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PART 1 OBJECTIVES OR INTENDED OUTCOMES 

The primary objective of this Planning Proposal is to amend Pittwater Local 
Environmental Plan 2014 to primarily enable the creation of the southern portion of 
the planned Central Local Park, also known as Fern Creek Park. A secondary 
objective is to enable the development of the remaining land in an orderly and 
economic manner for housing as intended by the various planning strategies for the 
Warriewood Release Area. This is to be achieved by changing: 

1. The Land Zoning Map to rezone the northern portions of Lots 11, 12, & 13 DP 
1092788 and Lot 5 DP 736961 to Public Recreation RE1.  

2. The Height of Buildings Map to amend the maximum height applying to 
subject land.  

3. The dwelling yield provisions contained in Clause 6.1 to enable the allocation 
and transfer of development yield to the developable portion of 9 Fern Creek 
Road within Warriewood Valley Release Area. 

The location of the site the subject of the Planning Proposal is depicted on Figure 1. 

 
Figure 1: Subject Site: Central Local Park  
Lots 11, 12, & 13 DP 1 092788 and Lot 5 DP 736961 
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PART 2 EXPLANATION OF PROVISIONS  

(a) The proposed rezoning would require the amendment of the Pittwater Local 
Environmental Plan 2014 Land Zoning Map in accordance with the proposed 
zoning map shown in Part 4 Mapping of this Planning Proposal and summarised 
in Table 1. 

Table 1 Proposed Zoning Changes – Pittwater LEP 2014 
 

Owner Property 
Description 

Existing LEP 
2014 Zone (refer 

Map 1) 

Proposed Zone 
(refer Map 2) 

Frasers Property 
Pty Ltd 

Lot 11 in 
Deposited Plan 
1092788   

R3 Medium 
Density 
Residential 

Part RE1 Public 
Recreation and 
part R3 Medium 
Density 
Residential 

Frasers Property 
Pty Ltd 

Lot 12 in 
Deposited Plan 
1092788   

R3 Medium 
Density 
Residential 

Part RE1 Public 
Recreation and 
part R3 Medium 
Density 
Residential 

Northern Beaches 
Council 

Lot 5 in Deposited 
Plan 736961   

R3 Medium 
Density 
Residential 

Part RE1 Public 
Recreation and 
part R3 Medium 
Density 
Residential 

Frasers Property 
Pty Ltd 

Lot 13 in 
Deposited Plan 
1092788   

R3 Medium 
Density 
Residential 

RE1 Public 
Recreation 

 

 

(b) The proposed amendments to Pittwater Local Environmental Plan 2014 are 
detailed in Table 2 below: 
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Table 2 Proposed Amendments – Pittwater LEP 2014 

Proposed Amendments Description 

1 Amendments to the 
Land Zoning Map  
Sheet LZN_012 

Rezone the northern portion of the subject land 
north of the proposed extension to Fern Creek 
Road RE1 Public Recreation adjacent to Fern 
Creek. 

2 Amendment to Height of 
Buildings Map - Sheet 
HOB_012 

Amend the maximum height of buildings to 8.5m for 
the land to be rezoned RE1 Public Recreation and 
10.5m for the developable portion of 9 Fern Creek 
Road.  

3 Amendments to Part 6, 
Clause 6.1(3) 
 
 
 
 
 
 
 
 

The text related to Sectors 901A, 901C 901G and 9 
Fern Creek Road in the table in Clause 6.1(3) is to 
be amended as follows: 
Sectors 
901C and 
901G 

Not more than 28 dwelling or less 
than 23 dwellings 

9 Fern Creek 
Rd 

No Dwellings 

Sectors 
901C and 
901G and 9 
Fern Creek 
Rd 

Not more than 33 dwellings or 
less than 26 dwellings 
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 PART 3 JUSTIFICATION 

Section A: Need for the Planning Proposal 

1. Is the Planning Proposal a result of any strategic study or report?  

The release of land within the Warriewood Valley has been the subject of a number 
of strategic studies and reports.  The most recent is the Warriewood Valley Strategic 
Review Addendum Report 2014 (Addendum Report1). 

The Addendum Report was a supplement to the adopted Warriewood Valley 
Strategic Review Report 2012 (Strategic Review Report2) which reviewed the 
appropriate height and density standards for medium density residential development 
within the Warriewood Valley Release Area (Release Area). The Addendum Report 
investigated and identified a path for all other land in the Release Area that was not 
considered or provided with conclusive direction under the Strategic Review Report.  

The Addendum Report was informed by an opportunities and constraints analysis 
undertaken by Council, and updated flooding and bushfire information, including an 
additional analysis of the Narrabeen Lagoon Flood Study adopted in 2013 by the 
same consultant who produced the Warriewood Valley Strategic Review Hydrology 
Study 2011. Relevant environmental studies undertaken for the Strategic Review 
Report were also considered.   

Council’s property at 9 Fern Creek Road was not allocated a dwelling yield as 
Council assumed the property would be developed as the southern portion of Central 
Local Park.  

The Central Local Park has been identified in the Warriewood Valley Section 94 
Contributions Plan (Section 94 Plan) and more recently in Warriewood Valley S94 
Plan Revision 2 (Draft S94 Plan Revision 2) adopted for public exhibition on 2 June 
20163. 

The need for this Planning Proposal is driven by Council’s desire to deliver the 
southern portion of Central Local Park, in a manner that maximises the area and 
quality of public open space.   

The Planning Proposal gives effect to Council’s resolution of 19 March 2016, to 
accept a land swap proposal from Frasers Property to enable Council to deliver the 
southern portion of Central Local Park. The land swap involving the subject site will 
enable the delivery of the southern portion of Central Local Park so that it will be 
contiguous with the creek line and the existing northern portion of the Park. 

                                                
1 Warriewood Valley Strategic Review Addendum Report 2014 
http://portal.pittwater.nsw.gov.au/common/Output/DataworksAccess.aspx?id=Bj%252bD2MzsjRg%253d&ext=pdf  
2 Warriewood Valley Strategic Review Report 2012 
http://portal.pittwater.nsw.gov.au/common/Output/DataworksAccess.aspx?id=Je%252bMze7%252fsqU%253d&ext=p
df  

3 Draft S94 Plan Revision 2 was placed on public exhibition from 8 June 2016 to 6 July 2016. 

http://portal.pittwater.nsw.gov.au/common/Output/DataworksAccess.aspx?id=Bj%252bD2MzsjRg%253d&ext=pdf
http://portal.pittwater.nsw.gov.au/common/Output/DataworksAccess.aspx?id=Je%252bMze7%252fsqU%253d&ext=pdf
http://portal.pittwater.nsw.gov.au/common/Output/DataworksAccess.aspx?id=Je%252bMze7%252fsqU%253d&ext=pdf
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2. Is the Planning Proposal the best means of achieving the objectives or 
intended outcomes, or is there a better way? 

The key objective of the Planning Proposal is to enable Northern Beaches Council 
(formerly Pittwater Council) to extend Central Local Park to the south of Fern Creek 
in the manner envisioned in the original planning for Sector 9.  

To ensure that the wider community is not burdened as a result of the development 
of the Warriewood Valley Release Area, the Section 94 Plan was prepared to enable 
Council to impose, as a condition of development consent, a requirement to make a 
contribution towards the provision of public infrastructure and services.  The provision 
of the southern portion of Central Local Park across the site was identified in the S94 
Plan Revision 2. The Warriewood Valley Roads Masterplan (May 2016) and 
Warriewood Valley Landscape Masterplan & Design Guidelines (May 2016) were 
also endorsed for exhibition at the same time.   

The Section 94 Plan identifies a demand for a total of 18.7 hectares of open space 
and recreation facilities for both passive and active use to service the forecast 
population of Warriewood Valley. The Section 94 Plan identifies that within Sectors 8 
and 9 of the Release Area, either side of Fern Creek, approximately 2.1 hectares 
(exclusive of creek line corridor land) of passive open space land will be delivered. 
This open space area is referred to as the Warriewood Central Local Park. 

It is Council’s intention that the Central Local Park be generally linear in shape, with a 
central bulge either side of Fern Creek, connected by a pedestrian/cyclist bridge, and 
providing for passive recreation opportunities.  These improvements are indicated in 
the most recent Warriewood Valley Landscape Masterplan & Design Guidelines (May 
2016).4  

The northern portion of the Central Local Park located within Sector 8 was delivered 
as part of the development of Sector 8 by Australand. The northern half of the park 
includes a playground component, a large open grassed area, picnic facilities 
including barbeques, a public amenities facility and associated car parking.  

The southern portion of the Central Local Park is still to be delivered. On 21 April 
2008 Council resolved to purchase 9 Fern Creek Road (Lot 5 DP 736961) to facilitate 
the delivery of the remaining portion of the park. The Council resolved that the land 
remain classified as Operational Land under the Local Government Act 1993 upon 
acquisition to retain some flexibility around the future development of Sector 9, 
recognising that 9 Fern Creek Road did not meet the requirements for delivery of the 
southern portion of the Central Local Park.  

The development of Sector 9 has not been progressed via the sector approach as for 
other Sectors within Warriewood Valley.  Council initiated the rezoning of Sector 9, 
enabling individual land parcels within the sector to develop independently.  

Frasers Property (Frasers) own three parcels of land at the northern end of Sector 9, 
adjoining Fern Creek – 11, 12 and 13 Fern Creek Road   All this land is zoned for 
residential development but the parcels are “land locked” (ie without vehicular 

                                                
4 Warriewood Valley Landscape Masterplan & Design Guidelines (May 2016) p 23 
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access). Therefore, in order for the Frasers to be developed, legal access needs to 
be established.  In 2013 Frasers (then known as Australand) put a formal land swap 
proposal to Council to facilitate the development of Frasers land holdings as well as 
to achieve Council’s preferred open space layout for the sector. 

Between May 2014 and May 2015, significant consultation occurred with the 
adjoining landowners and the Warriewood Residents Association (WRA) to examine 
Frasers’ proposal as well as other potential options for the southern portion of the 
Central Local Park. 

A revised concept plan with a larger area for the park was endorsed by Council for 
the land swap on 18 May 2015 when the General Manager was authorised to 
commence negotiations with Frasers. Following Council’s decision of 18 May 2015, 
Council and Frasers have negotiated the terms of the land swap agreement. In 
October 2015, the respective General Managers of Frasers and Council signed a 
Memorandum of Understanding addressing the key aspects of the transaction. 

An agreed land swap deed was reported to Pittwater Council on 19 March 2016, 
whereby Council resolved: 

1.  That Council note: 

a.  The comprehensive community engagement that has occurred in relation 
to this matter 

b.  The terms of the Memorandum of Understanding 

c.  The independent valuation advice 

d.  The terms of the Deed of Agreement 

e.  That the cash adjustment from the proposed land transfers will be 
reinvested into the Section 94 fund to implement the plan as endorsed by 
Council. 

f.  The findings of the probity report prepared by Procure Group (Attachment 
6). 

2.  That Council endorse the proposed terms of the land swap and authorise the 
General Manager to sign the deed of agreement for the land swap 
(Attachment 5). 

3.  That Council support the progression of the land swap agreement, 
comprising: 

a.  Preparation and lodgement of a Planning Proposal to amend Pittwater 
LEP 2014 to reallocate dwelling yield and rezone the future park to a 
recreation zone as outlined in the Deed of Agreement, 

b.  Preparation and lodgement of a development application to 
subdivide/consolidate the existing land parcels to enable the transfer of 
land to occur. 
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4.  That a future report be brought to Council at the completion of the transaction. 

5.  That Council endorse the concept masterplan for the southern component of 
the Central Local Park (Figure 2) to enable it to be progressed following the 
land swap. 

6.  That Council include stakeholders in the design of the southern component of 
the Central Local Park (Sector 9). 

The Planning Proposal is the only mechanism to rezone land and enable changes to 
be made to the mapping and dwelling yield provisions in Clause 6.1(3) of Pittwater 
LEP 2014. This Planning Proposal is also the only means to enable the execution of 
this deed of agreement with Frasers and to facilitate the delivery of the southern 
portion of Central Local Park. This agreement will facilitate future road connections 
that are logical, orderly and appropriate (see Attachment 10). These future road 
connections are relatively minor and straight forward and consideration of alternate 
options is neither conceivable or necessary. 

Section B Relationship to Strategic Planning Framework 

3. Is the Planning Proposal consistent with the objectives and actions 
contained within the applicable regional or sub-regional strategy (including 
the Sydney Metropolitan Strategy and exhibited draft strategies)? 

Metropolitan strategy 

 “A Plan for Growing Sydney” (released in December 2014) is the current 
metropolitan strategy for the Sydney metropolitan region (the Metropolitan 
Strategy).  

