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1.  EXECUTIVE SUMMARY 
THE DEVELOPMENT APPLICATION:  This SEE report has been prepared by 
Stephane Kerr, qualified Town Planner and Managing Director of sk design, to 
accompany a Development Application (DA) proposal for the demolition and removal 
of a waterfront Scouts boat shed.  The boat shed is located on the east facing 
foreshore of Wellings Reserve, Gourlay Avenue in Balgowlah NSW 2093, and projects 
over the North Harbour waterways and is supported by piles.   Scouts NSW 
participation has declined in recent years, and this site is no longer in active use. The 
shed structure has deteriorated over the years and does not warrant the investment 
required to return it to proper functionality, given the declined use.  

THE SITE:  The site occupied  by Scouts NSW boat shed is owned partly by both 
Roads and Maritime Services/Transport for NSW (TfNSW) for the shed’s projection 
over the North Harbour waterways, and partly owned by Northern Beaches Council 
where the shed connects with land at the Wellings Reserve.  A Deed of Lease dated 
11 November 1982 between the Maritime Services Board NSW and The Australian 
Boys Scout Association (NSW Branch) permits Scouts NSW to occupy the 105m² boat 
shed site (Lease Plan M.C155L).   

PROPERTY TITLES:  
• The Scouts boat shed southwest siting on the Wellings Reserve is identified by 

property title as Lot 7347 DP 1148450, 0 Gourlay Avenue, Balgowlah NSW 2093.   
The DA includes Council’s landowner consent for demolition on Wellings Reserve. 

• Transport for NSW (TfNSW) Property has supplied the following formal property 
title for the North Harbour waterways site: Volume 5018, Folio 1.   
TfNSW permission to lodge for site demolition is provided. 

THE DEVELOPMENT PROPOSAL:  This Development  Application proposes the 
demolition and removal of the Scouts boat shed sited both on land (the Wellings 
Reserve) and over the Mean High Water Mark of the North Harbour Waterways.  
The  Northern Beaches Council consent is sought for the proposed demolition and 
removal of the shed. Once completed, the site will be returned to Transport for NSW 
and the lease terminated. A requirement for the Deed of Lease is for Scouts NSW to 
remove the building and return the site to its natural condition. 

STATUTORY:  This site and DA for demolition incurs a variety of State and local 
Government instruments and controls.  This SEE report assesses the proposed 
development against the environmental effects as required by section 171 Review of 
environmental factors of the Environmental Planning and Assessment Regulation 
2021 (the Regulation’), and concludes in DA compliance with the Coastal 
Management Act 2016, Water Management Act 2000, Fisheries Management Act 
1994, SEPP (Planning Systems) 2021, SEPP (Transport & Infrastructure) 2021,  
SEPP (Biodiversity and Conservation) 2021, Sydney Harbour Foreshores DCP 2005, 
SEPP (Resilience and Hazards) 2021, Manly LEP 2013, and the Manly DCP 2013. 
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PLANNING PATHWAY:  Development consent is required from the Northern Beaches 
Council for the demolition of the boat shed in accordance with section 2.7 Demolition 
and with section 5.7 Development below Mean High Water Mark (the “MHWM”) of the 
Manly Local Environmental Plan 2013.  
We are of the opinion that the proposed demolition of the Scouts boat shed is: 
• exempt from a controlled activity approval; 
• not Integrated Development under the Water Management Act 2000 because 

“demolition” of a shed does not meet the examples of a controlled activity under 
S91(2) that Act; 

• not Integrated Development under the Fisheries Management Act 1994 because 
the proposed shed demolition does not invoke an aquaculture permit (s.144), a 
dredging or reclamation permit (s.201), a permit to cut remove damage or 
destroy marine vegetation (s.205), or create any  form of waterway obstruction 
such as netting, dam or floodgate (s.219) of that Act; and 

• not Designated Development under the Manly LEP 2013 and under Schedule 3 
of the Regulation. 

HERITAGE: The Scouts boat shed is located on heritage listed land item I28 Wellings 
Reserve (being Crown land managed by the Northern Beaches Council) as identified 
under Schedule 5 Part 1 Heritage items of the Manly LEP 2013.  This SEE concludes 
that the proposed shed demolition can be supported on heritage grounds. 

CONSULTATION: The demolition proposal has been consulted with: 
• the Northern Beaches Council.  This DA provides the necessary documentation as 

required by Council for the proposed works.  
• Transport for NSW whose Permission to Lodge is included with the DA.  

CONCLUSION: The proposed demolition of the Scouts NSW boat shed at the 
Wellings Reserve is permissible with the Northern Beaches Council consent and in 
compliance with the E2 Environmental Conservation zoning under the Manly LEP 
2013, and also all other relevant State and local planning controls and guidelines.   
The proposal will reinstate the natural condition of the site and will mitigate any 
adverse environmental impacts both to the Wellings Reserve and to the waterways 
above and below MHWM. 

This SEE report concludes that the proposed boat shed demolition and removal 
satisfies the requirements of the Environmental Planning & Assessment Act 
1979 (the “Act”), and will result in positive environmental impacts in returning the 
site to original environmental condition. 

This SEE report therefore concludes that the proposed Development Application for 
the boat shed demolition and removal of the Scouts boat shed from the Wellings 
Reserve and North Harbour waterways is a suitable development activity, is in the 
public interest, and is therefore worthy of development consent.
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2. THE SCOUTS NSW BOATSHED & LOCALITY 
2.1 SITE LOCALITY  
The Scouts NSW boat shed is located on the North Harbour foreshores in Balgowlah, 
sited in the heart of the public Wellings Reserve, and adjoining (north) the North 
Harbour Sailing Club. The Scouts boat shed is accessed via a bush pathway and stair 
from the 30-space public car park on Gourlay Avenue located approximately 110 
metres to the north. Wellings Reserve itself forms part of a continuous natural 
foreshore reserve and public walkway extending from Spit Bridge to the west, all the 
way to Sydney Harbour’s North Head to the east. 

 
FIGURE 1: SPIT BRIDGE TO NORTH HEAD FORESHORE RESERVE & WALK (SCOUTS SITE     ) 

(Source: The Walking Volunteers) 

The southern and western edges of Wellings Reserve are bound by the residential 
streets of New Street East and Gourlay Avenue respectively and typically contain 
single and 2-storey detached dwellings on medium sized blocks. 

 
PHOTO 1: WELLINGS RESERVE & SCOUTS BOATSHED (     )  (source: Google Maps) 

 
 



 

 
Page 4 

The North Harbour Coastline Management Plan (Manly Council, March 2010) describes North 
Harbour as follows: 

“The study area consists primarily of semi-natural, landscaped and built areas. It is 
characterized by natural and cut sandstone cliffs and escarpments with fringing 
native bushland pockets and landscaped areas along the Esplanade Reserves. 
Included in the study area are rocky intertidal platforms, sandy beaches, grassed 
reserves, swimming pool, sandstone cliffs, bushland, commercial, retail and 
residential areas. The Manly Scenic Walkway, a 10km scenic harbour walking track 
extending from the Spit Bridge to Manly, directs large numbers of walkers along 
the length of the study area.” 

 
2.2 SITE DESCRIPTION 
The existing Scouts NSW building is a typical 1980’s period timber weatherboard shed 
structure with metal roof. The shed is supported by piles projecting over the North 
Harbour waterways. Forty Basket Beach is located approximately 200 meters south of 
the site along the North Harbour foreshore. 

The boat shed is in poor condition both to the shed structure and supporting piles and 
would require extensive renovation to function as a community recreational facility. 

The Scouts boat shed lies within a cluster of community recreational clubs and boat 
sheds including North Harbour Marina and North Harbour Sailing Club to the north, all 
accessible from Gourlay Avenue and the North Harbour foreshore walk. 

 
PHOTO 2: WELLINGS RESERVE & NORTH HARBOUR COMMUNITY RECREATIONAL FACILITIES 

(source: Google Maps) 
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PHOTO 3: SCOUTS NSW BOATSHED LOCATION - WELLINGS RESERVE & NORTH HARBOUR, 

BALGOWLAH (source: Near Maps) 

 
PHOTO 4: THE SCOUTS BOAT SHED CIRCA 2002  

(SOURCE NORTHERN BEACHES COUNCIL HISTORY HUB) 
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SCOUTS BOAT SHED WEST FACADE 

 
ADJOINING THE NORTH HARBOUR SAILING CLUB 

 
SCOUTS BOAT SHED SOUTH FACADE 

 
PILINGS SUPPORTING SCOUTS BOAT SHED 

 
NORTH HARBOUR STEPS: GOURLAY AVE 

 
 

 
GOURLAY AVENUE PUBLIC PARKING (30 SPACES) 

PHOTOS 5-10: SITE PHOTOS (source sk design) 
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2.3 PROPERTY DESCRIPTION 
The existing Scouts NSW boat shed involves two landowners:  
• waterway below Mean High Water Mark (MHWM) being vested in Transport for 

NSW (TfNSW) as part of the bed of North Harbour, and legally described by 
TfNSW Property as part of Certificate of Title Volume 5018 Folio 1; and 

• land above mean high-water mark owned by the Crown and managed by the 
Northern Beaches Council and legally known as Lot 7347 in DP 1148450. 

