be converted as 
off-street parking and/or pavement areas. 

Design of building to form detailed design for future 
development application.  
 

The need to restrict building footprint for water 
management, landscaping, Sydney Water infrastructure 
and to meet DCP built form setback controls, means 
that the building mass will be forced upward to achieve 
the proposed floor space ratio. This is likely to result in 
a building of excessive bulk and scale which is 
obtrusive as seen from the surrounding area.  
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Transport and Urban The report analyses the Ponderosa Parade/Jubilee Avenue intersection, based on a 
traffic survey undertaken on 30 June 2016 for the existing situation, and an assessment 
is provided on the projected impact of the proposed development following rezoning.  

Any traffic assessment must be based on future traffic volumes for the intersection when 
the Warriewood Valley is fully developed. The Traffic Assessment, which was prepared 
by AECOM  and informed the Warriewood Valley Strategic Review, should be used as 
the base model. 

Furthermore, an analysis of the Foley St/Jubilee Ave/Warriewood Rd/Vineyard St 
intersection needs to be undertaken in addition to the Ponderosa Pde/Jubilee Ave 
intersection, to provide an overall assessment of the traffic implications.   

Final comments on the traffic impacts cannot be provided until this additional information 
and analysis is provided. 

With respect to parking, the proposal shows a 3 level basement car park. No dimensional 
details for car park spaces, circulation aisles, and ramps are provided. The final detailed 
design for the car park must be designed in accordance with Australian Standards. The 
number of spaces indicated must also meet the Pittwater DCP off-street parking 
requirements, however it is envisaged that the required spaces can be achieved based 
on the indicative layout. 

The proposal must also provide infrastructure to a collector road cross section fronting 
the development, in accordance with the Warriewood Valley Roads MasterPlan.  This 
may include provisions for any shared paths and indented parking bays as required. 

Noted. It is not possible to fully appreciate the impacts 
of the proposed built form intensification from the traffic 
information provided, and therefore not appropriate to 
permit a 50% intensification in floorspace without 
understanding the likely flow-on impacts.  

The change in land use zone alone is not considered 
likely to result in a significant adverse impact on traffic 
within the surrounding area, above what could already 
be proposed within the current land use zone.  

The applicant’s Traffic Report has modelled the existing 
Ponderosa Parade/Jubilee Avenue intersection using 
SIDRA modelling, and concludes that during AM peak 
hour the intersection performs at Level A (good 
operation) and during PM peak hour the intersection 
performs at Level B (good with acceptable delays and 
spare capacity). Given that spare capacity is noted, it 
follows that an appropriate development using the 
current floorspace controls could be accommodated 
within the site.  

The comments relating to final car parking layout and 
the detailed design of the connection to the road are 
typically advice for a Development Application rather 
than a Planning Proposal; these can be provided to the 
applicant to inform the future development application.  
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Environmental 
Compliance:  

Contamination – Reports provided outline history and possible contamination, reports 
identify low risk mostly during development process at which point, any contamination 
could be controlled through good sediment control and  dust suppression to prevent any 
contamination leaving the site. 

From a noise impact – main concern would be the air condition unit for the building and if 
a café is installed the noise from the exhaust system for that unit. The applicant would 
have to ensure the location of these units do not cause noise issues to property’s 
surrounding the property – particular to the west of the site towards Warriewood Road 
where residential properties are located. 

It is unlikely that car noises would be of great concern considering as the driveway and 
parking is location on the east side of the lot away from residential areas. 

Noted.  

Each of these issues would form matters for 
consideration in the assessment of a future 
development application on the site. They do not 
represent a fundamental unsuitability of the site for the 
proposed changes to the LEP.  

 

 

Section 94 Officer The provision of public infrastructure and services is a fundamental component of the 
land release process. In the case of Warriewood Valley, a strategy and plan to provide 
appropriate services has been integral to the land release since its commencement in the 
early 1990s. The S94 Plan provides a funding mechanism for infrastructure and services 
for new residents and occupants in the release area, where these facilities cannot be 
directly and equitably provided through the development process.  