The Strategy aims to provide new housing stock around public transport nodes and 
within areas close to public transport, retail and commercial centres and community 
facilities.  

The site is within Sector 9 of Warriewood Valley Release Area. The Planning 
Proposal would facilitate a contribution to the supply of new medium density housing 
in the Pittwater area and will allow for the provision of open space in accordance with 
the strategic planning undertaken to deliver Sector 9 within the Warriewood Valley 
Release Area.  

The subject site is an appropriate location for open space, being located adjacent to 
the northern portion of Central Local Park and adjacent a creek. 

The Planning Proposal is consistent with the Metropolitan Strategy in several other 
ways: 

 It would enable the development of zoned land to increase the availability and 
diversity of housing. Given the quantum of new housing required to meet 
demand, the release of land needs to occur in the short term and must be 
both meaningful and deliverable. 
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 The site is suitable for development as it is supported by, or abuts, existing 
urban infrastructure. 

 The land swap will enable a contiguous land holding in single ownership, 
which represents a viable option for the delivery of new housing, to be 
developed to meet an increasing need in the Northern Beaches LGA. 

 The site is located within an urban release area and its redevelopment for 
open space purposes is compatible with the existing neighbouring land use. 

 The Planning Proposal reduces the pressure on supplying further residential 
land, in particular for medium density residential development, elsewhere 
within the Northern Beaches LGA.  

The Planning Proposal remains consistent with the Draft Metropolitan Strategy. Since 
release of the current Metropolitan Strategy, projections for growth have been 
revised upwards, with the middle scenario now requiring 725,000 additional dwellings 
between 2016-2036 (a 9% increase). While a modest contribution, the Planning 
Proposal will contribute to achieving this growth within a planned urban release area. 
The changes put forward in the Draft Metropolitan Strategy are otherwise 
inconsequential to the Planning Proposal. 

Draft subregional strategy 

The North East Subregion Draft Subregional Strategy (NESDSS) applied to the 
subject site at the time of preparing the original Planning Proposal. 

The NESDSS set directions and actions for the implementation of the metropolitan 
strategy at a more local level. The North East Sub-region comprises the former local 
government areas of Manly, Warringah and Pittwater, now Northern Beaches. 

In terms of complying with the NESDSS the Planning Proposal achieves the 
following: 

 The NESDSS sets targets for 17,300 new dwellings in the subregion’s LGAs 
between 2004 and 2031.  

 The Strategy identifies Warriewood as well-suited to accommodating further 
medium density housing.  

 The rezoning of the site would be consistent with implementation of these 
strategies. 

Draft North District Plan 

In November 2016, the Greater Sydney Commission released the Draft North District 
Plan (Draft NDP) for public comment. The Draft NDP is one of six draft District Plans 
developed by the Greater Sydney Commission for each of Sydney’s planning 

In November 2016, the Greater Sydney Commission released a draft amendment to 
the Metropolitan Strategy for public comment. This draft amendment is entitled 
“Towards our Greater Sydney 2056” (Draft Metropolitan Strategy). The 
Commission is required to complete a review of the current Metropolitan Strategy 
by the end of 2017. The Draft Metropolitan Strategy is a step in that review process
and has been exhibited together with draft district plans (discussed below) so 
that both can be finalised concurrently. It does not replace the legal status of “A 
Plan for Growing Sydney” as the current Greater Sydney Region plan, at this stage. 
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districts. While only a draft at present, in accordance with section 75AI of the 
Environmental Planning and Assessment Act 1979, Planning Proposals will need to 
give effect to an adopted District Plan. Additionally, the Department of Planning and 
Environment’s “Guide to Preparing Planning Proposals (2016, pg.12-13) requires an 
assessment of Planning Proposals against Draft District Plans. 

In terms of complying with the Draft NDP the Planning Proposal achieves the 
following: 

 Contribution to realising an increase in housing capacity and choice (Actions 
L1, L2 and L3). The draft NDP (pg.86) notes that the Department of Planning 
and Environment estimates over the next 20 years 97,000 additional 
dwellings are needed in the North District, but considers this to be a 
minimum. The draft NDP sets a 5 year target for the Northern Beaches 
Council of 3,400 additional dwellings, which the Planning Proposal will assist 
in meeting. 

 Will facilitate increased open space (Action L15). 

4. Is the Planning Proposal consistent with the council’s local strategy or 
other local strategic plan?  

Council and the then Department of Planning and Infrastructure (DIPN) jointly 
undertook the Strategic Review Report   The Planning Assessment Commission’s 
(PAC) determination of the development at 14-18 Boondah Road under Part 3A of 
the Environmental Planning and Assessment Act 1979 was the catalyst for this 
review. The PAC report stated there was a likely justification for greater densities and 
height than enabled at the time under the effective planning controls and indicated 
the need for “a comprehensive strategic study for all undeveloped land in 
(Warriewood) Valley”.5 

The Review covered Council’s dwelling density and height controls for Warriewood 
Valley, the current transport network and infrastructure demands. The Review is 
supported by comprehensive environmental, social and economic data to ensure its 
outcomes provide for sustainable development. It also considered opportunities to 
provide additional and varied housing and an expanded centre in Warriewood Valley 
to respond to the directions of the Draft North East Subregional Strategy. The Review 
re-examines the planning for Warriewood Valley expressed in the Warriewood Valley 
Planning Framework 2010 (2010 Planning Framework). 

The Strategic Review report identified the subject site as having potential for 
intensification of development from the then applicable 25 dwellings/ha and 10 
dwellings/ha based on a Composite Capability Map.6  The Strategic Review Report 
recommended a new density of 32 dwellings/ha for Sectors 901C and 901G and 
maintaining the density of 10 dwellings/ha for Sector 901A.  (Fern Creek Road was 
identified within the lands capable of achieving a density of 32 dwellings/ha but was 
not allocated a dwelling yield in the amendments to PLEP 2014 as the land was 
identified as being required for future recreation needs.  

                                                
5 p. 1 PAC Report  14 – 18 Boondah Road 
http://portal.pittwater.nsw.gov.au/common/Output/DataworksAccess.aspx?id=wUCzICJH5X4%253d&ext=pdf  
6 Warriewood Valley Strategic Review Report 2012 pg 4.  

http://portal.pittwater.nsw.gov.au/common/Output/DataworksAccess.aspx?id=wUCzICJH5X4%253d&ext=pdf
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Table 3 indicates the existing dwelling yields set by clause 6.1 of Pittwater LEP 2014. 

Table 3 Existing Dwelling Yields – Pittwater LEP 2014   

Property Description 
and Sector Areas 
under clause 6.1 

 

Total Area 

(m2) 

Minimum 
Dwelling 

Yield  

Maximum 
Dwelling 

Yield 

Recommended 
Dwelling Yields  

Lot 11 DP 1092788  
 
Sector 901 G  

8975 NA NA Combined with 
Sector 901C 

Lot 12 DP 1092788  

Sector 901 C  

7993.6 23 28 23 to 28 dwgs/ha. 

Lot 5 DP 736961    

9 Fern Creek Rd 

11590.1 0 0 None allocated in 
LEP 

Lot 13 DP 1092788   

Part 901A 

2606.3 1 2 Calculated as a 
proportion of 901A 
at 25 to 32 dwgs/ha 
and rounded up. 

Total 31165 24 30  

 
The maximum 30 dwelling yield is set in the LEP and is derived from Table 6 of the 
2014 Warriewood Valley Strategic Addendum Report. However, this in on the basis 
that 9 Fern Creek Road (Council land) was inadvertently assigned no dwelling yield 
on the assumption that Council had acquired it for open space. This despite it being 
wholly zoned R3 Medium Density Residential under the PLEP 2014 and classified 
Operational for the purposes of the Local Government Act 1993. There is a clear 
inconsistency between clause 6.1 of the LEP that allocates “no dwellings” for 9 Fern 
Creek Road and clause 2.3 of the LEP that requires it to be developed in accordance 
with its R3 zoning.  

The 2012 Strategic Review and the 2014 Strategic Review Addendum both indicated 
that the 9 Fern Creek Road is suitable to be developed at a density range of 25-32 
dwellings per hectare. No. 9 Fern Creek Road has a developable area of 9,273.1m² 
(total area of 11,590.1m² less 2,317m² of 25m riparian corridor) which would yield 
29.7 dwellings at 32 dwellings per hectare. Accordingly, if the dwelling yield potential 
that could be accommodated on 9 Fern Creek Road was added to the yields 
allocated in the LEP, the site the subject of this Planning Proposal would have a total 
maximum yield of 60 dwellings. 

Having regard to the above context, the allocation of the proposed dwelling yields 
under the subject Planning Proposal is outlined in Table 4. 
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Table 4 Allocation of Proposed Dwelling Yields   

Property Description  
 

Developable 
Area 

(m2) 

Minimum 
Dwelling 

Yield  

Maximum 
Dwelling 

Yield 

Dwelling Yields 
identified Strategic 

Review Report  

Lot 11 DP 1092788   3174 3 3 10/ha min and max 

Lot 12 DP 1092788   4075.8 10 13 25/ha min 

32/ha max 

Lot 5 DP 736961    5374.3 13 17 25/ha min 

32/ha max 

Lot 13 DP 1092788   0 0 0 25/ha min 

32/ha max 

Total 12624.1 26 33  

 

In summary, the 33 dwelling yield is derived from the potential attributable to the 
developable portions of each lot (ie excluding both the area of each lot proposed to 
be zoned RE1 Public Recreation including the 25m riparian corridor land) as follows: 

 9,450.1m² for lots 12, 13 and 5 and therefore @ 32 dwgs per hectare = 30 
dwellings. 

 3,174m² for lot 11 and therefore @ 10 dwgs per hectare = 3 dwellings.  

This approach provides a reasonable and logical methodology to determine the 
physical capacity of the land based on densities established by the various 
environmental investigations and reviews discussed above. It represents a 
substantially less yield compared to that which could be achievable if development of 
9 Fern Creek Road was fully pursued in accordance with its current R3 Medium 
Density Residential zoning.  

The Planning Proposal is consistent with the recommendations of the Warriewood 
Valley Strategic Review Addendum Report 2014 and would result in only a minor 
increase of 3 dwellings (being 0.1% of the total 2,279 dwelling yield currently 
allocated by clause 6.1 of PLEP 2014).  The land swap whilst reducing the overall 
zoned developable area of the site maintains almost the same dwelling yield as that 
currently allocated by clause 6.1 of PLEP 2014 (ie 30 dwellings). 

The remaining issue associated with the proposed yield would be whether the 
additional 3 dwellings would trigger the need for any infrastructure upgrades. This is 
discussed further at Section D of this Planning Proposal report. 
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Consistency with DCP 

The Planning Proposal would enable development that would be consistent with 
“Pittwater 21 Development Control Plan” (the DCP).  

The DCP contains details regarding the Desired Character of each locality, including 
Warriewood. The subject site is in the Warriewood Valley locality. The DCP can be 
considered to serve as a guide to any future development.  

Relevant excerpts from the character statement in the DCP include the following: 

Warriewood Valley is situated at the base of the escarpment, known as 
Ingleside Chase Reserve, between Mona Vale and Warriewood.  It comprises 
of land known as “Stage 1 Release” and land identified as the Warriewood 
Valley Release Area. 
 
The Warriewood Valley Release Area, first identified in 1997 as a Release 
Area, comprises of 110 hectares including 32.68 hectares of 
industrial/commercial land and associated community facilities and 
infrastructure. Two recent reviews have been undertaken, firstly the 
Warriewood Valley Strategic Review 2012 and secondly the Warriewood 
Valley Strategic Review Addendum Report 2014. The Release Area now 
includes land within 400m of the Warriewood Sewerage Treatment Plant 
(known as Buffer Areas 1, 2 and 3) encompassing an area of approximately 
190 hectares. 
 
Warriewood Valley Release Area is primarily a residential area expected to 
provide a total of 2,451 new dwellings (this figure includes the dwellings 
approved under the former Part 3A legislation but does not include 
development in Stage 1 Release considered to be completed in 1997.). When 
completed, it is anticipated to accommodate 6,618 residents (based on an 
average household occupancy of 2.7 persons per household). 
 
Warriewood Valley Release Area continues to be developed as a desirable 
urban community in accordance with the adopted planning strategy for the 
area, and will include a mix of low to medium density housing, 
industrial/commercial development, open space and community services. The 
creekline corridors, roads and open space areas form the backbone of the 
new community, complemented with innovative water management systems, 
the natural environment, pedestrian/cycle path network, public transport, and 
recreation facilities. 
 
Stage 1 Release, has a residential component and a business/industrial 
component. The residential area is characterised by two storey residential 
attached dwellings with the area fully developed. The industrial/business area 
is defined by up to three storey large complexes that generally contain 
smaller units. The majority of the business/industrial zoned land has been 
developed with some smaller parcels still to be developed in the northern 
industrial area.  
 