A Property Survey, prepared by Bee & Lethbridge surveyors, accompanies the DA. 

 
FIGURE 3: PROPERTY SURVEY (SOURCE BEE & LETHBRIDGE) 

 
2.4 LEASE AGREEMENT: 
The use of this site was the subject of a lease agreement dated 11 November 1982 
between the Maritime Services Board of NSW (now under the control of Transport for 
NSW “TfNSW”), and the Australian Boys Scouts Association NSW Branch (extract 
below, and a copy of the Deed of Lease is found at Attachment A).  The lease 
agreement permits the Scouts Association to utilise the boat shed and boat ramp for 
use by Scouts activities.  
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FIGURE 4: EXTRACT: DEED OF LEASE  

Clause 7 of the Deed of Lease requires that, prior to the expiration or termination of 
the lease, the Scouts Association is to remove the structures occupying the subject 
lease area.  Consequently, this Statement of Environmental Effects report specifically 
addresses the Development Application by the Scouts Association for the demolition 
and removal of the boat shed from the subject lease area. 

 
FIGURE 5: SPIT DEED OF LEASE SITE PLAN 
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3.  THE DEVELOPMENT APPLICATION 
This Development  Application (DA) proposes the demolition and removal of the 
Scouts NSW boat shed located at Wellings Reserve, (accessed from Gourlay Avenue) 
in Balgowlah NSW 2093, and the site’s return to natural condition.   

The boat shed has been used as a training base for Cub and Scout groups. Activities 
at the boatshed have been centred around water-based activities such as canoeing, 
kayaking and sailing.   The boat shed has not accommodated any special activities 
involving fuel storage or the like. 

Scouts membership and participation has declined in recent years, and this site is no 
longer in active use. The boat shed structure has deteriorated over the years and does 
not warrant the investment required to return it to proper functionality, given the 
declined use. Following consultation with both Council and TfNSW, the subject site will 
be returned to TfNSW, and the lease terminated following the removal of the boat 
shed structure and the site return to natural condition. 

 
3.1 PROPOSED METHODOLOGY FOR DEMOLITION & REMOVAL 
The proposed Development Application works to the site comprises the demolition and 
removal of the shed structure, deck and piles.  A demolition and removal Methodology 
report, prepared by JohnStaff, accompanies the DA and recommends: 
• an access fencing barrier around the southern (land facing) perimeter of the shed 

to prevent public access during the demolition and removal works process; 
• pollution booms to the west, north and east permitters of the shed to prevent 

pollution and debris from entering the harbour; 
• a barge mooring zone immediately north of the shed pontoon; 
• removal of the shed structure, roofing and deck by barge; and 
• removal of the flooring deck and piles also by barge. 

 
FIGURE 6: DEMOLITION METHODOLOGY 
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3.2 HAZMAT ASSESSMENT OF THE BOAT SHED  

A HAZMAT report has been compiled by JMB Environmental Consulting and 
accompanies the DA.  The report is based on a details site inspection carried out on 
30 May 2025.  The report concludes in a number of “medium” to “Very Low” 
contaminated materials including asbestos, lead paint, lead dust, SMFP’s, and PCBs 
as summarised in the JMB Table below: 

 

 

 

FIGURE 7: HAZMAT SUMMARY  (SOURCE JMB Environmental Consulting) 
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The JMB HAZMAT report includes a number of regulatory action codes in dealing with 
the removal of the affected materials by licensed contactors under EPA requirements, 
as described by the JMB table below.  This SEE concurs with the recommended 
disposal process and suggests they be incorporated as DA consent conditions: 

 
FIGURE 8: HAZMAT REMEDIATION PROCESS  (SOURCE JMB Environmental Consulting) 

3.3 PROTECTION OF TREES & AQUATIC ECOLOGY 
The proposed demolition and land reinstatement works will not impact upon any 
surrounding trees located within the Wellings Reserve.    Scouts NSW will direct its 
contractor to ensure that the protection of trees in the reserve is closely monitored and 
adhered to during the demolition process. 

3.4  COST ESTIMATE FOR PROJECT WORKS  
The total projected works cost estimate for the demolition and removal of the Scouts 
boat shed and associated structures is $ 220,000.00 including GST (refer to 
Estimated Cost Development report by JohnStaff which accompanies the DA). 
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4. CONSULTATION     

4.1 NORTHERN BEACHES COUNCIL    
The Northern Beaches Council advised that it did not require a formal pre-DA meeting 
for this proposal.  Notwithstanding, in preparation of this Development Application 
(DA), Council staff have requested the inclusion of the following documents to 
accompany the DA, and by which this DA complies: 

• Landowners Permission to Lodge (PTL) from Transport for NSW (TfNSW) 

• Landowner consent from Northern Beaches Council (Wellings Reserve) 

• Property Site Survey 

• Demolition Methodology  

• HAZMAT condition of the Boat Shed  

• Cost Estimate for Boat Shed demolition and removal  

 
4.2 TRANSPORT FOR NSW 
TfNSW has provided its Permission to Lodge which accompanies the DA 
documentation.
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5. SUMMARY PLANNING INSTRUMENTS 
CONTROLS & GUIDELINES 
5.1 Environmental Planning & Assessment Act 1979 & 
Regulation 2021 

S. 4.15 Evaluation: (1) Matters for consideration of the Environmental Planning & 
Assessment Act 1979 (the “Act”)  states that a consent authority is to take into 
consideration such of the following matters as are of relevance to the development 
the subject of the development application: 

“S.4.15 Evaluation – 
(a) the provisions of: 

(i) any environmental planning instrument, and 
(ii) any proposed instrument that is or has been the subject of 

public consultation under this Act and that has been notified 
to the consent authority (unless the Planning Secretary has 
notified the consent authority that the making of the 
proposed instrument has been deferred indefinitely or has 
not been approved), and 

(iii) any development control plan, and 
(iiia) any planning agreement that has been entered into under 

section 7.4, or any draft planning agreement that a developer 
has offered to enter into under section 7.4, and 

(iv) the regulations (to the extent that they prescribe matters for 
the purposes of this paragraph), 

that apply to the land to which the development application relates,” 
 
The SEE report addresses the following environmental planning instruments 
relevant to the site and proposed DA works: 

• Environmental Planning and Assessment Act 1979, &   
 Environmental Planning and Assessment Regulation 2021 

• Coastal Management Act 2016 
• Water Management Act 2000  
• Fisheries Management Act 1994  
• SEPP (Transport & Infrastructure) 2021 
• SEPP (Biodiversity and Conservation) 2021  
• SEPP (Resilience and Hazards) 2021  
• SREP Sydney Harbour Catchment 2005 

 & Sydney Harbour Foreshores Development Control Plan 2005  
• Manly Local Environmental Plan (LEP) 2013 and DCP 2013 
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Planning Pathway – Development Application:  As confirmed by 
Northern Beaches Council planning staff, a Development Application is required 
and lodged with Council for the proposed demolition works. 

Controlled Activity:  The Department of Climate Change, Energy, the 
Environment and Water’s waterfront land e-tool confirms that the demolition of a 
boat shed that is the subject of a lease with Transport for NSW, is a controlled 
activity that is exempt from requiring approval under Schedule 4 Clause 19 of the 
Water Management (General) Regulation 2018. 

 
FIGURE 9: CONTROLLED ACTIVITY E-TOOL  

(SOURCE DEPARTMENT OF CLIMATE CHANGE, ENERGY, THE ENVIRONMENT AND WATER) 
This SEE report concludes that the proposed demolition and removal of the Scouts 
boat shed and pontoon, and the returning of the site to natural condition, 
reinstatement sought by this DA will not result in any negative environmental 
impacts to the site, neighbouring properties, the Wellings Reserve bushland, and 
the Noth Harbour waterways.  The proposal remains consistent and compliant with 
relevant environmental and legislative requirements applicable to the site and is 
therefore worthy of development consent.  

Integrated Development:   Reference is made to Division 4.8 Integrated 
Development, section 4.46 What is “integrated development” of the Act.    
Section 4.6 refers to integrated development categories under the Water 
Management Act 2000 as follows: 

 
FIGURE 10: EP&A ACT EXTRACT DIVISION 4.46 INTEGRATED DEVELOPMENT  
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Section 91(2) Activity approvals of the Water Management Act 2000 defines a 
controlled activity requiring an approval for “a specified controlled activity at a 
specific location in, or under waterfront land”.  

This SEE report concludes that the proposed demolition of the Scouts boat shed 
does not meet the examples of controlled activities listed above (refer to SEE 
chapter 5.2 Coastal Management Act 2016 for further details).  