15 Jubilee Avenue (the subject site) is identified in PLEP as Sector 105 and falls within 
land to which the Warriewood Valley Section 94 Contributions Plan applies.  

In relation to infrastructure provision, the Planning Proposal advises “The subject site is 
well serviced by existing public infrastructure and is within a built up area. As such there 
is considered to be adequate public infrastructure to support the planning proposal.” A 
preliminary assessment of additional infrastructure required to meet the needs of the 
proposed development has been undertaken. In relation to the proposed zoning change 
from IN2 Light Industrial to B7 Business Park, it is not anticipated that this will result in a 
significant increase in demand for local infrastructure above what is to be provided under 
the Warriewood Valley S94 Plan.  

 

The infrastructure and services planned for the 
Warriewood Valley Release Area are based on the 
anticipated development which will occur in 
Warriewood Valley including the subject property.   

If a development, via the Development Application 
process, has been identified to require infrastructure 
additional to what is planned and identified under the 
Warriewood Valley Section 94 Contributions Plan, the 
additional infrastructure (being a pre-requisite for that 
specific development) is to be directly provided by the 
development. Direct provision of infrastructure can be 
imposed by a condition of the development consent.  
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 As identified above, the S94 Plan equitably levies contributions for public infrastructure 
demanded by the future residents and occupants of Warriewood Valley. Contributions for 
light industrial and commercial development in Warriewood Valley are equitably 
apportioned and levied for traffic and transport improvements, multifunctional creekline 
corridors, pedestrian and cycle network, and plan administration. These contributions are 
calculated on an equivalent dwelling per square metre rate based on the site area of 
remaining undeveloped light industrial and commercial land. This rate has been modelled 
to levy development in these areas based on the current permissible FSR of 1:1. Any 
increase to the permissible FSR for this individual site cannot be levied appropriately by 
the S94 Plan and will result in an inequitable allocation of contributions. For this reason 
the proposed increase in FSR is not supported.  

Additionally, forward funding of drainage infrastructure within the Ponderosa Parade 
precinct facilitated the development of the Stage 1 release. The need to provide the trunk 
drainage system in the Ponderosa Parade precinct is directly generated by the 
development of the sectors within this precinct. It is therefore appropriate that all 
development in this precinct be subject to the full cost of providing this infrastructure. The 
subject site is within the Ponderosa Parade precinct. All sectors within this precinct have 
a permissible FSR of 1:1. The burden of this infrastructure was equitably split between all 
sectors within the precinct based on site area. Any increase in the FSR of the subject site 
will also result in the inequitable distribution of contributions for the Ponderosa Parade 
precinct trunk drainage infrastructure.   

It is noted that Council’s Traffic Engineer has identified that the Applicant’s traffic 
modelling must be updated to utilise appropriate future traffic volumes and assess the 
impacts on a greater number of intersections. Analysis of the updated modelling may 
reveal additional traffic and transport infrastructure requirements above what is planned 
to be provided by the S94 Plan. 
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Table 3: Submissions from the Community 
 
Ten (10) submissions were received as a result of the notification of this Planning Proposal. The issues raised are summarised and discussed 
below:  
 

Submission issue Response 

Traffic congestion 

No higher volumes of traffic should be permitted until road widening is undertaken.  The site is currently vacant and any development would therefore result in an 
increase in traffic to some degree, which is not unreasonable. It is not anticipated 
that the change in land use alone would result in a significant intensification of 
adverse traffic impacts, However, Council’s Traffic Engineers have noted 
deficiencies within the submitted traffic report, which mean that a full 
understanding of the likely impacts of the augmented built form proposal is not 
possible.  

An intensification of built form controls is not therefore supported until such time 
as it has been demonstrated that the surrounding road network could 
accommodate the associated increase in traffic.  

The change in land use zone alone is not anticipated to result in a significant 
intensification in traffic.  

The roads within the surrounding area are already significantly congested and cannot 
support an increase in traffic.  