The Warriewood Valley locality is characterised by a mix of residential, retail, 
commercial, industrial, recreational, and educational land uses. 
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Warriewood Valley is affected by various hazards and contains heavily 
vegetated areas, threatened species, or areas of natural environmental 
significance, which are identified on various maps within the Pittwater LEP 
2014. 

The Planning Proposal would not create a conflict with the planned character for the 
Warriewood Valley, but would facilitate the delivery of housing and additional open 
space consistent with the above character statement.  

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

The Planning Proposal is consistent with all relevant State Environmental Planning 
Policies. Refer to checklist in Attachment 1. 

6. Is the Planning Proposal consistent with applicable Ministerial Directions 
(S117 Directions)?  

The Planning Proposal is consistent with all relevant section 117 directions. Refer to 
checklist in Attachment 2. 

Section C Environmental, Social and Economic Impact 

7. Is there any likelihood that critical habitat or threatened species, 
populations or ecological communities, or their habitats, will be adversely 
affected as a result of the proposal? 

 
This Planning Proposal is a minor amendment, involving a reduction of the area 
zoned R3 Medium Density, adjustments to the boundary of the Release Area and 
dwelling yield provisions. As detailed above, 9 Fern Creek Road was not allocated a 
dwelling yield under Clause 6.1(3) to enable flexibility in achieving the planning 
outcomes for Central Local Park.  As discussed within this Planning Proposal, the 
overall development footprint (as reflected by the R3 Medium Density Residential 
zoning under PLEP 20140 will be reduced and a larger area for the southern portion 
of Central Local Park will be delivered. This will generally improve the potential 
ecological outcomes for the Fern Creek corridor and enable land identified with 
constraints adjacent to the creekline to be greater protected by the proposed RE1 
Public Recreation zone.  

These recommendations are supported by an opportunities and constraints analysis 
based on mapping layers adopted by Council in 2011 as part of the Pittwater Local 
Planning Strategy 2011, which have been updated using Council’s most current flood 
and bush fire mapping (Narrabeen Lagoon Flood Study 2013 and Bush fire Prone 
Land Map 2013).  

The recommendations are also supported by an additional analysis undertaken by 
the consultant who produced the Warriewood Valley Strategic Review Hydrology 
Study 2011. Any future development applications will require assessment under 
Section 79C of the EP&A Act and will be subject to the provisions and development 
controls under Pittwater LEP 2014 and Pittwater 21 DCP, including those related to 
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flooding, bushfire prone land, waste management, land contamination, geotechnical 
hazards, heritage, and traffic. 

8. Are there any other likely environmental effects as a result of the Planning 
Proposal and how are they proposed to be managed? 

The release of land in Warriewood Valley has been undertaken by a series of 
Planning Proposal’s supported by mapping layers adopted by Council in 2011 as part 
of the Pittwater Local Planning Strategy.  This represents the findings of several 
environmental studies undertaken during the Warriewood Valley Strategic Review 
which considered flooding and water management, traffic and transport, urban 
design and economic feasibility issues. 

This Planning Proposal does not seek to vary the planned outcome for the 
development of the sector, other than to enable the creation of the southern portion 
of Central Local Park and a greater riparian zone buffer between future residential 
development and Fern Creek.  

Any future Development Application will require assessment under Section 79C of 
the EP&A Act and will be subject to several provisions and development controls, 
including those related to flooding, bushfire prone land, waste, land contamination, 
geotechnical hazards, heritage and traffic, through PLEP 2014 and Pittwater 21 DCP. 
Development planning and construction issues would need to be addressed in detail 
in any future development application for the site. The likely issues can be managed 
and are not of such significance at this stage as to preclude progress of the Planning 
Proposal.  

 
9. How has the Planning Proposal adequately addressed any social and 

economic effects? 
 

The lands subject of this Planning Proposal comprise land identified for urban 
release in the early 1990s under the State Government’s Metropolitan Development 
Program.  At that time a suite of studies were undertaken for the original Warriewood 
Valley land release area, comprising studies which addressed the social and 
economic effects of the release. Council has undertaken further studies since the 
original release of the land for urban development.  

The main social effect of the Planning Proposal, if it proceeds, would be the resultant 
increase in local open space. 

The main economic effect is the land rezoning would enable the land swap of the site 
in accordance with the deed of agreement, thus allowing Council to optimally deliver 
the southern portion of Central Local Park.  The land swap will enable the 
development of the remaining land in an orderly and economic manner providing 
contiguous development sites achieving the equivalent dwelling yields anticipated by 
the Sector 9 Planning Proposal.   

The Planning Proposal would result in an increase of approximately 600m² more 
public open space for the community compared to that which could be achieved on 
the current lot in Council’s ownership.  

The land swap will enable the delivery of infrastructure to enable the unlocking of 
development opportunities for the northern half of Sector 9, including: 
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 The extension of Fern Creek Road and the construction of a new east-west 
road connecting Fern Creek Road with the eastern half of Sector 9. 

 The section of stormwater infrastructure within the Fern Creek Road 
extension. 

 The capacity to underground the high voltage power lines that currently run 
along the boundary of 9 and 12 Fern Creek Road, with the costs agreed to be 
shared between Council and Frasers.  

As this Planning Proposal will enable the extension of Central Local Park and enable 
residential development in a form anticipated by the adopted strategies it is unlikely 
to have any negative social or economic effects. 

Section D State and Commonwealth interests 

10. Is there adequate public infrastructure for the Planning Proposal? 
 

Local infrastructure, to meet the needs of the current and expected future population 
of the Warriewood Valley community, is planned for and funded through the 
Warriewood Valley Section 94 Contributions Plan. This will continue under the Draft 
S94 Plan Revision 2, which has recently been exhibited.   

Council has previously exercised reasonable flexibility in regard to fluctuations in 
dwelling yields and consequent infrastructure requirements. The 2014 Warriewood 
Valley Strategic Addendum Report (pg.50) states that as per the Addendum Report 
an additional 17 dwellings are proposed in the Warriewood Valley, and: 

Preliminary analysis indicates that this minor increase in dwelling yield can be 
accommodated within the Section 94 Plan. The Plan will need to be revised to 
account for the increased dwelling yield of 17 dwellings and resultant 
additional infrastructure and service requirements. 

The existing Warriewood Valley S94 Contributions Plan (adopted 15 December, 
2014, pg.5-10) incorporated the additional 17 dwellings resulting in it being based on 
an estimated 2,451 dwellings being developed. Prior to the 2014 review, the S94 
Plan was based on an estimated 2,510 dwellings. Despite the additional yield of 17 
dwellings within certain sectors as recommended in the 2014 Warriewood Valley 
Strategic Addendum Report, the adopted yield in the current S94 Plan was 
decreased as a consequence of a trend in market activity at that time to develop 
below the maximum permitted yield. As noted in the S94 Plan, a concern was raised 
that this trend could diminish cash flow and Council would need to monitor available 
funds and adjust expenditure programs accordingly.  

The Draft S94 Plan Revision 2, exhibited between June and July this year, continues 
to be based on an estimated 2,451 dwellings7. 

Council has requested that this Planning Proposal address whether there any 
implications for Council’s Section 94 planning and does it exceed the cap of 2,544 

                                                
7 While page 1 of the Draft CP refers to an additional 2,541 dwellings we assume this is an error and the reference to 
2,451 dwellings on page 6 is correct. The draft CP retains the same estimated population as in the Current CP and 
there is no discussion to indicate the higher number is correct. 
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dwellings noted by Roads and Maritime Services (RMS) in their submission on the 
Warriewood Valley Strategic Review Addendum report exhibition.  

The Planning Proposal does not provide for any increase in potential dwellings 
beyond that anticipated by the Strategic Review Report.  The development of Central 
Local Park and specifically the southern portion has been anticipated in the adopted 
and revised Section 94 Contributions Plans.  It is assumed that Council has not 
added 3 dwellings to the overall projected yield for the release area of 2,451 
dwellings because of broader projection trends and, while an insignificant quantum, if 
added the total yield remains below that originally envisaged for the release area. 
Further, with the additional 3 dwellings, the total yield would remain below the RMS 
cap of 2,544 dwellings, recommended as a consequence of traffic modelling 
undertaken at that time.  

In practice, an increase in 3 dwellings (being 0.1% of the estimated yield used for 
planning purposes) is unlikely to have any material effect on the capacity of 
infrastructure. However, the unlocking of the development potential of the site could 
assist in the cash flow to Council under its S94 Plan that is required in the delivery of 
local infrastructure, including road upgrades.   

11. What are the views of state and Commonwealth public authorities 
consulted in accordance with the Gateway Determination?  

Consultation with State and Commonwealth public authorities will be required when a 
Gateway Determination is issued. 
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PART 4  MAPPING 

The current Land Zoning Map (Sheet LZN_012) and Height of Buildings Map (Sheet 
HOB_012) will be required to be amended.   Extracts of each of the existing and 
proposed maps are provided below. 

The proposed map amendments are in accordance with the Land Swap Agreement 
entered into by Council with Frasers.  A copy of the Survey Plan indicating areas is 
provided in ATTACHMENT 9.  

 
 
 
 
 
 
Map 1:  Extract of Existing Land Zoning Map (Sheet LZN_012) 
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Map 2: Extract of Proposed Land Zoning Map 
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Map 3: Extract of Existing Height of Buildings Map (Sheet HOB_012) 
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I   

 
Map 4 Extract of Proposed Height of Buildings Map 
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PART 5 COMMUNITY CONSULTATION  

While consultation with the community is not required prior to the Gateway 
Determination, Council in accordance with its standard practice will undertake a ‘non-
statutory’ exhibition of the draft Planning Proposal report. 

Council has undertaken community consultation during the course of the negotiations 
for the land swap that has culminated with this Planning Proposal. 

The matter was first considered by Council at its meeting of 19 May 20148 whereby it 
was resolved: 

1. That Council give in principle support for the development of a large local 
park in Sector 9 of Warriewood Valley.  

2. That the General Manager enter into discussions with surrounding land 
owners with a view to achieving an understanding of the possibilities within 
that area.  

3. That Lot 5, DP 736961 be valued at its highest and best use. 

4. That at the conclusion of discussions, and before reaching a final agreement, 
the General Manager is to report back to Council. 

5. That in parallel to the General Manager’s negotiations that community 
consultation is undertaken with residents of Warriewood Valley and any other 
interested parties with regard to a large local park. 

The matter was again considered at Council’s meeting of 18 May 20159 whereby it 
was resolved: 

1. That the Concept Layout Plan for the Central Local Park, in particular the 
southern half located within Sector 9 be endorsed as an indicative plan only 
and the General Manager be authorised to enter into negotiations with 
Australand, the owner of the adjoining lands to progress this outcome. 

2. That the transaction be captured by a Memorandum of Understanding 
between the parties and be based on the following:  

 The creekline corridor acquisition is completed as a separate financial 
transaction as per the S94 Plan prior to the landswap to establish net 
areas of land involved.  

 An area for area swap of land so that the net open space compared to 
the current rectangle is not reduced.  

 The valuation of the lands to be swapped being based on highest and 
best use.  

 A financial adjustment to be made noting the difference in land 
valuations.  

 The undergrounding of the overhead power where practical as per 
Ausgrid requirements.  

                                                
8 http://portal.pittwater.nsw.gov.au/common/Output/DataworksAccess.aspx?id=p9uNMclCgEU%253d&ext=docx  
9 http://portal.pittwater.nsw.gov.au/common/Output/DataworksAccess.aspx?id=WMt6sxrKykQ%253d&ext=docx  

http://portal.pittwater.nsw.gov.au/common/Output/DataworksAccess.aspx?id=p9uNMclCgEU%253d&ext=docx
http://portal.pittwater.nsw.gov.au/common/Output/DataworksAccess.aspx?id=WMt6sxrKykQ%253d&ext=docx
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 That undergrounded stormwater management along the drainage 
easement be included.  

 The direct provision of full width road infrastructure (excluding parking 
bays on the reserve side) by Australand.  

 The land being swapped to be rezoned to be consistent with the 
intended future land use. In this regard:  

I. the part of the land owned by Council currently zoned 
residential with no dwelling yield would be rezoned to 
residential with a potential yield of 32 dwellings per 
developable hectare;  

II. the part of the land owned by Australand currently zoned for 
residential would be rezoned to recreational and the adjoining 
land not being swapped provided a pro-rata development 
potential where this is already a lower fixed yield.  

 That the landswap area be calculated from the edge of the riparian 
zone (at 25m).  

3. That an updated valuation be obtained from an independent Valuer to 
ascertain the likely land values of the various parcels involved in the overall 
transaction.  

4. That a probity advisor be appointed to oversee and report on this transaction.  

5. That a report be brought back to Council detailing the negotiation, the 
Memorandum of Understanding and the financial aspects of the transaction. 