Section 4.46 of the Act also refers to integrated development categories under the 
Fisheries Management Act 1994 as follows: 

Fisheries Management 
Act 1994 

s 
144 

aquaculture permit 

  s 
201 

permit to carry out dredging or 
reclamation work 

  s 
205 

permit to cut, remove, damage or destroy 
marine vegetation on public water land or 
an aquaculture lease, or on the foreshore 
of any such land or lease 

  s 
219 

permit to— 
  set a net, netting or other material, or 
  construct or alter a dam, floodgate, 
causeway or weir, or 

  otherwise create an obstruction, 
 across or within a bay, inlet, river or 
creek, or across or around a flat 

 

FIGURE 11: EP&A ACT EXTRACT DIVISION 4.46 INTEGRATED DEVELOPMENT  

The proposed boat shed demolition and removal works do not incur any of the 
above categories of activity and therefore does not invoke the integrated 
development provisions of the Fisheries Management Act 1994. 

Designated Development:  S4.10 Designated Development of the Act 
provides that an environmental planning instrument or the regulations may declare 
development to be designated development. However, the proposed demolition 
works do not qualify as designated development because: 

• Manly LEP 2009 does not declare any development as designated 
development; and 

• the only similar foreshore type of development in Schedule 3 of the Regulation 
relevant to the proposal is for 32. Marinas and related shoreline facilities with 
an intended capacity of 15 or more vessels with a length of 20 metres, or 80 or 
more vessels of any length. However, the proposed works is for the demolition 
and removal of an existing approved boat shed that does not meet the above-
mentioned use or capacity criteria , and does qualify as a marina.   

 
 

https://legislation.nsw.gov.au/view/html/inforce/current/act-1994-038
https://legislation.nsw.gov.au/view/html/inforce/current/act-1994-038
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5.2 Coastal Management Act 2016 (the CM_Act)  
The Scouts Boat Shed off Wellings Reserve fronting Noth Harbour is identified as 
being within a Coastal Environment Area and a Coastal Use Area under the SEPP 
(Resilience & Hazards) 2021. 

 
FIGURE 12: SEPP RESILIENCE & HAZARDS MAPPING  

The proposed removal of the Scouts boat shed from Wellings Reserve satisfies the 
following objectives listed under the CM_Act for both a Coastal Environment Area and 
a Coastal Use Area. 

Relevant CM_Act Objectives  DA Compliance 

8   Coastal environment area 
(2) (a)  to protect and enhance the coastal 
environmental values and natural 
processes of coastal waters, estuaries, 
coastal lakes and coastal lagoons, and 
enhance natural character, scenic value, 
biological diversity and ecosystem integrity, 

 
 The removal of the Scouts boat shed on 
Welling Reserve will contribute to the 
environmental protection and 
augmentation of the coastal reserve, water 
body and environmental ecosystem. 

(c)  to maintain and improve water quality 
and estuary health, 

 The removal of the Scouts boat shed 
will contribute to the improvement of water 
quality and estuarine health. 

(e)  to facilitate ecologically sustainable 
development in the coastal zone and 
promote sustainable land use planning 
decision-making, and 

 The removal of the Scouts boat shed 
meets the objective of sustainable 
development by reversing a human 
introduced structure on the North Harbour 
foreshores and reverting the coastline to its 
natural condition. 
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Relevant CM_Act Objectives DA Compliance 

(f)  to maintain and, where practicable, 
improve public access, amenity and use of 
beaches, foreshores, headlands and rock 
platforms. 

 The removal of the Scouts boat shed 
will provide opportunity for upgrading the 
existing pedestrian coastal walk along the 
Wellings Reserve and North Harbour. 

9   Coastal use area 
(a) to protect and enhance the scenic, 

social and cultural values of the coast 
by ensuring that — 
(ii)  adverse impacts of development 
on cultural and built environment 
heritage are avoided or mitigated, and 

 
 The removal of the Scouts boat shed 
will reverse a human introduced structure 
on the North Harbour foreshores, thereby 
returning the coastline to natural condition. 

(iv)  adequate public open space is 
provided, including for recreational 
activities and associated infrastructure, 
and 

 The removal of the Scouts boat shed 
provides the opportunity for upgrading the 
existing pedestrian coastal walk along the 
Wellings Reserve and North Harbour 
foreshore. 

TABLE 1: DA RESPONSE TO CM_ACT OBJECTIVES 

Division 2 Coastal management programs of the CM_Act requires the local 
Council to establish a long-term strategy for the co-ordinated management of land 
within the coastal zone.   The Northern Beaches Council website advises:  

“Greater Sydney Harbour CMP (including Middle Harbour):  Twenty councils 
within the Greater Sydney Harbour catchment are collaborating with state 
agencies to develop a whole-of-system Coastal Management Program for 
Greater Sydney Harbour. The Sydney Coastal Councils Group is project 
managing this CMP.” 

The former Manly Council (now integrated into the Northern Beaches Council) 
prepared a Coastline Management Plan (CMP) for the North Harbour area which 
was published in March 2010 and for a timeframe extending to 15-20 years. 

  
FIGURE 13: NORTH HARBOUR COASTLINE MANAGEMENT PLAN 2010 

 

https://www.sydneycoastalcouncils.com.au/
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Strategic management options for North Harbour within that Management Plan are 
relevant to this DA for the demolition and removal of the Scouts boat shed off 
Wellings Reserve, and are addressed in the Table below: 

North Harbour Coastline Management 
Plan - Relevant Strategies 

DA compliance 

AH1.1. Pursue a submitted proposal to 
extend the boundary of North Harbour 
Aquatic Reserve 

 The Scouts Boat Shed removal will: 
• be carried out in a sensitive manner to 

avoid any damage to the natural and 
cultural values of this area; 

• allow the seabed to revert to the 
continued growth and expansion of the 
Zostera sea grasses that are prevalent 
in this location; and 

• will enhance and rehabilitate the 
natural and cultural values of the 
waters zone and foreshore. 

AH2.3 Assess marine biodiversity of North 
Harbour including Aquatic Reserve.  

AH3.1. Continue to encourage I&I NSW to 
support conservation of seagrass and kelp 
beds. 

NR4.1 Widen and upgrade access paths 
leading to and within North Harbour 
Reserve. 
 

 The removal of the Scouts boat shed 
provides the opportunity for  upgrading the 
existing pedestrian coastal walk along the 
Wellings Reserve and North Harbour 
foreshore. 
The shed removal will have negligible 
impact on the existing vegetation within the 
Wellings Reserve.  The removal process 
will utilise the existing foreshore steps to 
the adjoining Wellings Reserve car park 

TABLE 2: DA RESPONSE TO NORTH HARBOUR COASTLINE MANAGEMENT PLAN STRATEGIES 

Under the BC_Act, the Northern Beaches Council has an obligation to be satisfied 
that the proposed development is not likely to cause increased risk of coastal 
hazards on that land or other land. The proposed demolition and removal of the 
Scouts boat shed from Wellings Reserve and North Harbour is not considered to 
create any risk of coastal hazard to this ecosystem, and the risk of the shed 
removal is concluded to be low. 

This SEE report concludes that the proposed demolition and removal of the 
Scouts boat shed therefore satisfies the North Harbour Coastline Management 
Plan 2010, and consequently also relevant requirements of the CM_Act.  
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5.3 Water Management Act 2000  
The Department of Planning, Housing and Infrastructure Development referrals 
guide (October 2024) defines Water management - controlled activities as follows: 

Controlled activities are works carried out within waterfront land. Some 
activities on waterfront land can cause negative impacts such as altering water 
flow or water quality, destabilising bed and banks, causing erosion, disturbing 
vegetation and wildlife habitats, and affecting environmental connectivity and 
diversity. 
The purpose of a controlled activity approval is to ensure that works on 
waterfront land are carried out in a way that avoids or minimises negative 
impacts to waterways and other water users. 
Regulating controlled activities protects waterfront land and its important 
natural functions while supporting appropriate private development and 
community infrastructure. 

 
This SEE assessment concludes that the proposed demolition and removal of the 
Scouts boat shed is unlikely to result in negative environmental impacts such as 
altering water flow or water quality, destabilising bed, and banks, causing erosion, 
disturbing vegetation, and wildlife habitats, and affecting environmental 
connectivity and diversity.  Furthermore, the removal of the boat shed and 
supporting piles will facilitate the continued growth and expansion of the sea 
grasses prevalent along this foreshore, and the support of aquatic life. 
 
The DPHI’s Guide provides examples of controlled activities as follows: 
• erecting building; 
• carrying out a work: including the construction of bridges, roads, control 

measures, sea walls, and more; 
• removing material from waterfront land: including plants, rocks, sand, gravel 

and more; 
• depositing material on waterfront land: including gravel or fill; and 
• any activity that affects the quantity or flow of water in a water source. 
 
This SEE assessment concludes that the proposed demolition of the Scouts boat 
shed does not meet the examples of controlled activities listed above. 