The increase in traffic would result in inconvenience and delays to those within the local 
area.  

Appearance and character of the area 

Any height increase will be out of character with the surrounding area.  Agreed; the proposed increase in the Height of Buildings control is not supported.  

The height limit should remain at 11 metres 

The floor space ratio should remain at 1:1 Agreed; the proposed increase in the Floor Space Ratio control is not supported.  

To have one building four metres higher than adjacent buildings would be an 
overdevelopment.  

Agreed; it is apparent that a building of the height and floor space proposed would 
appear as obtrusive from the surrounding area.  
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Loss of residential amenity 

A building of this height would obliterate views of the valley enjoyed by surrounding 
residential properties. 

The sites and their immediate surrounds are relatively flat and are located at a 
considerably lower elevation that the residential suburbs located to the north, east 
and south. The sharing of views would be a matter for consideration in the 
assessment of a future development application.  

A brightly lit office tower will result in excessive light spill to surrounding residential 
properties.  

The operations and security measures of the future building are matters for 
consideration within a future development application rather than a due 
consideration of this Planning Proposal application.  

The 24 hour operations of the new building would result in disturbance to surrounding 
residential properties.  

Limited information on the future business operations has been provided at the 
stage (and is not required at this stage), however full details of this will be required 
and assessed as part of a future development application.  

Operations of a future land use already permitted in a land use zone would be the 
subject of a merit consideration for a future development application  and not a 
Planning Proposal application. Conversely, it is recognised that this site is already 
zoned IN2.  

24 hour truck movements at the new premises will result in adverse amenity impacts to 
surrounding residential properties. 

Natural Environment 

The development would harm the site’s fragile ecosystem.  The sites are not identified on the Biodiversity Map within the Pittwater LEP 2014, 
nor are the sites subject to any other affectation concerning the natural 
environment. Council’s Landscape Architect has noted no particular natural 
features of the site which are of exceptional significance. The future development 
of the site is not likely to result in significant adverse effects upon the natural 
environment.  

Other 

The proposal will benefit one business only and not the community as a whole.  The application will retain employment land that, when developed, results in the 
provision of additional jobs and positive benefits for the community as a whole.  

Blackmores are able to expand their existing operations by maintaining the existing 
height and floorspace controls.  

Agreed; the submitted documentation states that ‘the proposed development at 15 
Jubilee Avenue at a FSR of 1:1 would cater for the current expansion needs of the 
company’.  

  



 

  ATTACHMENT 1 
Attachment 1 - Comment and Submissions - Council report for PP0004 16 - 15 Jubilee Avenue Warriewood - 28 

February 2017 

ITEM NO. 9.1 - 28 FEBRUARY 2017 
 

162 

The amendment would set a precedent for the spot rezoning of other sites and for 24 
hour operations.  

Any future applications (Planning Proposals or Development Applications) lodged 
with Council will be assessed on their own merits, taking into account the 
opportunities and constraints of that particular site. The progression of one 
Planning Proposal does not automatically authorise another.  

The application does not include sufficient information regarding what will happen to the 
existing Blackmores operations when a new building is built. There should be a Master 
Plan for the whole of the operations.  

The Applicant’s documentation states that the existing Blackmores operations are 
to be expanded to include 15 Jubilee Avenue and does not note significant 
changes to the existing development at 20 Jubilee Avenue. The details of a future 
building on the site and any changes to the existing Blackmores site to the north, 
would undergo a separate detailed assessment as part of a future development 
application. 

The assessment of this Planning Proposal relates to the subject site (15 Jubilee 
Avenue), whether it is suitable for a change in zone, and whether an increased 
height and floor space ratio are appropriate in relation to 15 Jubilee Avenue, as 
proposed by the Applicant.  

Previous compliance issues relating to the existing Blackmores operations have not 
been resolved satisfactorily.  