The deed of agreement was considered at Council’s meeting of 19 March 201610 
whereby it was resolved: 

1. That Council note:  

a. The comprehensive community engagement that has occurred in 
relation to this matter 

b. The terms of the Memorandum of Understanding  

c. The independent valuation advice  

d. The terms of the Deed of Agreement 

e. That the cash adjustment from the proposed land transfers will be 
reinvested into the Section 94 fund to implement the plan as endorsed 
by Council. 

f. The findings of the probity report prepared by Procure Group 
(Attachment 6).  

2. That Council endorse the proposed terms of the land swap and authorise the 
General Manager to sign the deed of agreement for the land swap. 

3. That Council support the progression of the land swap agreement, 
comprising:  

                                                
10 http://portal.pittwater.nsw.gov.au/common/Output/DataworksAccess.aspx?id=zUSXW4GJsrI%253d&ext=docx 

http://portal.pittwater.nsw.gov.au/common/Output/DataworksAccess.aspx?id=zUSXW4GJsrI%253d&ext=docx
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a. Preparation and lodgement of a Planning Proposal to amend Pittwater 
LEP 2014 to reallocate dwelling yield and rezone the future park to a 
recreation zone as outlined in the Deed of Agreement.  

b. Preparation and lodgement of a development application to 
subdivide/consolidate the existing land parcels to enable the transfer 
of land to occur. 

4. That a future report be brought to Council at the completion of the transaction.  

5. That Council endorse the concept masterplan for the southern component of 
the Central Local Park (Figure 2) to enable it to be progressed following the 
land swap. 

6. That Council include stakeholders in the design of the southern component of 
the Central Local Park (Sector 9) 

More consultation will occur following receipt of a Gateway Determination. 
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PART 6 PROJECT TIMELINE  

Council will coordinate the public exhibition and stakeholder consultation phases of 
the Planning Proposal, but it will not seek delegation of the local environmental plan 
preparation and making functions. This is due to the perceived conflict of interest of 
Council having a commercial stake in the completion of the local environmental plan. 
Greater transparency will be achieved if the DPE undertakes these functions. 

This Planning Proposal is the result of a resolution by the former Pittwater Council to 
enter into a land swap to facilitate the delivery of the southern portion of Central 
Local Park.  The rezoning proposed in this Planning Proposal is consistent with the 
Warriewood Valley Strategic Review Report 2012 and the Warriewood Valley 
Strategic Review Addendum Report 2014 as the adopted planning strategy 
documents for the Warriewood Valley Release Area and Council’s resolution of 19 
March 2016. 

The Planning Proposal is consistent with the Guidance for merged councils on 
planning functions (May 2016, Dept Planning & Environment) which states the 
Department will continue to use the Gateway process to also authorise Council’s use 
of its delegation. Further, noting that until elected councils are in place the 
Department will not be authorising council delegations unless the planning proposal 
is for rezonings consistent with an endorsed strategy of the (pre-merger) council. 11 

The following is an indicative timeframe based on Council not being able to account 
for the time it will take the DP&E to prepare the draft local environmental plan: 

 

1. Date of Gateway Determination  1 month from lodgement with 
Department of Planning & 
Infrastructure  

2. Government agency consultation (pre-
exhibition as required by Gateway 
Determination)  

Allow 3 months  

3. Council consideration of submissions, report 
from public hearing and Planning Proposal 
post exhibition  

Allow 1 month  

4. LEP for rezoning prepared by DP&E. New 
LEP amendment gazetted  

Timing subject to DP&E   

 

 

                                                
11 Guidance for merged councils on planning functions, May 2016, Dept P & Et 
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ATTACHMENT 1 – Locality Map 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Source: sixmaps 
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ATTACHMENT 2  Checklist - Consideration of State 
Environmental Planning Policies  

The following SEPP’s are relevant to the former Pittwater (now Northern Beaches) 
Local Government Area.  The Table identifies which of the relevant SEPPs apply to 
the Planning Proposal (or not) and if applying, is the Planning Proposal consistent 
with the provisions of the SEPP. 
 

Title of State 
Environmental 
Planning Policy 
(SEPP) 

Applicable Consistent Reason for 
inconsistency 

SEPP No 1 – 
Development 
Standards 

No Not Applicable - 

SEPP No 14 – 
Coastal Wetlands 

No Not Applicable - 

SEPP No 19 – 
Bushland in Urban 
Areas 

No Not Applicable - 

SEPP No 21 – 
Caravan Parks 

No Not Applicable - 

SEPP No 26 – Littoral 
Rainforests 

No Not Applicable - 

SEPP No 30 – 
Intensive Agriculture 

No Not Applicable - 

SEPP No 32 – Urban 
Consolidation 
(Redevelopment of 
Urban Land) 

No Not Applicable - 

SEPP No 33 – 
Hazardous and 
Offensive 
Development 

No Not Applicable - 

SEPP No 36 – 
Manufactured Home 
Estate 

No Not Applicable - 

http://www.legislation.nsw.gov.au/maintop/scanact/inforce/NONE/0
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Title of State 
Environmental 
Planning Policy 
(SEPP) 

Applicable Consistent Reason for 
inconsistency 

SEPP No 39 – Spit 
Island Bird Habitat 

No Not Applicable - 

SEPP No 44 – Koala 
Habitat Protection 

No Not Applicable - 

SEPP No 50 – Canal 
Estate Development 

No Not Applicable - 

SEPP No 55 – 
Remediation of Land 

 Consistent, site has been 
rezoned to R3 Medium 

Density under prior Planning 
Proposal. 

- 

SEPP No 62 – 
Sustainable 
Aquaculture 

No Not Applicable - 

SEPP No 64 – 
Advertising and 
Signage 

 Consistent, can be applied 
to future development 

applications if advertising 
and signage is proposed.  

- 

SEPP No 65 – Design 
Quality of Residential 
Flat Development 

 Consistent, future 
development of the R3 

Medium Density land will be 
the subject of a 

development application 
addressing compliance with 

this SEPP 

- 

SEPP No 70 – 
Affordable Housing 
(Revised Schemes) 

 Consistent, as applicable to 
Residential zoned land. 

- 

SEPP 71 – Coastal 
Protection 

No Not Applicable - 

SEPP (Affordable 
Rental Housing) 2009 

 Consistent, as applicable to 
Residential zoned land. 

- 

http://www.legislation.nsw.gov.au/maintop/scanact/inforce/NONE/0
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Title of State 
Environmental 
Planning Policy 
(SEPP) 

Applicable Consistent Reason for 
inconsistency 

SEPP (Building 
Sustainability Index: 
BASIX) 2004 

 Consistent, Any future 
residential development will 

need to comply with 
requirements regarding 
building sustainability 

- 

SEPP (Exempt and 
Complying 
Development Codes) 
2008 

 Consistent, as applicable to 
Residential zoned land.  

- 

SEPP (Housing for 
Seniors or People 
with a Disability) 2004 

 Consistent, as applicable to 
Residential zoned land. 

- 

SEPP (Infrastructure) 
2007 

 Consistent, the Proposal 
does not place any 

restrictions on infrastructure 
that would oppose the intent 

of the SEPP 

- 

SEPP (Major 
Development) 2005 

No Not Applicable - 

SEPP (Mining, 
Petroleum Production 
and Extractive 
Industries) 2007 

No Not Applicable - 

SEPP (Miscellaneous 
Consent Provisions) 
2007 

No Not Applicable - 

SEPP (Rural Lands) 
2008 

No Not Applicable - 

SEPP (SEPP 53 
Transitional 
Provisions) 2011 

No Not Applicable - 

SEPP (State and 
Regional 
Development) 2011 

No Not Applicable - 

http://www.legislation.nsw.gov.au/maintop/scanact/inforce/NONE/0
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Title of State 
Environmental 
Planning Policy 
(SEPP) 

Applicable Consistent Reason for 
inconsistency 

SEPP (Sydney 
Drinking Water 
Catchment) 2011 

No Not Applicable - 

SEPP (Sydney 
Region Growth 
Centres) 2006 

No Not Applicable - 

SEPP (Three Ports) 
2013 

No Not Applicable - 

SEPP (Western 
Sydney Employment 
Area) 2009 

No Not Applicable - 

SEPP (Western 
Sydney Parklands) 
2011 

No Not Applicable - 

SEPP (Urban 
Renewal) 2010 

No Not Applicable - 

 
 
 

http://www.legislation.nsw.gov.au/maintop/scanact/inforce/NONE/0
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The following is a list of the deemed SEPP’s (formerly Sydney Regional 
Environmental Plans) relevant to the former Pittwater now Northern Beaches Local 
Government Area. 
 

Title of deemed 
SEPP, being Sydney 
Regional 
Environmental Plan 
(SREP) 

Applicable 
  

Consistent Reason for 
inconsistency 

SREP No 20 – 
Hawkesbury-Nepean 
River (No 2 -1997) 

 Consistent – the additional 
quantum of open space 

zoned RE1 adjacent to the 
riparian zone will assist in 

the aim SREP 20 which is to 
protect the environment of 
the Hawkesbury-Nepean 

River system. 
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ATTACHMENT 3 - Checklist – Consideration of Section 117 
Ministerial Directions 

(Last updated 14 April 2016) 
 
1 Employment and Resources 
 

 Direction Applicable Consistent 

1.1 Business and Industrial Zones No Not Applicable 

1.2 Rural Zones No Not Applicable 

1.3 Mining, Petroleum Production 
and Extractive Industries 

No Not Applicable 

1.4 Oyster Aquaculture No Not Applicable 

1.5 Rural Lands No Not Applicable 
 
Justification for inconsistency 
NIL 
 
 
2 Environment and Heritage 
 

 Direction Applicable Consistent 

2.1 Environmental Protection Zones No Not Applicable 

2.2 Coastal Protection No Not Applicable 

2.3 Heritage Conservation Yes Consistent 
Appropriate Clause in effect 

in PLEP 2014 

2.4 Recreation Vehicle Areas No Not Applicable 

2.5 Application of E2 and E3 Zones 
and Environmental Overlays in 
Far North 
Coast LEPs  

No Not Applicable 

 
Justification for inconsistency 
NIL 
 
 

http://www.planning.nsw.gov.au/lep/directions.asp
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3 Housing, Infrastructure and Urban Development 
 
 
 Direction Applicable Consistent 
3.1 Residential Zones  Consistent. The 

development yields as they 
currently apply under 
Pittwater LEP will be 

maintained.  

3.2 Caravan Parks and 
Manufactured Home Estates 

No Not Applicable 

3.3 Home Occupations  Consistent 
Clauses as they currently 
apply under Pittwater LEP 

will be maintained. 

3.4 Integrating Land Use and 
Transport 

 Consistent 
Clauses as they currently 
apply under Pittwater LEP 

will be maintained. 

3.5 Development Near Licensed 
Aerodromes 

No Not Applicable 

3.6 Shooting Ranges No Not Applicable 
 
Justification for inconsistency 
NIL 
 
4 Hazard and Risk 
 

 Direction Applicable Consistent 

4.1 Acid Sulphate Soils  Consistent, No change to 
the existing mapping for 

Pittwater LEP 2014 
proposed. Despite this we 
note the land is shown as 
only Class 5 Acid Sulfate 
Soils on the LEP Maps 

(which is the lowest rank for 
the hazard in a 1-5 ranking). 

4.2 Mine Subsidence and Unstable 
Land 

No Not Applicable 

4.3 Flood Prone Land  The subject lands are 
identified as flood prone 

land.  

4.4 Planning For Bushfire 
Protection 

 The subject lands are 
partially located within a 

bushfire buffer area 
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Justification for inconsistency with Direction 4.3 

The site is adjoined by Fern Creek on the northern boundary which have been 
identified as flood prone lands. 

Development controls within Pittwater 21 DCP prohibit vertical structures to be 
erected on land comprising the creek line corridor. Development controls also require 
that the creek line corridor be engineered to convey the 1% AEP flood. This land is 
required to be rehabilitated and subsequently dedicated to Council in accordance with 
the Warriewood Valley Section 94 Contributions Plan.  This portion of land is 
proposed to be zoned RE1 Public Recreation and will be Council land under the terms 
of the land swap deed.  

Justification for inconsistency with Direction 4.4  

The land the subject of the Planning Proposal is identified as bush fire prone under 
Council’s Bush Fire Prone Lands Map. The land is already zoned for its intended 
purpose and this will not be altered. This Planning Proposal would have the effect of 
reducing the number of dwellings achieved within the land mapped as Bushfire Buffer 
relocating the dwelling yield provision applying to this land to land not identified as 
Bushfire Prone., This Planning Proposal is inconsistent with this direction insofar as 
consultation has not yet occurred with the NSW Rural Fire Service. Consultation will 
be undertaken during the statutory exhibition period. 