Furthermore, the Department of Climate Change, Energy, the Environment and 
Water’s waterfront land e-tool confirms that the demolition of a boat shed, the 
subject of a lease with Transport for NSW, is exempt from requiring approval 
under Schedule 4 Clause 19 of the Water Management (General) Regulation 2018 
(see e-tool excerpt overleaf). 
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FIGURE 14: CONTROLLED ACTIVITY E-TOOL  

(SOURCE: DEPARTMENT OF CLIMATE CHANGE, ENERGY, THE ENVIRONMENT AND WATER) 
 

5.4 Fisheries Management Act 1994 
The Fisheries NSW Spatial Data Portal (extract below) confirms that the waterways 
fronting Wellings Reserve on North Harbour contain Zostera seagrasses within the 
harbour beds up to the furthest Harbour edge of the Scouts boat shed: 

 
FIGURE 15: ESTUARINE MAPPING (SOURCE: Fisheries NSW Spatial Data Portal) 

The proposed demolition and removal of the Scouts boat shed do not invoke any of 
the integrated development activities including an aquaculture permit (s.144), a 
dredging or reclamation permit (s.201), a permit to cut remove damage or destroy 
marine vegetation (s.205), or create any  form of waterway obstruction such as 
netting, dam or floodgate (s.219) of the Fisheries Management Act 1994. 
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5.5 State Environmental Planning Policy (Planning 
Systems) 2021 

Certain classes of development are declared to be of State or regional significance 
by State Environmental Planning Policy (State and Regional Development) 2011.  
Clause 18 of Schedule 1 of the Policy provides that development of port facilities or 
wharf or boating facilities (not including marinas) that has a capital investment 
value of more than $30 million is State significant development. The proposed 
demolition and removal cost for the boat shed and associated structures is 
estimated at approximately $220,000.oo including GST, and therefore does not 
qualify as State significant development.  

Schedule 2 of the Policy identifies certain sites as applying to State Significant 
development. North Harbour is not a site listed as a State Significant site. 

 
5.6 State Environmental Planning Policy  (Transport & 

Infrastructure) 2021(referred as the T&I_SEPP) 
T&I_SEPP Part 2 Infrastructure Section Division 17 Roads and Traffic, and 
Schedule 3 Traffic-generating development to be referred to TfNSW deals with 
traffic generating developments. The purpose of the Policy is to ensure that such 
developments are brought to the attention of the RMS. 

The proposed demolition of the Scouts boat shed will incur some temporary small 
truck movements to the area to cater for the removal of demolished materials.  The 
Wellings Reserve car park on Gourlay Avenue, located 100 metres from the boat 
shed, conations 30 public parking spaces that can comfortably accommodate short 
stay vehicles for works contractors. 

The proposed demolition and removal works does not fall within the T&I_SEPP 
provisions of either Column 1 or 2 of Schedule 3 Traffic-generating development to 
be referred to TfNSW as the parking and site area well below the relevant 
thresholds proposed development for recreational or club facilities. Accordingly, 
referral of this DA to the RMS is not required. 
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5.7 State Environmental Planning Policy (Biodiversity 
& Conservation) 2021 (the B&C_SEPP) 

5.7.1  B&C_SEPP Provisions  
The B&C_SEPP was gazetted on 2 December 2021 and most recently amended on 
7 March 2025. The proposed removal of the North Harbour Scouts Boat Shed is 
subject to the provisions of B&C_SEPP Part 6.3 Foreshores and Waterways Area 
and which applies to land that is in, or abuts, the Foreshores and Waterways Area.  
The B&C_SEPP applies to the Scouts boat shed site which is located within the 
Sydney Harbour catchment area. 

5.7.2 SREP Zoning & Objectives 
The Scouts Boat Shed off Wellings Reserve: 

• is located within a Foreshores & Waterways Area but is not a Strategic 
Foreshore Site: 

 
FIGURE 16: B&D_SEPP MAPPING - FORESHORE & WATERWAYS SHEET SFS_001 

• is zoned within an area of W2 Environmental Protection 

 
FIGURE 17: B&D_SEPP MAPPING - WATERWAY ZONES SHEET FWA_001 
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• is located within a seagrass proximity zone (40m) and rocky foreshore area. 

 

FIGURE 18: B&D_SEPP MAPPING – SIGNIFICANT SEAGRASSES SHEET FRFS_001 

• is located within a Wetlands Protection Area 

 
FIGURE 19: B&D_SEPP MAPPING (SREP) – WETLANDS PROTECTION AREA 

• but is not identified as: 
o a Sydney Harbour Heritage site 
o a Sydney Harbour Special Purpose (Marinas and Boat Building and 

Repair Facilities) 
o a Strategic Foreshore Site 
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Demolition is identified as Permitted without consent under B&C_SEPP Section 
6.26 Zoning of Foreshore & Waterways Area. 

The compliance tables below address relevant B&C_SEPP sections that affect the 
Scouts Boats Shed site off Wellings Reserve and the proposed demolition works. 

This proposed removal of the Scouts Boat Shed in Wellings Reserve, North 
Harbour. satisfies the relevant SREP W2 Environment Protection Zone objectives 
listed under B&C_SEPP Section 6.27: 

B&C_SEPP W2 Zoning Objectives Development Response 

• To protect the natural and cultural 
values of waters in the zone. 

 The Scouts Boat Shed removal will: 
• be carried out in a sensitive manner 

to avoid any damage to the natural 
and cultural values of this area; 

• allow the seabed to revert to the 
continued growth and expansion of 
the Zostera sea grasses that are 
prevalent in this location; 

• not impact upon the vegetation 
existing within the Wellings Reserve.  
The removal process will utilise the 
existing foreshore steps to the boat 
shed and the adjoining Wellings 
Reserve car park; and 

• will enhance and rehabilitate the 
natural and cultural values of the 
waters zone and foreshore. 

• To prevent damage to, or the possibility 
of long term adverse impact on, the 
natural and cultural values of waters in 
the zone and adjoining foreshores. 

• To enhance and rehabilitate the natural 
and cultural values of waters in the zone 
and adjoining foreshores. 

• To provide for the long term 
management of the natural and cultural 
values of waters in the zone and 
adjoining foreshores. 

TABLE 3: DA RESPONSE TO B&C_SEPP W2 ZONING OBJECTIVES  

5.7.2  Matters for consideration: 
This proposed removal of the Scouts Boat Shed satisfies B&C_SEPP Division 3 
Development in Foreshores and Waterways Area including 6.28 General objectives, 
6.32 Rocky foreshores and significant seagrasses, and 6.33 Boat storage facilities: 

B&C_SEPP Requirement Project Compliance 

Section 6.28 General (various)  The boat shed removal will: 
• ensure the foreshore is protected 

for the public good; 
• reduce the existing number of 

water based foreshore structures; 
• protect the site’s aquatic 

vegetation and seagrasses; 
• protect the natural flora and fauna 

of the Wellings Reserve 
• expose the site’s natural rocky 

foreshore landform; and 
• reduce any (limited) traffic 

congestion to the foreshore site. 
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B&C_SEPP Requirement Project Compliance 

Section 6.32   Rocky foreshores and 
significant seagrasses 
(3)  Development consent must not be 
granted to development on land to which 
this section applies unless the consent 
authority is satisfied the development — 
(a)  will preserve and enhance the health 
and integrity of seagrasses, areas 
containing seagrasses and ecological 
communities in rocky foreshore areas, and 
(b)  will maintain or increase the connectivity 
of seagrass vegetation and natural 
landforms, and 
(c)  will prevent, or will not contribute to, the 
fragmentation of aquatic ecology, and 
(d)  will not cause physical damage to 
aquatic ecology. 

 The boat shed demolition will: 
• remove a human introduced 

structure to the foreshore and 
waterways; 

• allow the seabed to revert to the 
continued growth and expansion 
of the Zostera sea grasses that 
are prevalent in this location; 

• preserve as the natural rocky 
landforms along the foreshore; 
and 

• preserve and augment the natural 
and aquatic ecology of the site and 
area. 

Section 6.33   Boat storage facilities 
The consent authority must consider the 
following— 
(a)  whether the development will increase 

the number of public boat storage 
facilities and encourage the use of the 
facilities, 

(b)  whether the development will avoid the 
proliferation of boat sheds and other 
related buildings and structures below 
the mean high water mark, 

(c)  whether the development will provide for 
the shared use of private boat storage 
facilities, 

(d)  whether the development will avoid the 
proliferation of private boat storage 
facilities in and over the waterways by 
providing facilities that satisfy a 
demonstrated demand, 

(e)  whether the development will minimise 
the visual intrusion caused by the boat 
storage facility, 

 The boat shed removal will: 
• reduce the number, proliferation, 

and visual intrusion caused by 
existing boat storage structures 
and facilities  along this section of 
North Harbour foreshores; 
 
 
 
 
 

• N/A 
 
 

• See comment above in response 
to (a) and (b). 
 
 

 

TABLE 4: DA RESPONSE TO B&C_SEPP  - DIVISION 3  DEVELOPMENT IN  
FORESHORES & WATERWAYS AREA OBJECTIVES  
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5.8  Sydney Harbour Foreshore and Waterways Area      
Development Control Plan 2005  (the SH_DCP) 

The SH_DCP accompanies the B&C_SEPP and includes aims and performance 
criteria in relation to Ecological or Landscape assessment, and applies development 
and design guidelines for the area. As the Scouts Boat Shed at Wellings Reserve 
on North Harbour is identified in the “Foreshores and Waterways Area” under the 
B&C_SEPP, the controls of the SH_DCP apply to this Development Application.    