This matter is not an issue that can be considered in the assessment of a 
Planning Application. Nonetheless, complaints received regarding Blackmores 
operations on 20 Jubilee Avenue have been investigated and acted upon.   
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Table 4: Applicant response to public submissions 
 
The following table was provided to Council by Mecone Planning on 2 February 2016 in response to the public submissions received:  
 

Key issue Items of Objection Response 

Traffic Object to further development until 
Mona Vale road widening project is 
complete. 
 

With the site currently vacant, any reasonable development will increase traffic 
demands. The planning proposal has been supported by a Traffic Study which 
found that the rezoning of the site and the potential use as an office building 
under 1:1 or 1.5:1 FSR scenarios: 

 Would not trigger the need for upgrades to Ponderosa Parade / Jubilee 
Avenue; 

 Would facilitate the implementation of ‘Collector Street’ characteristics for 
Jubilee Avenue; and 

 Has a vehicle generation rate per hour which is similar to or lower than many 
currently permitted uses under the IN2 Zoning. 

 

Existing traffic is already at capacity 

Out of character 
development 

Existing area contains 11m height control. 
Anything higher will be totally out of 
character with the design intent of the 
area 
 

The addition of a single storey alongside a moderate increase in FSR does not 
represent a significant expansion upon the currently permitted built form. 
Therefore, claims that this planning proposal facilitates development ‘totally out of 
character’ with the surrounding area and an ‘overdevelopment of the site’ are 
overstated. 
The proposed building is not bulky and would not dominate the streetscape. The 
top level of the proposed 1.5:1 FSR design is stepped back from the west to allow 
an open terrace area, which reduces the perceived bulk and much of the visual 
impacts of an additional level. Further, no structures will be built over a significant 
portion of the site’s western boundary due to the presence of an easement. 
When compared to the larger warehouse buildings constructed in the area, the 
proposed development will include a modulated façade with higher quality building 
materials and finishes.  
 

Buildings in the area have been 
successfully designed to be lower than 
surrounding trees to minimise visual 
impact. A 15m will not enable this and 
tower over surrounding factories 
 

Overdevelopment of the site 
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Impacts of future 
operation 

Light spill from future office use. 
 

The majority of the issues raised in this category are manageable with appropriate 
design solutions and/or conditions of consent under a future development 
application. The proposed development is intended for office purposes, which 
would not result in significant heavy vehicle movements for deliveries or the like 
and are less than that of a traditional factory or warehouse. 
As these issues are hypothetical they should not be given substantial weight in the 
progression of this planning proposal, and can satisfactorily be dealt with during 
the development application stage.  

Ruining of views 
 

24hr deliveries likely to significantly impact the local amenity and 
should never be considered. 
 

Loss of residential amenity 
 

Setting of precedent Council should consider each proposal on the individual merits of the case. The 
fear of setting a precedent can be managed accordingly with proper assessment 
of future proposals and the relevant provisions of both the Environmental Planning 
and Assessment Act 1979 and local planning controls.  
 

Current Operation Existing Blackmores operation poorly designed and managed, 
with complaints to Council  

Any concerns with the operation of the existing Campus at 20 Jubilee Avenue are 
not of relevance to this planning proposal and are to be dealt with by Council 
separately. Notwithstanding, the Blackmores campus has been the subject of a 
number of design awards and the proposed development will continue the trend of 
providing a high quality building.  
 

Rezoning of the 
Warriewood Valley 

Residents were assured originally throughout the rezoning of the 
Warriewood Valley that there would be no loss of residential 
amenity.  
 

The Warriewood Valley is a significant local employment area in the LGA. The 
Blackmores Campus currently employs 441 employees, of which 78% live on the 
Northern Beaches. 
A need has been identified for additional space to allow the Campus to expand 
and increase the number of employees. This clearly demonstrates the demand for 
increased employment within the area for the local community.  

Many properties originally zoned industrial have been rezoned 
back to residential. 
 

Community would prefer to live in the area than work in the area. 
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Figure 1: Existing Land Use Zoning map 

 

 
   Figure 2: Proposed Land Use Zoning map  

 

SITE SITE 
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