 

17 January 2017 
Planning Proposal Local Central Park 10524 
 
34 

5 Regional Planning 
 

 Direction Applicable Consistent 

5.1 Implementation of Regional 
Strategies 

No Not Applicable 

5.2 Sydney Drinking Water 
Catchments 

No Not Applicable 

5.3 Farmland of State and Regional 
Significance on NSW Far North 
Coast 

No Not Applicable 

5.4 Commercial and Retail 
Development along the Pacific 
Hwy, North Coast 

No Not Applicable 

5.5 Development in the vicinity of 
Ellalong, Paxton and Millfield 

No Not Applicable 

5.8 Second Sydney Airport: 
Badgerys Creek 

No Not Applicable 

5.9 North West Rail Link Corridor 
Strategy 

No Not Applicable 

5.10 Implementation of Regional 
Plans 

Yes Consistent 
Draft Regional Plans 
prepared by GSC.  

Consistency with A Plan for 
Growing Sydney discussed.  

 
Justification for inconsistency 
NIL 
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6 Local Plan Making 
 

 Direction Applicable Consistent 

6.1 Approval and Referral 
Requirements 

 Consistent 
Council will follow procedures 
in progressing this Planning 

Proposal 

6.2 Reserving Land for Public 
Purposes 

 Consistent. The subject 
lands, Land, have been 
identified for open space 

purposes in the Section 94 
Contributions Plan which will 

fund the acquisition of the 
land. 

6.3 Site Specific Purposes  No 

Justification for inconsistency with Direction 6.3  

The Planning Proposal seeks to amend the existing dwelling yield provision applying 
to the subject land. The application of the dwelling yield provisions within the 
Pittwater LEP is well established for the Warriewood Valley Release Area. The 
dwelling yield provisions in Part 6 of the Pittwater LEP 2014 were translated from 
Pittwater LEP 1993 and are not new provisions. 

 
 
7 Metropolitan Planning 
 

 Direction Applicable Consistent 

7.1 Implementation of the 
Metropolitan Strategy 

 Consistent with A Plan for 
Growing Sydney as 
discussed above.  

7.2 Implementation of Greater 
Macarthur Land Release 
Investigation 

No Not Applicable 

7.3 Parramatta Road Corridor 
Urban Transformation Strategy 

No Not Applicable 

 
Justification for inconsistency 
NIL 
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1.0 Executive Summary 
 
 

 
 
Pittwater Council (Council), following consideration of matters arising from the public exhibition, 
has finalised the Warriewood Valley Strategic Review Addendum Report (Addendum Report). 
 

1.1 Background and purpose 
 

In June 2013 Council adopted the Warriewood Valley Strategic Review Report 2012 
(2012 Strategic Review) as the contemporary planning framework for the majority of 
undeveloped residential lands in the Warriewood Valley Release Area (Release Area).  
 
The 2012 Strategic Review re-examined the Warriewood Valley Planning Framework 
2010 (2010 Planning Framework). The review process aimed to identify residential 
lands with development capability greater than their designated capability under the 
2010 Planning Framework. The 2012 Strategic Review also investigated development 
opportunities in the Southern Buffer.  
 
As a result of significant environmental constraints, existing development or current 
use, several sectors within the Release Area were not considered by the 2012 
Strategic Review or identified with a forward path.  
 
The purpose of this Addendum Report is to identify and recommend a forward path for 
these remaining sectors. 
 

1.2 The review process 
 

1.2.1  Identification of sectors to be reviewed 
 
A preliminary review of land parcels within the Release Area identified the 
sectors without a forward path following the completion of the 2012 Strategic 
Review.  
 
Until this review, these sectors have retained their land use designation 
under the 2010 Planning Framework, with the onus on individual landowners 
to alter the zoning of their land through the lodgement of a Planning 
Proposal.  
 
In addition several sectors were not discussed in the 2012 Strategic Review 
as they were considered to be developed. Some of these sectors have been 
re-considered within the Addendum Report to ensure a contemporary 
forward path for all properties within the Release Area is provided. 
Additionally Sector 801 was re-examined given it was the preferred location, 
under the 2010 Planning Framework, for the Focal Neighbourhood Centre.  
 
These sectors and their reason for exclusion under the 2012 Strategic 
Review are identified in Table A. 
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Table A: Sectors subject to further review 
 

Sector Property Address Reason for exclusion from 
2012 Strategic Review  

172 1A Boondah Road 

Investigated however 
unresolved or outstanding 

issues remain. 

173 9A Boondah Road 

174 9 Boondah Road 

Southern Buffer 2, 4, 6 Jacksons Road and 1, 2, 2A, 3, 
4A, 6, 8, 10, 12 Boondah Road 

120-122 Mona Vale Road 120 and 122 Mona Vale Road 

10A.1 Portion of 115 Orchard Street 

10A.2 Portion of 111, 111A and 113 Orchard 
Street 

901A 
204 and 206 Garden Street, 

2, 2A, 4, 4A, 6 and 6A Orchard Street 
and 

9, 10 and 13 Fern Creek Road 
901C 12 Fern Creek Road 

901D 1 Fern Creek Road 

901E Portion of 12 Orchard Street 

901G 11 Fern Creek Road 

901H Portion of 4 & 5 Fern Creek Road 

102 185 Warriewood Road 

Not investigated due to 
employment generating land 

use designation or zone. 

103 10c, 10d, 12a, 12b, 12c, 14a, 14b, 14c & 
16a Ponderosa Parade 

104 3 Harris Street  

105 15 Jubilee Avenue 

702 10 Jubilee Avenue 

3 14 Macpherson Street 

Not investigated as they were 
considered to be developed. 

201 4 Walana Crescent 

202 14 Walana Crescent 

203 3 Harrier Place 

204 79 Cabbage Tree Road 

802 5 Forest Road (Mater Maria Catholic 
College) 

10C 194 Garden Street 

Buffer Area 2 6-12 Macpherson Street 
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1.2.2 Opportunities and constraints analysis  

Following the identification process, a desktop analysis of opportunities and 
constraints was undertaken to determine the most suitable future 
development. The following factors were considered during the review to 
determine the most appropriate land use and a suitable forward path for 
each of the sectors:  

• Known environmental affectations, 
• Zoning under the Pittwater Local Environmental Plan 2014 (PLEP 

2014),  
• Existing development on the site and likelihood of redevelopment, 
• Outcomes and recommendations of various development 

assessments previously undertaken for particular sites, 
• Recommendations of Council’s contemporary strategic and land use 

planning policies. 
 

With regard to the investigation of environmental affectations, a land 
capability assessment was undertaken based on Council’s available 
mapping data. This considered environmental constraints including bushfire 
(updated with the adopted Pittwater 2013 Bush Fire Prone Land Map), 
flooding (updated with the adopted Narrabeen Lagoon Flood Study 2013), 
biodiversity and slope.  
 
During the exhibition of the Addendum Report the Pittwater Local 
Environmental Plan 2014 (PLEP 2014) was published and came into effect 
on 27 June 2014. The provisions of the published PLEP 2014 were 
considered in finalising the Addendum Report.  

 
1.3 Recommendations  

 
The opportunities and constraints analysis identified a number of sectors constrained 
by environmental factors or their existing land uses, as well as other relatively less 
constrained sectors with future development opportunities. 
 
Based on the analysis undertaken, the Addendum Report recommends a number of 
amendments to the Warriewood Valley Release Area boundary, including removing 
some properties. It also recommends changes to the land uses designated for 
particular sectors under the 2010 Planning Framework, reflecting the current 
development constraints and opportunities. 

 
The Release Area will be reduced from approximately 199 hectares to approximately 
195 hectares.  

 
The recommended approach for each individual sector is summarised in Table B. 
These recommendations will result in a net increase of 17 dwellings within the Release 
Area.  

 
1.4 Provision of infrastructure and services 

 
The recommendations of the Addendum Report will result in a net increase of 17 
dwellings within the Release Area. This relatively minor increase in dwelling yield is 
unlikely to have a significant impact on the requirements for infrastructure and services 
in the Release Area. The additional yield is able to be accommodated through a minor 
amendment to the Warriewood Valley Section 94 Contributions Plan (Section 94 Plan).  
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1.5 Conclusion 
 
The Addendum Report has provided an opportunity to re-examine the opportunities 
and constraints affecting the remaining sectors in the Release Area based on the most 
current information available. The Addendum Report re-evaluates the sector 
boundaries and the land uses for these sectors. 
 
The recommended forward path for each sector has considered the relevant 
environmental constraints and the patterns of existing development, and will result in 
appropriate levels of development within the Release Area.  
 
The Addendum Report, supported by an opportunities and constraints analysis based 
on contemporary information, is consistent with the community’s expectations for the 
Release Area and will ensure continuity across Council’s strategic and land use 
planning documents.  
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Table B: Summary of recommendations 
 

Sector Property Address 2010 Planning Framework 
Land Use Designation Recommendations Additional 

Dwellings 

102 185 Warriewood Road Industrial 

Employment Generating land use designation 
recommended. 

Recommend landowners pursue opportunities to 
amalgamate to facilitate development. 

- 

103 
10c, 10d, 12a, 12b, 12c, 14a, 
14b, 14c & 16a Ponderosa 

Parade 
Industrial 

Employment Generating land use designation 
recommended. 

Recommend landowners pursue opportunities to 
amalgamate to facilitate development. 

- 

104 3 Harris Street Industrial Employment Generating land use designation 
recommended. - 

105 15 Jubilee Avenue Industrial 

Employment Generating land use designation 
recommended. 

Recommend landowners pursue opportunities to 
amalgamate to facilitate development. 

- 

172 1A Boondah Road Conservation/Open Space 

Amend Release Area boundary to include property within 
Southern Buffer sector. 

Passive Recreation land use designation recommended. 

- 

173 9A Boondah Road Employment Generating Remove from Release Area. - 

174 9 Boondah Road Employment Generating Remove from Release Area. - 
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Sector Property Address 2010 Planning Framework 
Land Use Designation Recommendations Additional 

Dwellings 

Southern 
Buffer 

2 and 4 Jacksons Road and 
2, 2A, 3, 4A, 6, 8, 10, 12 

Boondah Road 

Employment Generating and 
Conservation/Open Space Recreation Area land use designation recommended. - 

1 Boondah Road Employment Generating Infrastructure land use designation recommended. - 

6 Jacksons Road Employment Generating No development potential due to environmental 
affectations. - 

702 Portion of 10 Jubilee Avenue  Employment Generating Remove from Release Area. - 

201 4 Walana Crescent Traditional Residential Remove from Release Area. 0 

202 Portion of 14 Walana 
Crescent  Traditional Residential 

Residential – Low Density land use designation 
recommended. 

Reduce yield from 4 dwellings to 1 dwelling.1 

-3 

203 Portion of 3 Harrier Place  Traditional Residential 

Residential – Low Density land use designation 
recommended. 

Maintain maximum yield of 4 dwellings.2 

0 

204 Portion of 79 Cabbage Tree 
Road  Traditional Residential Remove from Release Area. 0 

Buffer Area 2 
and Sector 3 4 -16 Macpherson Street Medium Density Residential Recommend sector boundaries be amended to 

amalgamate these sectors. Retain land use designation. 0 

801 23B Macpherson Street Medium Density Residential Residential – Medium Density and Focal Neighbourhood 
Centre land use designation recommended. 0 

 

                                                
1 Sector 20 Masterplan allocated 4 dwellings to this property.  
2 Sector 20 Masterplan allocated 4 dwellings to this property.  
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Sector Property Address 2010 Planning Framework 
Land Use Designation Recommendations Additional 

Dwellings 

802 Portion of 5 Forest Road  Medium Density Residential 

Infrastructure land use designation recommended. 

Entire land parcel to be rezoned to SP2 Infrastructure 
(Educational Establishment). 

0 

9 Fern Creek 
Road 9 Fern Creek Road Mixed Residential Recreation land use designation recommended. 0 

901A 

204 and 206 Garden Street, 
2, 2A, 4, 4A, 6 and 6A 

Orchard Street and 9, 10 and 
13 Fern Creek Road 

Mixed Residential Clarify the dwelling yield allocation for each land parcel 
within the sector. 0 

901C and G 12 and 11 Fern Creek Road Mixed Residential Recommend that Sectors 901C and 901G be required to 
be developed together. 0 

901H Portion of 4 & 5 Fern Creek 
Road  Mixed Residential 

Recommend sector boundary be amended to identify only 
the battle-axe handles of the properties as within the 

Release Area.  

Residential – Medium Density land use designation 
recommended for battle-axe handles. 

Recommend battle-axe handles be rezoned R3 Medium 
Density Residential and a maximum yield of 3 dwelling be 

attributed. 