The Scouts boat shed lies within an area defined by SH_DCP Map 14 as containing 
existing pedestrian access, mixed rocky intertidal and sand, and woodland. 

 
FIGURE 20: SH_DCP MAPPING – ECOLOGICAL COMMUNITIES AND LANDSCAPE MAP 14 

 
FIGURE 21: SH_DCP MAPPING – TERRESTRIAL & AQUATIC COMMUNITIES  
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The Scouts boat shed complies with the ‘Urban Development with Scattered Trees’ 
status of the DCP.   The proposed removal of the boat shed will have a positive 
impact upon the foreshore ‘Mixed Rocky Intertidal and Sand’ ecological status of the 
foreshore by virtue of the site’s consequential return to natural environmental 
ecology, as well as potentially and significantly improving the publicly accessible 
foreshore walk along this section of the North Harbour foreshore. 
 
5.8.1  General Aims 
Section 2 of the SH_DCP addresses the General Aims.  The proposed removal of 
the Scouts boat shed satisfies the following relevant aims: 

2.2 General Aims 
The overall purpose of the performance criteria is to conserve biological 
diversity within and around Sydney Harbour and its tributaries. Within this 
context, criteria have been devised to ensure that: 
• ecological communities, particularly those which form wildlife habitats, are 

protected and where feasible enhanced; 
• development is sited to retain native vegetation, wetlands and natural 

foreshores  
• development does not impact adversely on water quality.  

 
5.8.2  Ecological Assessment  
The site’s surrounding waterways contain Zostera seagrasses within the harbour 
beds up to the north-east edge of the Scouts boat shed, as identified by Fisheries 
NSW Spatial Data Portal (extract below): 

 
FIGURE 22: ESTUARINE MACROPHYTES (SOURCE FISHERIES NSW Spatial Data Portal) 
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The removal of the Scouts Boat Shed off Wellings Reserve, North Harbour, will: 
• remove a human introduced structure to the foreshore and waterways; 
• allow the seabed to revert to the continued growth and expansion of the Zostera 

sea grasses that are prevalent in this location; and 
• preserve as the natural rocky landforms along the foreshore preserve and 

augment the natural and aquatic ecology of the site and area. 

This assessment concludes that the proposed demolition and removal of the Scouts 
boat shed satisfies the relevant SH_DCP Table 3 Terrestrial Ecological 
Communities performance criteria for vegetation protection: 
• Vegetation clearance is minimised. 
• Severance of vegetation corridors is minimised. 
• Mature trees containing hollows are preserved, where feasible. 
• Disturbance in adjacent areas is carefully controlled. 
• Tree canopies are maintained. 
• Natural watercourses and any special natural features such as cliff faces and 

rock outcrops are protected. 

This assessment concludes that the proposed demolition and removal of the Scouts 
boat shed also satisfies the relevant SH_DCP Table 5 Aquatic Ecological 
Communities performance criteria for vegetation protection: 
• Vegetation clearance is minimised. 
• Shading of seagrass communities is avoided. 
• Food sources for grazing organisms are protected. 
• Light penetration is not reduced, thereby maintaining algal growth in the intertidal 

zones. 
• Plant and algae growth in mudflats or mangroves is maintained and enhanced. 
• Light penetration to seagrass beds is maintained to prevent reducing productivity 

or killing seagrass communities. 
 
5.8.3  Landscape Assessment 
In response to the requirements of SH_DCP Section 3. Landscape Assessment, the 
Scouts boat shed appears to conform to Landscape Character Type 3, and where 
the SREP Statement of Character and Intent is described as follows: 

“Statement of Character and Intent  
This area is characterised by the natural interface between water and land with 
rocky outcrops and steep topography dominating the foreshore. Residential 
development in the surrounding areas provides a backdrop. The intent in this 
area is to allow suitable development that is of an appropriate scale and siting to 
maintain natural shorelines and vegetation.” 
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The proposed demolition and removal of the Scouts boat shed is concluded to 
satisfy the following SH_DCP Landscape Character Type 3 Performance Criteria: 

Type 3 Performance Criteria DA Response 

Any development within this landscape is 
to satisfy the following criteria:  
• development at the water’s edge has 

been sited so that the view of the 
natural shoreline remains 
predominant; 

 The proposed removal of the Scouts 
boat shed will significantly augment and 
improve public views of the original and 
natural shoreline. 

• significant natural features such as 
rock outcrops, dominance of the tree 
canopy, native vegetation, ridgelines, 
rock ledges and platforms are 
protected and enhanced; 

 The proposed Scouts shed removal 
will significantly return the foreshore’s 
rocky outcrops, shoreline, rock ledges 
and platforms, and will preserve the 
Wellings Reserve forested vegetation. 

• development is sited and designed so 
that the visual dominance of the tree 
canopy on the slopes and along the 
skyline is maintained; 

 The proposed removal of the Scouts 
boat shed will retain and marginally 
improve the visual dominance of Wellings 
Reserve tree canopy. 

• development retains the character of 
the enclosed waterbody or bay by 
maintaining the visual dominance of 
the natural features and preserving 
key points and entry into these areas 
in their natural state; and 

 The proposed removal of the Scouts 
boat shed will return the visual dominance 
of the natural shoreline and waterbody of 
North Harbour. 

• existing character, natural, cultural and 
heritage features of the islands are 
retained; and  

N/A: The proposed works are not sited on 
any Harbour island. 

• overall colours should match native 
vegetation and geological features as 
closely as possible with trim colours 
drawn from natural elements such as 
tree trunks and stone. 

N/A: The existing boat shed is proposed 
for removal. 

TABLE 5: DA RESPONSE TO SH_DCP LANDSCAPE CHARACTER TYPE 3 CRITERIA 

5.8.4  Land-Water Interface Developments –Design Guidelines  
This SEE concludes that the proposed removal of the Scouts boat shed satisfies 
the following relevant SH_DCP Section 4 Design Guidelines for Water-Based and 
Land/water Interface Developments objectives and requirements: 
• the removal of the boat shed will significantly reduce the existing proliferation 

of boat shed structures along this section of North Harbour and their landscape 
setting within the Wellings Reserve;  

• public use and views to the natural shoreline and foreshore features will be 
significantly improved; and 

• public access to the waterways will be significantly improved, and will avoid 
unnecessary removal of trees, bushland and seabed. 
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The DA does not include any of the following matters for SH_DCP Guidelines:  
• (new) Buildings & Structures • Dredging 
• Built Form      • (new) Slipways 
• Signage • Skids 
• Marinas • Boat Lifts 
• Private Landing Facilities • Swimming Pools/enclosures 
• (new) Mooring Pens • (new) Boat Sheds 
• Seawalls • Reclamation 

 
5.8.5  Land-Based Developments – Design Guidelines  
The proposed demolition works satisfy the relevant SH_DCP Section 5 Design 
Guidelines for Land-Based Developments that apply to 5.9 Community Boating 
and water Based Recreational Facilities: 
• Full retention and improvement of the natural form and alignment of the 

dominant Wellings Reserve forest and rock/beach foreshore access; and 
• Improvement of public views from land or water. 

5.9  State Environmental Planning Policy (Resilience 
& Hazards) 2021(the R&H_SEPP) 

The R&H-SEPP was gazetted on 2 December 2021, and amended as recently as  
4 August 2023.   The R&H-SEPP provides a statewide approach to reducing the 
risk of harm to human health or any other aspect of the environment arising from 
contaminated land. Pursuant to Clause 4.6 of the R&H SEPP, a consent authority 
must not consent to the carrying out of any development application on land unless 
it has considered whether the land is contaminated and, if so, it is satisfied that the 
land is suitable in its contaminated state (or will be suitable, after remediation) for 
the proposed use. If remediation is required, the consent authority must be 
satisfied that the land will be remediated before use. 

The Scouts Boat Shed off the Wellings Reserve and fronting North Harbour is sited 
in a foreshore location with a history of public recreational and boating activities 
and associated structures.   

The proposed demolition and removal of the Scouts Boat Shed is unlikely to result 
in the lowering of the water table below 1 metre AHD and is unlikely to increase the 
risk of coastal hazards to the subject site.   

The site is therefore concluded to be suitable for the reverting the land and 
foreshore back to its original natural and ecological condition, and consequently a 
Stage 1 site investigation is not considered to be necessary in this instance. 

The site is not identified by Council as being within an area subject to flooding, 
bushfire or any other particular hazards. The proposed DA works therefore will not 
increase the likelihood of such hazards. 
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5.10   Manly Local Environmental Plan 2009 (M_LEP) 
The MLEP was gazetted on 5 April 2013 and most recently modified on  
23 February 2024. The DA addresses the following relevant MLEP controls: 

Instrument clause Manly Control / Standard DA Compliance 

Land Use Zone 
(MLEP Sheet 
LZN_004) 

LEP Land Use Table 
Zoned C2 
Environmental 
Conservation 

 Boat shed demolition 
permissible with consent. 

Heritage 
Conservation MLEP 
Clause 5.10: (MLEP 
Sheet HER_004) 

Applies to State, Local, 
Conservation Area 
Heritage  listings 
 
 

 The Scouts Shed is located 
within the heritage listed I28 
Wellings Reserve.   
 Demolition of the shed 
reverses an introduced 
structure and satisfies Council 
heritage controls. 

Bush Fire hazard 
reduction 
MLEP Clause 5.11 

Applies provisions 
relating to the carrying 
out of development on 
bush fire prone land 

 The boat shed lies within a 
Vegetation Category 1 
(Wellings Reserve) and 
Vegetation Buffer (foreshore) 
zones.  Shed removal does 
not present a bush fire hazard. 

Acid Sulfate Soils 
MLEP Clause 6.1: 
(MLEP Sheet 
ASS_004) 

Site classified as Class 5.  The boat shed demolition is 
unlikely to lower the water table 
below 1m AHD. 

Terrestrial 
Biodiversity, 
Wetlands, Riparian 
Corridors 
MLEP Clauses 6.5–
6.7:  (MLEP Sheet 
CL2_004) 

Applies provisions relating to 
land mapped as containing 
terrestrial biodiversity, a 
wetland, or within a riparian 
corridor. 

 The Scouts boat shed is 
located within a terrestrial 
biodiversity area, and wetland 
zones.  The boat shed removal 
will contribute positively to the 
growth & protection of 
terrestrial biodiversity. 

Foreshore Scenic 
Protection Area, 
Foreshore Building 
Line: MLEP 
Clause 6.9, 6.10 
(MLEP Sheets 
FBL_004, FSP_004) 

Applies provisions relating to 
land mapped within a 
foreshore scenic area or 
foreshore area 

 The Scouts boat shed is 
located within Council’s 
foreshore scenic area and 
foreshore building line.  The 
proposed shed removal 
satisfies Council’s controls. 

TABLE 6: DA RESPONSE TO PRINCIPAL M_LEP 2013 PLANNING CONTROLS 

This report notes the M_LEP provisions/maps do not identify the DA site, or 
provide any relevant controls for the following categories: 

• Active Street Frontages • Riparian Corridor 
• Land acquisition • Flood Planning 
• Flood Planning •  Key Sites 
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s.1.2 Aims of the Plan  
The proposed Scouts boat shed demolition works will remove a human  
introduced structure from the North Harbour foreshores and allow the subject 
foreshore area and seabed to return to its natural condition. The works will 
contribute positively to the continued growth and protection of the bushland 
(Wellings Reserve) and foreshore vegetation and aquatic ecology (North Harbour 
waterways).  Consequently, the proposed boat shed removal works satisfy the 
following relevant M_LEP ‘Aims’: 

“(a)  in relation to all land in Manly — 
(iv)  to ensure all development appropriately responds to environmental 

constraints and does not adversely affect the character, amenity or heritage 
of Manly or its existing permanent residential population, 

(e)  in relation to heritage—to identify, protect, sustain, manage and conserve all 
heritage, including archaeological relics, sites and resources, places of 
Aboriginal heritage significance, heritage items (and their curtilages), heritage 
conservation areas and the cultural (natural and built) environmental heritage of 
Manly, 

(f)  in relation to the natural environment— 
(i)  to conserve and enhance terrestrial, aquatic and riparian habitats, 

biodiversity, wildlife habitat corridors, remnant indigenous vegetation, 
geodiversity and natural watercourses, and 

(iii)  to protect, enhance and manage environmentally sensitive land with 
special aesthetic, ecological, scientific, cultural or conservation values for 
the benefit of present and future generations, and 

(iv)  to protect existing landforms and natural drainage systems and minimise 
the risk to the community in areas subject to environmental hazards, 
particularly flooding, bush fires, acid sulfate soils, sea level rise, tsunami 
and landslip, and 

(v)  to provide a framework that facilitates and encourages measures to assist 
the adaptation of the local environment to mitigate the impacts of climate 
change, and 

(vi)  to give priority to retaining bushland for its own intrinsic value and as a 
recreational, educational and scientific resource, 

(g)  in relation to Manly’s unique harbour, coastal lagoon and ocean beach 
setting— 
(i)  to preserve and enhance the amenity of public places and areas visible from 

navigable water around Manly, and 
(ii)  to retain open space, make more foreshore land available for public access 

and protect, restore and enhance riparian land along watercourses and 
foreshore bushland. 
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s.2.3 Zone objectives and Land Use Table  
M_LEP section 2.3 clause (2) requires that: 

(2)  The consent authority must have regard to the objectives for development in a 
zone when determining a development application in respect of land within the zone.  

 
The M_LEP zones the Scouts boat shed on land as a C2 Environmental 
Conservation and Management land use zone.   

 
FIGURE 23: M_LEP LAND USE ZONING MAP (source NSW Planning Portal Spatial Viewer) 

 
The existing Scouts boat shed is best described as an outdoor recreation facility 
as defined by the LEP Standard Instrument: 

recreation facility (outdoor) means a building or place (other than a recreation 
area) used predominantly for outdoor recreation, whether or not operated for the 
purposes of gain, including a golf course, golf driving range, mini-golf centre, 
tennis court, paint-ball centre, lawn bowling green, outdoor swimming pool, 
equestrian centre, skate board ramp, go-kart track, rifle range, water-ski centre or 
any other building or place of a like character used for outdoor recreation 
(including any ancillary buildings), but does not include an entertainment facility 
or a recreation facility (major). 

The C2 zone does not prohibit the use of an outdoor recreation facility such as the 
Scouts boat shed; nor does it prohibit the demolition of such a facility/structure, as is 
proposed by this DA. 
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The demolition and removal of the Scouts boat shed off Wellings Reserve will: 
• remove a human introduced structure to the foreshore and waterways; 
• allow the seabed to revert to the continued growth and expansion of the Zostera 

sea grasses that are prevalent in this location; 
• preserve as the natural rocky landforms along the foreshore; and 
• preserve and augment the natural and aquatic ecology of the site and area. 

The proposed demolition and removal work therefore satisfies the following relevant 
C2 Environmental Conservation and Management land use ‘Objectives’: 
• To protect, manage and restore areas of high ecological, scientific, cultural or 

aesthetic values. 
• To prevent development that could destroy, damage or otherwise have an adverse 

effect on those values. 
 
s.2.7 Demolition requires development consent 
M_LEP section 2.7   Demolition confirms that development consent is required from 
Council for the demolition of the Scouts boat shed:  

2.7   Demolition requires development consent 
The demolition of a building or work may be carried out only with development 
consent. 

The M_LEP defines demolition as follows: 
demolish, in relation to a heritage item or an Aboriginal object, or a building, work, 
relic or tree within a heritage conservation area, means wholly or partly destroy, 
dismantle or deface the heritage item, Aboriginal object or building, work, relic or 
tree. 

This DA specifically seeks Council’s consent for the demolition and removal of the 
Scouts boat shed at the Wellings Reserve on North Harbour.   Scouts NSW 
participation has declined in recent years, and this site is no longer in active use. 
The building structure has deteriorated over the years and does not warrant the 
investment required to return it to proper functionality, given the declined use.  
 
The site occupied  by Scouts NSW boat shed is jointly owned by both Roads and 
Maritime Services/Transport for NSW and by the Northern Beaches Council where 
the Shed connects and is sited on land at the Wellings Reserve.  A Deed of Lease 
dated 11 November 1982 between the Maritime Services Board NSW and The 
Australian Boys Scout Association (NSW Branch) permits Scouts NSW to occupy 
the 105m² boat shed site (Lease Plan M.C155L).   
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FIGURE 24: EXTRACT DEED OF LEASE  

Clause 7 of the lease requires that prior to the expiration or termination of the lease, 
the Scouts Association are to remove the structures occupying the subject lease 
area, hence the lodgement of this Development Application.   

 
s.5.7 Development below Mean High Water Mark (MHWM) 
M_LEP section 5.7  Development below mean high water mark confirms that 
development consent is required from Council for the demolition of a structure 
situated below mean high water mark, hence the lodgement of this DA.  The piles 
supporting the Scouts boat shed are located below mean high water mark: 

5.7   Development below mean high water mark 
(1)  The objective of this clause is to ensure appropriate environmental assessment 

for development carried out on land covered by tidal waters. 
(2)  Development consent is required to carry out development on any land below 

the mean high water mark of any body of water subject to tidal influence 
(including the bed of any such water). 

The Demolition Methodology report by JohnStaff provides specific details on the 
manner of shed and pilings removal from the site. 
 
 
 



 

 
Page 36 

s.5.10 Heritage Conservation 
M_LEP section 5.10 Heritage conservation requires Council’s consent for any 
proposal that demolishes, alters or disturbs a heritage item, Aboriginal object, or 
work within a conservation area. 

M_LEP Schedule 5 Environmental Heritage, Part 1 Heritage items list heritage item 
I28 Wellings Reserve at Gourlay Avenue and New Street, North Harbour, on which 
the Scouts boat shed is sited.  The subject land Crown land managed by the 
Northern Beaches Council. 

 
FIGURE 25: M_LEP HERITAGE MAP (Map HER_004) 

The removal of the Scouts boat shed on Welling Reserve reverses an introduced 
human structure on the North Harbour foreshores, and its’ removal consequently 
reverts the foreshore park and coastline back to natural condition.   