Remainder of the original sector to be removed from the 
Release Area. 

3 

10A.1 Portion of 115 Orchard Street Mixed Residential Remove from Release Area. 0 

10A.2 Portion of 111, 111A and 113 
Orchard Street Mixed Residential Remove from Release Area. 0 
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Sector Property Address 2010 Planning Framework 
Land Use Designation Recommendations Additional 

Dwellings 

120 and 1223 120 and 122 Mona Vale 
Road 

Conservation/Open Space 

Not originally identified as a 
development sector within 

Release Area 

Recommend to be identified as two separate sectors. 

Residential - Low Density land use designation 
recommended for Sector 120 (known as Clause 6.2 on 

Urban Release Area Map). 

Conservation land use designation recommended for 
Sector 122.  

0 

Creek line 
corridor land 
within Buffer 

Area 1 
subsectors 

23 to 53A Warriewood Road 
inclusive 

Creek line corridor - Subject to 
environmental constraints 

Recommend that only 25 metre corridor either side of the 
creek centreline be identified as Creek Line Corridor. - 

Additional Dwellings 17 

 

                                                
3 Properties rezoned by Joint Regional Planning Panel Sydney East (acting as the Relevant Planning Authority). In rezoning the land, the no maximum yield was allocated; rather 
minimum lot size provisions apply.  
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2.0 Why are we undertaking the Warriewood 
Valley Strategic Review Addendum Report? 

 
 

 
2.1  Completion of Warriewood Valley Strategic Review Report 2012  

 
The Warriewood Valley Strategic Review 2012 (2012 Strategic Review) was 
commenced in 2011 in response to the Planning Assessment Commission’s (PAC) 
approval of the development at 79-91 Macpherson Street, Warriewood4 under the 
former Part 3A provisions of the Environmental Planning and Assessment Act 1979 
(EP&A Act). 
 
In approving the development, the PAC recommended that Council and the then 
Department of Planning and Infrastructure review the dwelling densities, height 
controls, the current transport network and necessary improvement works, and 
infrastructure demands in Warriewood Valley and the surrounding area. The PAC 
recommended that the review seek to clarify the subregional role of Warriewood 
Square, how it relates to the rest of Warriewood Valley, the potential for higher density 
residential development and the opportunity for employment-generating developments 
adjacent to Warriewood Square. 
 
The 2012 Strategic Review investigated all residential sectors within the Release Area 
considered undeveloped, as well as land within the Southern Buffer. Sectors 
designated for non-residential development (with the exception of the Southern Buffer) 
were not investigated.   
 
For the majority of undeveloped residential sectors, the 2012 Strategic Review found 
that residential densities up to a maximum of 32 dwellings per developable hectare 
could be achieved. Table 1 details the sectors afforded this change under the 2012 
Strategic Review, as well as those sectors completed prior to the commencement of 
the 2012 Strategic Review, requiring no further investigation.  
 
Some undeveloped sectors, due to significant environmental constraints were not 
recommended a forward path under the 2012 Strategic Review, however have been 
rezoned since the completion of the review.5 These sectors are discussed further in 
this report to confirm their forward path. These sectors are listed in Table 2.  
 
For the remaining sectors not identified with a forward path under the 2010 Strategic 
Review Council’s resolution of 12 June 2013 identified that a future review would be 
undertaken to address these. Tables 3 and 4 identify these sectors. 
 
Table 3 lists the remaining undeveloped residential sectors that due to significant 
constraints were not investigated or identified with a forward path under the 2012 
Strategic Review. This table also includes Sector 801, which while designated with a 
forward path in terms of its potential for residential development, was not considered in 
terms of the location for the Focal Neighbourhood Centre for the Release Area.  
 
Table 4 lists the remaining undeveloped land identified as employment generating 
sectors under the 2010 Planning Framework. This includes the Southern Buffer, which 
due to the significant environmental constraints and divergent landowner expectations, 
was not recommended a future land use designation under the 2012 Strategic Review.

                                                
4 Property known as 14-18 Boondah Road, Warriewood at time of approval.  
5 Council resolution of 12 June 2013.  
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Table 1: Sectors afforded a forward path under 2012 Strategic Review or completed prior to the review 
 

Sector Density (dwellings/developable 
hectare)6 Zoning under the PLEP 2014 Development Considered Complete? 

1 15 R3 Medium Density Residential Yes (Pre 2012) 

101 26 R3 Medium Density Residential No 

2 15 R3 Medium Density Residential Yes (Pre 2012) 

301 32 R3 Medium Density Residential No 

302 32 R3 Medium Density Residential No 

303 32 R3 Medium Density Residential No 

501 32 R3 Medium Density Residential No 

6 N/A - Designated for employment 
generating development IN2 Light Industrial Yes (Pre-2012) 

701 N/A - Designated for employment 
generating development B7 Business Park Yes (Pre-2012) 

8 25 R3 Medium Density Residential Yes (Pre 2012) 

801 32 R3 Medium Density Residential No 

901A 32 R3 Medium Density Residential No 

901B 32 R3 Medium Density Residential No 

901C 32 R3 Medium Density Residential No 

901F 10 R3 Medium Density Residential No 

                                                
6 Developable area is the site area excluding the creek line corridor land. 
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Sector Density (dwellings/developable 
hectare)7 Zoning under the PLEP 2014 Development Considered Complete 

9 Fern Creek Road 0 R3 Medium Density Residential No 

10 15 R3 Medium Density Residential Yes (Pre 2012) 

10B 20 R3 Medium Density Residential No 

11 25 R3 Medium Density Residential Yes (Pre 2012) 

12 15 R3 Medium Density Residential Yes (Pre 2012) 

12A 218 R3 Medium Density Residential Yes (Pre 2012) 

20 Less than 10 R3 Medium Density Residential Yes (Pre 2012) 

Buffer Area 1A 20 R3 Medium Density Residential Yes (Pre 2012) 

Buffer Area 1B 32 R3 Medium Density Residential No 

Buffer Area 1C 32 R3 Medium Density Residential No 

Buffer Area 1D 32 R3 Medium Density Residential No 

Buffer Area 1E 32 R3 Medium Density Residential No 

Buffer Area 1F 32 R3 Medium Density Residential No 

Buffer Area 1G 32 R3 Medium Density Residential No 

Buffer Area 1H 32 R3 Medium Density Residential No 

Buffer Area 1I 32 R3 Medium Density Residential No 

                                                
7 Developable area is the total site area excluding the creek line corridor land, measured as 25 metres either side of the creek centreline. 
8 Developed prior to Sector 12 master plan.  
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Sector Density (dwellings/developable 
hectare)9 Zoning under the PLEP 2014 Development Considered Complete 

Buffer Area 1J 32 R3 Medium Density Residential No 

Buffer Area 1K 32 R3 Medium Density Residential No 

Buffer Area 1L 32 R3 Medium Density Residential No 

Buffer Area 1M 0 R3 Medium Density Residential No 

Buffer Area 2A 25 R3 Medium Density Residential No 

Buffer Area 3A 6010 R3 Medium Density Residential Yes (Pre 2012) 

Buffer Area 3B 32 R3 Medium Density Residential No 

                                                
9 Developable area is the total site area excluding the creek line corridor land, measured as 25 metres either side of the creek centreline. 
10 Development approved by Planning Assessment Commission under Part 3A of EP&A Act 1979 (provision now repealed). 
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Table 2: Sectors rezoned following completion of 2012 Strategic Review 
 

Sector Density (Dwellings/ developable 
hectare)11 Zoning under the PLEP 2014 Reason for Rezoning 

901D and 901E 10 R3 Medium Density Residential 

Forward path adopted by Council on 12 June 2013. 

Rezoned in accordance with Council decision of 12 
June 2013. 

901G 10 R3 Medium Density Residential 

Forward path adopted by Council on 12 June 2013. 

Rezoned in accordance with Council decision of 12 
June 2013. 

120 Mona Vale Road  

Undefined. The property is 
identified on the Minimum Lot 

Size map, allowing the property to 
be subdivided to a range of lot 

sizes. 

Part E4 Environmental Living and 
R2 Low Density Residential 

Rezoned by Joint Regional Planning Panel Sydney 
East (acting as the Relevant Planning Authority).  

A portion of site (creekline corridor zoned E2 
Environment Conservation) is identified on the Land 

Reservation Acquisition Map under PLEP 2014. 

122 Mona Vale Road - E2 Environmental Conservation 

Rezoned by Joint Regional Planning Panel Sydney 
East (acting as the Relevant Planning Authority).  

The entire site is identified on the Land Reservation 
Acquisition Map under PLEP 2014. 

 

                                                
11 Developable area is the total site area excluding the creek line corridor land, measured as 25 metres either side of the creek centreline. 
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Table 3: Remaining residential sectors identified for review  
 

Sector Land Use Designation as per 2010 
Planning Framework 

Density (Dwellings/ 
developable 

hectare)12 for original 
‘whole of sector’13 

Zoning under the PLEP 2014 Reason for consideration 

3 & Buffer Area 
2 Medium Density Residential 25 (Sector 3 and 

Buffer Area 2) R3 Medium Density Residential Anomaly due to development 
across sector boundaries. 

801 

Medium Density Residential 

Identified as location for  the Focal 
Neighbourhood Centre 

25 (Sector 8) 
R3 Medium Density Residential 

Schedule 1 Additional Permitted Use14 

Sector not confirmed as location 
for Focal Neighbourhood Centre. 

802 Medium Density Residential 25 (Sector 8) RU2 Rural Landscape Current land use inconsistent 
with Land Use Designation.  

901A Mixed Residential 25 (Sector 9) R3 Medium Density Residential 
Uncertainty surrounding dwelling 

yield allocation for individual 
properties within sector 

901C Mixed Residential 25 (Sector 9) R3 Medium Density Residential Sector required to be developed 
with 901G 

901G Mixed Residential 25 (Sector 9) R3 Medium Density Residential Sector required to be developed 
with 901C 

901H Mixed Residential 25 (Sector 9) RU2 Rural Landscape No outcome under 2012 
Strategic Review. 

10A.1 Mixed Residential 15 (Sector 10) RU2 Rural Landscape No outcome under 2012 
Strategic Review. 

                                                
12 Developable area is the total site area excluding the creek line corridor land, measured as 25 metres either side of the creek centreline. 
13 The ‘whole of sector’ approach was established for the Release Area under the Draft Warriewood Valley Planning Framework 1997 and retained until the 2012 Strategic Review. A 
maximum density was historically allocated across a whole sector, acknowledging that the development within the sector may occur at a range of dwelling densities based on the 
characteristics and constraints within the sector.  
14 Schedule 1, Clause 20 permits development for the purposes of restaurants and cafes and permits neighbourhood shops larger in floor area than otherwise permitted under PLEP 
2014. 
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Sector Land Use Designation as per 2010 
Planning Framework 

Density (Dwellings/ 
developable 

hectare)15 for original 
‘whole of sector’16 

Zoning under the PLEP 2014 Reason for consideration 

10A.2 Mixed Residential 15 (Sector 10) RU2 Rural Landscape No outcome under 2012 
Strategic Review. 

10C Mixed Residential 15 (Sector 10) R3 Medium Density Residential Capacity to be redeveloped. 

201 Traditional Residential 8 (Sector 20) SP2 Infrastructure (Cemetery) Current use inconsistent with 
Land Use Designation. 

203 Traditional Residential 8 (Sector 20) R3 Medium Density Residential Residue lot of Sector 20. 

204 Traditional Residential Not rezoned with rest 
of Sector 20 

RU2 Rural Landscape Residue lot of Sector 20. 

                                                
15 Developable area is the total site area excluding the creek line corridor land, measured as 25 metres either side of the creek centreline. 
16 The ‘whole of sector’ approach was established for the Release Area under the Draft Warriewood Valley Planning Framework 1997 and retained until the 2012 Strategic Review. A 
maximum density was historically allocated across a whole sector, acknowledging that the development within the sector may occur at a range of dwelling densities based on the 
characteristics and constraints within the sector.  
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Table 4: Employment generating sectors identified for review 
 

Sector Land Use Designation under 2010 
Planning Framework 

Zoning of land within the Release Area under the 
PLEP 2014 Reason for consideration 

102 Industrial IN2 Light Industrial Undeveloped residue lot of 
Stage 1 Release 

103 Industrial IN2 Light Industrial Undeveloped residue lot of 
Stage 1 Release 

104 Industrial IN2 Light Industrial Undeveloped residue lot of 
Stage 1 Release 

105 Industrial IN2 Light Industrial Undeveloped residue lot of 
Stage 1 Release 

172 Conservation/Open Space RE1 Public Recreation No outcome under 2012 
Strategic Review. 

173 Employment Generating SP2 Infrastructure (Sewerage System) No outcome under 2012 
Strategic Review. 

174 Employment Generating SP2 Infrastructure (Sewerage System) No outcome under 2012 
Strategic Review. 

Southern Buffer Employment Generating 

Part RU2 Rural Landscape, SP2 Infrastructure 
(Public Administration Building), RE1 Public 

Recreation and SP2 Infrastructure (Community 
Facility) 

No outcome under 2012 
Strategic Review. 
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2.2 Review of other Pittwater-wide policies and studies since the completion of the 
2012 Strategic Review  
 
2.2.1 Narrabeen Lagoon Flood Study 2013  
 

A review of the Narrabeen Lagoon Flood Study 1990 commenced in 2010.  
 
Narrabeen Lagoon Flood Study 201317 was adopted in November 2013. The 
study resulted in a slight increase in flood levels from the previously adopted 
design flood conditions for Narrabeen Lagoon. This information has been 
incorporated in the flood mapping layer utilised for the composite capability 
map for this report.  
 
The updated flooding information has also been reflected in minor 
amendments to Council’s planning documents, including the Pittwater 21 
Development Control Plan, relevant Section 149(2) notations and the 
Narrabeen Creek Sea Level Rise Investigation Area.  

 
2.2.2 Pittwater Bushfire Prone Lands Map  
 
 Council’s bushfire mapping was updated in 2013 in accordance with the 

Rural Fires Act 1997 and Environmental Planning and Assessment 
Amendment Act 2008.  
 
The Bushfire Prone Lands Map for Pittwater 2013 was adopted by Council in 
March 2013 and certified by the Rural Fire Service in June 2013. These 
maps have been used to inform the composite capability map developed for 
this report. 

 
2.2.3 Pittwater Public Open Space and Recreation Strategy 2014  
  
 In 2012, Council commenced a review of the Pittwater Open Space, 

Bushland and Recreation Strategy 2000 and aimed at: 
• Enhancing existing public open space, sport and recreation networks, 
• Encouraging social ownership and the desire to protect and use 

networks in such a way that enhance Pittwater’s natural areas and 
cultural heritage. 

• Expanding public open space, sport and recreation networks for the 
benefit of future generations that considers the needs of the community 
for social interaction, public health, provision of access for all, and that 
are sustainable in economic and environmental terms. 

• Improving the quality of public open space through upgrading and 
managing existing networks as well as consideration given to 
purchasing additional land and the sale of surplus land. In particular, 
additional land for sports fields is required to service the growing 
population. 

 
The Pittwater Public Space and Recreation Strategy 2014 (Open Space 
Strategy) identifies: 
• Opportunities to, where feasible, upgrade and expand the public open 

space network for the benefit of the broader community, 
• The need to promote programs that support social interaction, access 

for all and are sustainable in economic and environmental terms,  

                                                
17 BMT WBM (2013) Narrabeen Lagoon Flood Study 2013, prepared for Warringah and Pittwater Councils. 
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• Provision of well designed, safe open spaces that protect and enhance 
the natural environment, identify cultural heritage and consider 
aesthetics, sustainability and ‘sense of place’, 

• The need to improve equity in the distribution of public open space and 
recreational opportunities, 

• Provision of multi-use spaces that promote intergenerational use 
including additional opportunities for an ageing population and for 
children and young people. 

 
Specific recommendations are proposed for tourism opportunities and for the 
following public spaces: 
• Nature Conservation Areas, 
• Walking, Cycling and Equestrian Tracks, 
• Ocean Beaches, 
• Foreshore Reserves and Waterways, 
• Large Developed Parks, 
• Structured Sports and Recreation Areas, 
• Sports fields, 
• Indoor Sports and Recreation Facilities, 
• Village Greens, Culture and Leisure. 

 
The Open Space Strategy confirms that there is a significant undersupply of 
recreation areas in the Pittwater Local Government Area (LGA). The review 
recognised the importance of the release areas (being Warriewood Valley 
and Ingleside) providing places for recreation and other facilities to meet the 
needs of their incoming populations to ensure that the demands of any 
additional population do not further exacerbate the existing shortage of 
recreation areas. 
 
This strategy was adopted by Council on 13 October 2014.  

 
2.3 Moving from the Warriewood Valley Planning Framework 2010  

 
For those lands not identified with a forward path under the 2012 Strategic Review, 
listed in Tables 3 and 4 above, the 2010 Planning Framework continued to apply as 
the planning strategy for these sectors. The 2010 Planning Framework specifies a land 
use designation and, for residential sectors, a maximum residential density. 
 
In accordance with Council’s resolution of 12 June 2013, a review of the 2010 Planning 
Framework as it applies to the remaining lands in the Release Area is necessary to 
confirm a contemporary forward path for all sectors.  
 
The Addendum Report seeks to identify the forward path for the sectors identified in 
Tables 3 and 4. The Addendum Report also seeks to clarify and correct anomalies that 
have arisen as sectors within the Release Area have been progressively rezoned and 
developed.  
 

2.4 Warriewood Valley Section 94 Contributions Plan 
 
At its meeting of 12 June 2013, Council in adopting the 2012 Strategic Review also 
directed that a review of the Section 94 Plan be undertaken to articulate additional 
infrastructure commensurate with the development anticipated in Warriewood Valley 
under the 2012 Strategic Review. At the time, among the other additional infrastructure 
requirements, Council was advised of the increase in open space requirements, 
particularly the quantum of active open space land for sports fields.  
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The review of the Section 94 Plan included the consideration of the recommendations 
of the Warriewood Valley Strategic Review Economic Feasibility Study (Hill PDA, 
2011).18 

 
2.5 Forward Path 

 
The Addendum Report will be a supplement to the 2012 Strategic Review, so as to 
achieve a single comprehensive document applying to all undeveloped lands in the 
Warriewood Valley Release Area.  
 
The 2012 Strategic Review, together with the Addendum Report, supersede the 2010 
Planning Framework, and form the strategic planning framework for the development of 
land in the Release Area. 

 
 
 

                                                
18  Hill PDA (2011) Warriewood Valley Strategic Review Economic Feasibility Study, prepared for NSW Department of 
Planning and Infrastructure and Pittwater Council. 
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3.0 The Review Process 
 
 
 
 

3.1 Identifying the land to be reviewed 
 

The PAC’s determination report (2010) advocated for a ‘…comprehensive study of all 
undeveloped sites in the Valley including the future role of Warriewood Centre and the 
development potential around the centre…’ 

 
The 2012 Strategic Review identified a forward path for undeveloped lands that were 
capable of intensified residential development, generally at a density up to 32 dwellings 
per developable hectare.  
 
A review of all land parcels in Warriewood Valley was undertaken to identify the sites 
not afforded a forward path following the completion of the 2012 Strategic Review. In 
addition several sectors were not investigated by the 2012 Strategic Review as they 
were considered to be developed. These sectors have been further investigated to 
ensure a forward path for all properties within the Release Area is provided.  
 
Based on the 2012 Strategic Review’s Undeveloped Lands Map,19 the following criteria 
were used to identify the sites subject to this review: 
 
• Sites investigated by the 2012 Strategic Review but outstanding or unresolved 

issues remain, 
• Sites not investigated by 2012 Strategic Review due to employment generating 

land use designation under 2010 Planning Framework or zone, 
• Sites not investigated by the 2012 Strategic Review because they were considered 

to be developed or had an approved masterplan applying to the site. 
 

The sectors identified for review are depicted in Map 1. 
 

                                                
19 Pittwater Council and Department of Planning & Infrastructure (2012) Warriewood Valley Strategic Review Report 
2012, Map 2, p. 29. 
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Map 1: Land to be reviewed (corresponds with Sectors listed in Tables 3 & 4) 
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3.2 Factors considered during the opportunities and constraints analysis 
  

The following factors were considered during the desktop review to determine the most 
appropriate land use and a suitable forward path: 

 
•  Known environmental affectations, 
•  Zoning under the PLEP 2014,20 
•  Existing development on the site and likelihood of redevelopment, 
•  Outcomes and recommendations of various development assessments 

previously undertaken for particular sites, 
•  Recommendations of Council’s contemporary strategic and land use planning 

policies. 
 
The process for assessing known environmental affectations is discussed in more 
detail in Section 3.3.  

  
3.3 Process for assessing environmental affectations 
 

The land capability mapping exercise utilised for the 2012 Strategic Review was again 
used for this review to assess environmental affectations. Since the completion of the 
2012 Strategic Review, Council has acquired more current flooding and bushfire data. 
This information has been incorporated into the bushfire and flooding map layers which 
were utilised for land capability mapping exercise undertaken for this review (see 
Appendix 1).   
 
The land capability mapping process builds geographical layers to produce a visual 
representation of areas with lower or higher levels of development capability. 
Seventeen individual base map layers have been prepared for the Pittwater Local 
Government Area, each map representing an environmental, economic or social 
characteristic that influences land use decisions. The map layers also identify issues 
that should be addressed in the future management of the land. The following layers 
were used to prepare the overall Composite Capability Map. 
 
• Bushfire (updated based on Bushfire Prone Lands Map for Pittwater 2013 

adopted by Council on 4 March 2013 and certified by the Rural Fire Service on 
17 June 2013), 

• Flooding (updated based on Narrabeen Lagoon Flood Study 2013 adopted by 
Council on 4 November 2013), 

• Acid sulphate soils, 
• Biodiversity, 
• Climate change including sea level rise, 
• Coastal processes, 
• Cultural (heritage value), 
• Estuarine processes, 
• Foreshores and water bodies, 
• Geotechnical, 
• Proximity to ridgelines, 
• Proximity to watercourses, 
• Sewer availability, 
• Slope, 
• Water availability. 

                                                
20 Pittwater Local Environmental Plan 2014 (PLEP 2014) was published and came into effect on 27 June 2014. The 
provisions of the published LEP were considered in finalising this report.  
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The constraints map layers have been divided into the following three classes:  
 

• Class A: Low restriction to intensification of development.  
Existing development may require generic management prescriptions to 
achieve sustainable land use. Intensification of development must be confined 
to defined targets to maintain sustainability. 

 
• Class B: Moderate restriction to intensification of development.  

Existing development forms require generic management prescriptions to 
achieve sustainable land use. Any intensification needs site specific 
investigation and must address constraints. 
 

• Class C: Significant restriction to intensification of land use.  
Existing development forms require site specific and detailed management 
prescription to achieve sustainable land use. Any intensification must fully 
address each specific constraint. 

 
The map layers are combined into a single layer to form a Composite Capability Map, 
categorising the land in terms of its level of development capability. The land capability 
classifications are outlined in Table 5. 
 
Table 5: Land capability classifications 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
For the purpose of this review, the Composite Capability Map produced did not include 
the proximity to centres and public transport links base map layers as these issues will 
not significantly affect the development capability of the land. This is consistent with the 
approach applied for the 2012 Strategic Review. 
 
The outcomes of the land capability exercise are discussed in Chapter 4. The 
Composite Capability Map produced for this review is depicted in Chapter 4 in Map 2. 

Map 
Classification Level of Capability Categories from Composite Maps 

1 Most 
All A’s: areas of land that were mapped 

as suitable for development or 
intensification. 

2 More 

All A and B: areas of land that were 
mapped as having at least one moderate 

constraint to development or 
intensification. 

3 Moderate 

Only have one instance of C: areas of 
land that were mapped as having one 
severe constraint to development or 

intensification. 

4 Less 

Two instances of C: areas of land that 
were mapped as having two instances of 

a severe constraint to development or 
intensification. 

5 Least 

Three or more instances of C: areas of 
land that were mapped as having three or 
more severe constraints to development 

or intensification. 
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3.4 Community engagement process 
 
A strategy for community engagement was devised for this review based on Council’s 
Community Engagement Policy and Procedures. The strategy includes the following: 
 

• Notification to all affected landowners of the recommendations of the draft 
Addendum Report, inviting them to meet with Council staff to discuss the 
recommendations for their property, 

• Notification to the local community representative group which represents the 
interest of Warriewood Valley landowners advising them of the release of the 
draft Addendum Report, 

• Media releases and website updates,  
• Advertisement in the local newspaper advising of the exhibition of the draft 

Addendum Report, and   
• Public exhibition of the draft Addendum Report for a minimum of 28 days. 

 
The implementation of the strategy has ensured that all stakeholders in the community, 
whether affected directly or indirectly by the recommendations of the draft Addendum 
Report, were adequately informed and provided with opportunities to voice their 
concerns.  
 

3.5 Probity Advisor 
 
It was identified that probity issues could arise from the mixed ownership of land in the 
Warriewood Valley Release Area, being Crown, Council and privately owned land. A 
probity advisor was engaged to oversee the governance established for the completion 
of this review and to prevent real and perceived conflicts of interest.  
 