The demolition and removal works will therefore produce a positive impact to 
Wellings Reserve and the North Harbour foreshore/waterways, including existing 
views and public accessways along the foreshore, including the Reserve’s and 
coastal natural, topographical and cultural features.   On this basis, this SEE 
supports the proposed demolition and removal works and recommends that Council 
should have no hesitation in approving the proposed works on heritage grounds. 
 
s.5.11 – Bush Fire Hazard Reduction 
M_LEP Section 5.11 states: 

5.11   Bush fire hazard reduction 
Bush fire hazard reduction work authorised by the Rural Fires Act 1997 may be 
carried out on any land without development consent. 

The Wellings Reserve to which the Scouts boat shed is connected on land mass is 
classified as Vegetation Category 1 and Vegetation Buffer on Council’s Bush Fire 
Prone Land Map (see Figure 26 map overleaf).  The demolition and removal of the 
Scouts boat shed will assist in limiting a bush fire hazard destination, including any 
consequential and damage to building and infrastructure, in the event of a fire.   

https://legislation.nsw.gov.au/view/html/inforce/current/act-1997-065
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FIGURE 26: BUSH FIRE PRONE LAND  MAP (source Council Bush Fire Prone Land Map) 

s.5.15 Flood Planning 
M_LEP section 5.10 Flood Planning requires Council consent for any proposal 
affected by a flood planning area.  Wellings Reserve is not identified on the 
Northern Beaches Council Flood Hazard Map. 

s.5.23 Public Bushland 
M-LEP section 5.23 Public Bushland requires Council to consider the protection and 
ecological viability of bushland.  Wellings Reserve, to which the western edge of the 
Scouts boat shed is attached and located on, is classified as bush land.   The 
demolition and removal of the Scouts boat shed addresses the criteria required of 
Council in consideration of development applications in the Table below: 

Section 5.23 requirements DA Compliance 

(3)  Development consent must not be 
granted to development that will disturb, or is 
reasonably likely to disturb, public bushland 
unless the consent authority is satisfied of the 
following— 
(a)  the disturbance of the bushland is 
essential for a purpose in the public interest, 

 The removal of the Scouts boat shed will 
open up further bushland growth and public 
accessibility pathway opportunities along 
the foreshore. 

(b)  there is no reasonable alternative to the 
disturbance, 

 The boat shed removal is required under 
the site Lease between Scouts and TfNSW.  
This DA has TfNSW permission to lodge 
the DA and also has Council’s land owners 
consent. 

(c)  the development minimises the amount of 
bushland to be disturbed, 

 The boat shed removal is subject to a 
Demolition methodology by JohnStaff.  The 
demolition process will ensure that natural 
coastline features and the Welling Reserve 
bushland are protected during works. 

(d)  the development includes measures to 
remediate the disturbed bushland. 

TABLE 7: DA RESPONSE TO M_LEP PUBLIC BUSHLAND CRITERIA 
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s.6.1 Acid Sulfate Soils and s. 6.8 Landslide Risk 
M_LEP section 6.1 Acid Sulfate Soils requires the following:  

(2) Development consent is required for the carrying out of works described in the 
table to this subclause on land shown on the Acid Sulfate Soils Map as being of the 
class specified for those works. 
(6) Despite subclause (2), development consent is not required under this clause to 
carry out any works if: 
(a) the works involve the disturbance of less than 1 tonne of soil, and 
(b) the works are not likely to lower the water table. 

 

 
FIGURE 27: EXTRACT MLEP - ACID SULFATE SOILS & LANDSLIDE RISK MAP – SHEET 

CL1_004 
Council’s Acid Sulphate Soils Map classifies the Wellings Reserve as a Class 5 
area. Class 5 land are only of risk to Acid Sulfate Soils where proposed works are 
likely to lower the water table below 1 metre AHD. 

The geology of the site is believed to be a generally flat surface of sandstone of 
medium to high strength calibre. 

The site has a history and continuation of foreshore use for recreational water 
based activities set within a foreshore and bushland coastline.  The proposed 
removal of the Scouts boat shed will not result in the disturbance of 1 tonne of soil 
or the lowering of the water table below 1 metre AHD.  Consequently, the site is 
therefore suitable for the proposed demolition and removal of the Scouts boat shed 
development. 

M_LEP section 6.8 Landslide Risk requires the consent authority to be satisfied of 
the following:  

 

http://www.legislation.nsw.gov.au/fullhtml/inforce/epi%2B758%2B2013%2Bcd%2B0%2BN
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The Scouts boat shed site is also identified in Council’s mapping as a site for 
landslide risk. This DA includes a Demolition Methodology report prepared by 
JohnStaff. The demolition and removal process will ensure that the North Harbour 
natural coastline features and the Welling Reserve bushland are protected and 
preserved during works.  The demolition and removal process does not invoke the 
possible failure of any structural elements, such as retaining walls, piles, and the 
like, as all associated structures and facilities will be removed and the site returned 
to its natural state. 

 
s.6.5 & 6.7 - Terrestrial Biodiversity, and Wetlands 
The Wellings Reserve to which the Scouts boat shed is connected on land mass is 
classified as a Wetland and contains Biodiversity values under the MELP Map 
CL2_004. 

 
FIGURE 28: MLEP – TERRESTRIAL BIODIVERSITY & WETLANDS MAP: SHEET CL2_004 

Both M_LEP sections 6.5 and 6.7 include objectives aimed of ensuring that new 
development (buildings and structures) is designed and sited to avoid significant 
environmental impact including mitigation measures to avoid such impact. 

This SEE assessment is of the opinion that the demolition removal of the Scouts 
boat shed at Wellings Reserve on North Harbour satisfies the consent authority’s 
consideration of relevant matters, for reasons including that the works: 
• remove a human introduced shed structure to the foreshore and waterways; 
• allow the seabed to revert to the continued growth and expansion of the Zostera 

sea grasses that are prevalent in this location;  
• preserve as the natural rocky landforms along the foreshore reserve and 

augment the natural and aquatic ecology of the North Harbour waterways; and 
• preserve and improve the biodiversity values including flora and fauna species, 

prevalent within the Welling Reserve. 
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s.6.9 & 6.10 – Foreshore Scenic Protection Area, Foreshore Area 
The Wellings Reserve to which the Scouts boat shed is connected on land mass is 
classified as: 
• a Foreshore Scenic Protection Area under the MELP Map MFSP_004; and 
• a Foreshore Area and within a Foreshore Building Line - MELP Map FBL_004. 

 
FIGURE 29: EXTRACT MLEP – FORESHORE SCENIC PROTECTION AREA: SHEET FSP_004 

 
FIGURE 30: EXTRACT MLEP – FORESHORE BUILDING LINE– SHEET FBL_004 

Both M_LEP sections 6.9 and 6.10 are drafted with objectives aimed of ensuring 
that new development (buildings and structures) mitigate the impacts of pollution, 
aquatic and bushland habitats, drainage, congestion of foreshore accessways, 
aesthetics appearance of the foreshore, scenic qualities, loss of views, and the like. 

This SEE is of the opinion that the removal of the Scouts Boat Shed off Wellings 
Reserve, North Harbour, will satisfy the consent authority’s consideration of relevant 
matters under each section, for reasons including that the works will: 
• remove a human introduced shed structure to the foreshore and waterways; 
• allow the seabed to revert to the continued growth and expansion of the Zostera 

sea grasses that are prevalent in this location;  
• preserve as the natural rocky landforms along the foreshore preserve and 

augment the natural and aquatic ecology of the North Harbour waterways; and 
• improve public access, views and aesthetics qualities along the foreshore. 

Conclusion:  This SEE concludes that the proposed DA works comfortably 
satisfy the relevant objectives and controls required by the Manly LEP 2013. 
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4.4 Manly DEVELOPMENT CONTROL PLAN 2022 (the M_DCP) 
The Manly Development Control Plan 2013 (M_DCP) was formally adopted     on  13 
May 2013, with the latest amendment of 15 December 2020 (Amendment 16). This 
DA is assessed against the following relevant M_DCP guidelines.   

This SEE notes that the majority of the M_DCP guidelines and controls addresses 
guidelines for new development and structures and their impact upon environmental 
setting and criteria.  However, this DA is for the demolition and removal of a human 
introduces boat shed structure to the Wellings reserve and North Harbour 
foreshores.  Consequently, this assessment focusses on the requirement for 
demolition works as required by the M_DCP.  This SEE concludes that the 
proposed DA will comfortable satisfy the following relevant M_DCP Aims (M_DCP 
section 1.7): 

a) Ensure that development contributes to the quality of the natural and built 
environments. 
c) Ensure that development is economically, socially and environmentally sustainable 
and to require the principles of ecologically sustainable development to be taken into 
consideration when determining DAs. 
d) Ensure future development has consideration for the needs of all members of the 
community. 
e) Ensure development positively responds to the qualities of the site and its context. 
f) Ensure development positively responds to the heritage and character of the 
surrounding area. 

The DA includes a Demolition Methodology report prepared by JohnStaff. The 
demolition and removal process will ensure that the North Harbour natural coastline 
features and the Welling Reserve bushland are protected and preserved during 
works.  The demolition works and program will satisfy the following M_DCP section 
2.1.10 requirements: 

2.1.10 Construction Site Management Reports and Plans  
2.1.10.3 Demolition and Construction  
Residues from operations such as masonry-cutting, washing tools, and concreting 
must be:   
a) contained on the site and treated using sedimentation settling tanks or flocculation 
and disposed of in accordance with the Waste Management Plan at paragraph 2.1.12 
of this plan;   
b) stored well clear of any poorly drained or flood prone areas, stream banks, and 
channel or stormwater drainage area in a designated area and under cover where 
possible; and   
c) provided with containment bunds, constructed around the storage areas which 
allow salvaging of spilt materials. 

The DA also includes a Waste Management Plan by JohnStaff, and which satisfies 
the following M_DCP section 2.1.12, 3.5 and 3.8 requirements: 
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2.1.12.1 Waste Management at DA or Construction Certificate stage  
The plan must address:   
i) The type and quantity of excess materials to be generated during the demolition, 
construction and ongoing stages of the proposed development;   
ii) How excess materials are to be stored and used (by re-use and/or recycling) either 
on or off site;   
iii) How and where residual waste will be disposed; and   
iv) How waste generated by the use of the completed development will be managed.   
3.8  Waste Management   
Relevant objectives to satisfy in relation to this paragraph include the following: 
Objective 2)  Encourage environmentally protective waste management practices on 
construction and demolition sites which include: 
* building designs and demolition and construction management techniques which 
maximises avoidance, reuse and recycling of building materials and which will 
minimise disposal of waste to landfill; and 
3.8.2  Demolition and Construction Waste Management Requirements for the 
management of wastes, particularly in relation to the demolition of buildings are as 
follows: 
a) Footpaths, public reserves, street gutters are not used as places to store demolition 
waste or materials of any kind without Council approval;  
b) Any material moved off-site is to be transported in accordance with the requirements 
of the Protection of the Environment Operations Act 1998;   
c) Demolition and construction waste dockets demonstrating lawful disposal of waste 
must be retained onsite and kept readily accessible for inspection by regulatory 
authorities such as Council, the Environmental Planning Authority or Work Cover 
NSW;   
d) Waste is only to be disposed of at an appropriately licensed facility;  
e) Production, storage and disposal of hazardous waste are only conducted in 
accordance with any applicable Environmental Planning Authority guidelines. 

The demolition methodology of the Scouts boats shed will satisfy the following 
M_DCP section 4.4 requirements: 

4.4.1 Demolition   
Relevant DCP objectives in this plan in relation to these paragraphs include:  
Objective 1)  To protect the environment during demolition, site works, and construction 
phases of development.   
Where development involves demolition, the applicant is to demonstrate that the degree 
of demolition considers any existing building on the land that should be retained and 
appropriately adapted in order to:   
a)  Meet ecologically sustainable development principles by conserving resources and 
energy and reducing waste from any demolition process; and   
b)  Conserve the cultural heritage of the existing building and that of the locality. An 
appropriate assessment of potential heritage significance must accompany any DA in 
relation to demolition. If the property has merit as a potential heritage item, the heritage 
controls and considerations in this plan apply.   
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 6.  SECTION 4.15 (1)(b) – THE LIKELY 
IMPACTS OF THE DEVELOPMENT  

Section 4.15 (1)(b) of the Environmental Planning and Assessment Act 1979 (the 
“Act”) requires the consent authority to consider the likely impacts of     that 
development, including environmental impacts on both the natural and built 
environments, and social and economic impacts in the locality. 

The following potential environmental, social, and economic impacts are identified 
as relevant to this DA. 

6.1 Local Heritage 
The removal of the Scouts boat shed from the heritage listed I28 Welling Reserve 
reverses a human introduced structure on the North Harbour foreshores, and its’ 
removal consequently reverts the foreshore park and coastline back to its natural 
condition.   

The demolition and removal works will therefore produce a positive impact to 
Wellings Reserve, the North Harbour foreshore/waterways, including existing views 
and public accessways along the foreshore, including the Reserve’s and coastal 
natural, topographical and cultural features.   On this basis, this SEE supports the 
proposed demolition and removal works and recommends that Council should have 
no hesitation in approving the proposed works on heritage grounds. 

6.2 Visual Impact 
The demolition and removal of the Scouts boat shed will contribute to reducing the 
existing proliferation of water based recreational structures along the Wellings 
Reserve foreshore and North Harbour waterways.  Furthermore, the DA will 
facilitate the improved opening up of public views and access along the North 
Harbour foreshores. 

6.3 Tree protection  
The demolition and removal of the Scouts boat shed will be guided by a Demolition 
Methodology report, prepared by JohnStaff.  The demolition and removal process 
will ensure that the North Harbour natural coastline features and the Welling 
Reserve bushland are protected and preserved during works.  

6.4 Traffic & Parking 
The DA is not designed to accommodate any long-term increase in general parking  
demand.  The proposed works will take advantage of the existing 30 publicly 
available parking spaces on Gourlay Avenue within Wellings Reserve (less than 
100 metres from the Scouts boat shed), to facilitate the short-term parking for works 
contractors.   
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6.5 Vegetation and Ecological Impacts 
The demolition and removal of the Scouts boat shed will be guided by a Demolition 
Methodology Plan, prepared by JohnStaff.  The demolition and removal process will 
ensure the minimal impact upon the existing waterway beds, sea grasses, and the 
aquatic ecology within this section of North Harbour.  

6.7   Waste Management 
The DA includes a Waste Management summary (based on Council’s template) 
addressing the materials that will be removed during the demolition of the boatshed.     

6.8  Noise Impact 
Noise generated during demolition and removal activities will be regulated by 
continued adherence to Council’s consent conditions in terms of noise generation 
and hours of works. 
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7.  SECTION 4.15 (1)(C) – THE SUITABILITY 
OF THE SITE FOR DEVELOPMENT 

Section 4.15 (1)(c) of the Act requires the consent authority to  consider the 
suitability of the site for development.  The proposed demolition and removal of the 
Scouts boat shed is concluded to be suitable for this site for the following reasons: 

a) The proposed works return the site to (as close as possible) their original 
environmental condition both within the Wellings Reserve bushland and the 
North Harbour waterways. 

b) The DA proposal satisfies the requirements and controls of various Acts and 
environmental planning instruments affecting the site including the Coastal 
Management Act 2016, Water Management Act 2000, Fisheries Management 
Act 1994, SEPP (Planning Systems) 2021, SEPP (Transport & Infrastructure) 
2021,  
SEPP (Biodiversity and Conservation) 2021, Sydney Harbour Foreshores DCP 
2005, SEPP (Resilience and Hazards) 2021, and the Manly LEP 2013. 

c) The proposed works are permissible, subject to the Northern Beaches Council 
consent, under the provisions of the Manly Local Environmental Plan 2013. 

d) The proposed works satisfies the relevant objectives of the Manly Development 
Control Plan 2013 guidelines. 

8.  SECTION 4.15 (1)(E) – THE PUBLIC 
INTEREST  

Section 4.15 (1)(e) of the Act requires the consent authority to consider the public 
interest.  The public interest is best served by the orderly and economic use of land 
for purposes permissible under the relevant planning regime and predominantly in 
accordance with the prevailing planning controls. 

The proposed demolition and removal of the Scouts boat shed will result in a 
number of public benefits through the following measures:  

a) Returning the site to (as close as possible) their original environmental condition 
both within the Wellings Reserve bushland and the North Harbour waterways. 

b) Providing improved public access to and through the Wellings reserve 
foreshores 

c) Facilitating future growth of bushland and aquatic ecologic habitats by the 
removal of a human introduced boat structure. 

d) Protecting and promoting the heritage value of the Wellings Reserve by the 
removal of a human introduced structure. 

e) Providing employment opportunities through demolition and removal activities. 
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9.  CONCLUSION 
The proposed demolition and removal of the Scouts NSW boat shed at the Wellings 
Reserve and over the North Harbour waterways in Balgowlah is permissible with the 
Northern Beaches Council consent in compliance with the C2 Environmental 
Conservation zoning under the Manly LEP 2013, and also all other relevant State 
and local planning controls and guidelines.   The proposal will reinstate the natural 
condition of the site and will mitigate any adverse environmental impacts both to 
Wellings Reserve and to the waterways above and below MHWM. 

This SEE report concludes that the proposed boat shed demolition and removal 
satisfies the requirements of the Environmental Planning & Assessment Act 1979 
(the “Act”), and will result in positive environmental impacts in returning the site to 
original environmental condition. 

This SEE report therefore concludes that the proposed Development Application for 
the boat shed demolition and removal of the Scouts boat shed from the Wellings 
Reserve and North Harbour waterways is a suitable development activity, is in the 
public interest, and is therefore worthy of development consent. 

 
 
 
 
 
 
 
 
 
 
 



ATTACHMENT A 

Lease Agreement between Maritime Services Board of NSW 
and the Australian Boys Scouts Association NSW Branch 
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