The scope of works undertaken by the probity advisor includes: 

• Providing probity advice and services in relation to the public exhibition of the 
draft Addendum Report, 

• Attending meetings with landowners during the exhibition period where it is 
deemed there may be a potential conflict of interest, and 

• Overseeing the submission review process and, where necessary, providing 
advice on key decisions associated with finalising the Addendum Report.  

 
The probity advisor has audited the processes undertaken in finalising this report and 
prepared a Probity Report that accompanies the Addendum Report.  
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4.0 Results  
 

 

 
4.1  Summary of results 

 
The desktop review identified a number of sectors constrained by environmental 
affectations or by their existing development or land uses. The most significant 
constraints included the following: 
 

• Bushfire, 
• Flooding, 
• Access, 
• Biodiversity, 
• Site configuration and size. 

 
Conversely, other sectors were relatively less constrained and identified as having 
future development opportunities. 

 
The land capability assessment undertaken for this review has produced a Composite 
Capability Map depicted in Map 2.  
 
This chapter summarises the outcomes of the opportunities and constraints analysis 
process (as described in Section 3.2 and 3.3) undertaken for each sector.  
 
The detailed opportunities and constraints analysis for individual sectors is contained in 
Appendix 2.  
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Map 2: Composite Capability Map  
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4.2  Undeveloped sectors with limited capacity for development  
 

The desktop review identified undeveloped lands on the fringe of the Release Area with 
limited capacity for development due to bushfire, biodiversity, topography and access 
constraints due to their proximity to the Ingleside Chase Reserve. These undeveloped 
lands are: 
 

• Sector 201 and 204, 
• Sector 702, 
• Sector 901H, 
• Sectors 10A.1 and 10A.2. 

 
The following sections discuss these sectors in more detail.  
 
 4.2.1 Sectors 201 and 204 
 

Sector 201, currently designated for future residential development, is a 
triangular shaped allotment used by/for Mona Vale cemetery. It is zoned SP2 
Infrastructure (Cemetery) under the PLEP 2014. It is unlikely to be developed 
in accordance with the prescribed land use designation under the 2010 
Planning Framework. 

 
Sector 204 currently contains the AVEO Peninsular Gardens Retirement 
Village. This is a subsidiary sector of Sector 20 and was not afforded a density 
under the approved masterplan for Sector 20. It was considered to be 
developed at the time the Sector 20 masterplan was produced. Given this and 
as the property is heavily vegetated, bushfire prone and flood affected, it is 
unlikely that Sector 204 will be redeveloped in the future.   

 
4.2.2 Sector 702 
 

Sector 702, currently designated for employment generating development, is a 
rural zoned residue of Sector 7.  The development potential of Sector 702 for 
future employment is unlikely given the property comprises part of the 
Pittwater Uniting Church. For development on Sector 702 to be realised, it will 
require excising this portion of land from the current land parcel with provision 
for safe and viable access from Jubilee Avenue.  

 
4.2.3 Sector 901H 
 

The land capability of Sector 901H is diverse. The majority of Sector 901H, 
adjacent to the Ingleside Chase Reserve, is significantly constrained due to 
bushfire hazards and proximity to dense vegetation, and has no likely 
prospects for urban development.  
 
Conversely, the battle-axe handles of Sector 901H (being the portion of the 
driveways of 4 & 5 Fern Creek Road within the Release Area) are less 
constrained. The development potential of this portion of the sector may be 
realised, with the size of the battle-axe handles being 1,138m². If developed, 
access to 4 and 5 Fern Creek Road must be ensured. Better development 
outcomes will be achieved if the battle-axe handles of Sector 901H are 
developed with either 901B or 901C. The onus will be on land owners for 
these sectors to work collaboratively and contemplate amalgamation with the 
adjoining sectors. 
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Since the exhibition of the Addendum Report, a development application has 
been lodged for Sector 901B, which did not incorporate Sector 901H.  In the 
event that the amalgamation is not possible, any development at this location 
must address how access will be retained for 4 and 5 Fern Creek Road as 
well as incorporate other environmental and associated infrastructure 
requirements, such as water management, into their proposal.  

 
4.2.4 Sectors 10A.1 and 10A.2 
 

The development potential of Sectors 10A.1 and 10A.2 is particularly limited 
due to their proximity to dense vegetation and bushfire hazards. Given these 
constraints, in addition to the size and configuration of these sites, there is 
little potential for these sectors to be developed for urban purposes. 

 
4.3 Residential sectors with development potential and/or requiring clarification  

  
The following sectors have been identified with development potential and have either 
been recommended with a forward path under the Addendum Report or their forward 
path previously identified needs clarification. These sectors include the following:  
 

• Sectors 202 and 203,  
• Sector 10C, 
• Sectors 901D and 901E, and 901C and 901G, 
• Sector 801, 
• 120 and 122 Mona Vale Road, 
• Sector 3 and Buffer Area 2, and 
• 802. 

 
The following sections discuss these sectors in more detail.  
 
4.3.1 Sectors 202 and 203 

 
Sectors 202 and 203 are considered constrained, however have been largely 
cleared of significant vegetation and are large enough to achieve some 
development potential. Nonetheless, Sector 203 has some significant access 
issues due to its topography. Whilst Sector 202 has adequate access and the 
portion within the Release Area is primarily cleared, it has recently been 
developed for a single dwelling and there is little potential for any future 
redevelopment. However, it is recognised that these sectors may have 
opportunities for low density development subject to these constraints being 
adequately addressed.  

 
4.3.2 Sector 10C 
 

Sector 10C a residue parcel of Sector 10. It was developed as seniors living 
development prior to the master planning of Sector 10. Sector 10C is an 
underutilised site and possesses few constraints. This sector adjoins Irrawong 
Reserve and is at the southern entrance of Warriewood Valley. Sector 10C 
has potential to be redeveloped at a similar scale to neighbouring 
developments. During the 2012 Strategic Review process the landowners of 
Sector 10C expressed their desire to redevelop this property. 

 
4.3.3 Sectors 901D and 901E, and 901C and 901G 
  

Sector 901D is constrained by biodiversity, visual impact issues and high 
voltage overhead cables while Sector 901E comprises a battle-axe handle 
only. It was recognised during the 2012 Strategic Review that there was 



WARRIEWOOD VALLEY STRATEGIC REVIEW ADDENDUM REPORT                      RESULTS 

34 

potential for Sectors 901D and 901E including the Orchard Street road reserve 
(north-east portion) to conglomerate, enabling more appropriate setbacks to 
constraints while maximising development potential across these sectors (up 
to 16 dwellings). 
 
Sector 901G being a land-locked parcel, is located between the Ingleside 
Chase Reserve and Sector 901C. Given that Sectors 901G and 901C are 
under the same ownership it was recommended that they develop together 
(with the majority of the development being placed on 901C, in recognition of 
the asset protection zone and creekline buffer requirements constraining 
development of Sector 901G).21 
 
These sectors were rezoned for residential development, consistent with 
Council’s decision of 12 June 2013.  

 
4.3.4 Sector 801 and location of Focal Neighbourhood Centre  

  
The 2010 Planning Framework identified 23B Macpherson Street (now known 
as Sector 801) as the preferred site for the Focal Neighbourhood Centre 
(FNC). The FNC with a gross floor area between 855m²-2,222m² is planned to 
be developed to meet the retail needs of the incoming population. It is 
intended to provide goods and services in the form of a small general store, 
Post Office and coffee shop for example. This is reflected in Schedule 1 of the 
PLEP 2014.22 
 
This sector is permitted to develop up to 32 dwellings per developable hectare 
in accordance with 2012 Strategic Review recommendations. 
 
In July 2011 development consent was granted for the construction of an infill 
affordable housing development consisting of 46 residential townhouses and a 
Focal Neighbourhood Centre. This development is currently under 
construction. The Focal Neighbourhood Centre, approved as part of this 
development, satisfies the planned location of Focal Neighbourhood Centre.  

 
4.3.5 120 and 122 Mona Vale Road 
 

The properties 120 (identified as Clause 6.2 on the Urban Release Area Map 
under the PLEP 2014) and 122 Mona Vale Road are significantly constrained. 
The sites are affected by environmental constraints, being slip, bushfire, and 
significant vegetation, and the sites contain the upper reaches of Narrabeen 
Creek.  Access is limited to a single driveway from Mona Vale Road and a 
right of carriageway from 10 Jubilee Avenue.  
 
120 Mona Vale Road was identified in Warriewood Valley Release Area 
through a Council decision in 2007. 
 
At the time of preparing the draft Addendum Report the Joint Regional 
Planning Panel Sydney East (JRPP) was in the process of progressing a 
Planning Proposal to rezone 120 and 122 Mona Vale Road.23 These 
properties have now been rezoned via an amendment to the PLEP 2014 
(identified as Clause 6.2 on Urban Release Area Map).24  

                                                
21 Both parcels owned by the same owner at 12 June 2013 Council decision.  
22 Schedule 1, Clause 20 permits development for the purposes of restaurants and cafes and permits neighbourhood 
shops larger in floor area than otherwise permitted under PLEP 2014. 
23 The JRPP was nominated as the Relevant Planning Authority for the Planning Proposal lodged for 120-122 Mona Vale 
Road as Council did not support the initial Planning Proposal application.  
24PLEP 2014, Amendment 1.  
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The amendment zoned the property 120 Mona Vale Road part E4 
Environmental Living, R2 Low Density Residential and E2 Environment 
Conservation (portion containing the creek line corridor). The property 122 
Mona Vale Road has been zoned entirely E2 Environment Conservation.  

 
4.3.6 Anglican Retirement Village development within Sector 3 and Buffer 

Area 2 
 

Originally several properties comprised Sector 3 and Buffer Area 2. 
 
Formerly Sector 3 comprised: 
• 20 Macpherson Street (now known as Sector 301) 
• 18 Macpherson Street (now known as Sector 302) 
• 16 Macpherson Street (now known as Sector 303) 
• 14 Macpherson Street (now known as Sector 3) 

 
Formerly Buffer Area 2 comprised: 
• 6 to 12 Macpherson Street (now known as Buffer Area 2) 
• 4 Macpherson Street (now known as Buffer Area 2a) 

 
Prior to the 2012 Strategic Review, the pre-planning for these properties had 
envisaged a ‘whole of sector’ density of 25 dwellings per developable hectare.   
 
In April 2006 development consent was granted to construct the Anglican 
Retirement Village (ARV) seniors living development across 6 to 14 
Macpherson Street. This development, straddling across part of the former 
Sector 3 and part of former Buffer Area 2, was approved under the former 
State Environmental Planning Policy No.5 Seniors Living and was slightly 
above the anticipated density. 
 
As the ARV development was partially completed when the 2012 Strategic 
Review commenced, the properties now named Sector 3 (14 Macpherson 
Street) and Buffer Area 2 (6-12 Macpherson Street) were not reviewed.  
 
The remaining undeveloped sectors being Sectors 301, 302, 303 and Buffer 
Area 2A were reviewed under the 2012 Strategic Review.  The density of up to 
32 dwellings per developable hectare was recommended for Sectors 301, 302 
and 303 enabling each sector to develop to that density. The density 
recommended for Buffer Area 2A was 22 dwellings per developable hectare. 
 
PLEP 2014 allocated dwelling yields for Sector 3 and Buffer Area 2, 
representing a density of up to 25 dwellings per developable hectare in 
accordance with the 2010 Planning Framework; while the yield allocated to 
Sectors 301, 302, 303 and Buffer Area 2a was in accordance with the 2012 
Strategic Review recommendations. 
 
Given that the overall ARV development is nearing completion, Sector 3 and 
Buffer Area 2 are unlikely to be redeveloped in the short to medium term.  
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4.3.7 Existing development on Sector 802  
 
Mater Maria Catholic College is located on Sector 802. The sector is a 
residue of the master planned sector known as Sector 8. The current land 
use designation for Sector 802 is part ‘Medium Density Residential’, part 
‘Conservation/Open Space’. Given the existing development precludes any 
future residential development; the land use designation should be changed 
to reflect the existing use.  

 
4.4 Southern Buffer and Sectors 172, 173 and 174 

 
The 2012 Strategic Review investigated development opportunities for the Southern 
Buffer (including Sectors 172, 173 and 174) however due to the significant 
environmental constraints and divergent landowner expectations, no future land use 
was recommended for this area. The 2012 Strategic Review invited landowners, either 
individually or collectively, to pursue development opportunities for their lands through 
the lodgement of a Planning Proposal addressing, as a minimum, the constraints 
identified during the 2012 Strategic Review.  
 
The 2012 Strategic Review identified flooding as a major constraint to any future 
development. The majority of the properties within the Southern Buffer are low lying 
and are inundated during flood events. Flood depths reach approximately 1-2 metres 
above natural ground level across most of the Southern Buffer and flood events are 
typically long in duration and influenced by backwater flooding from the Warriewood 
Wetlands and Narrabeen Lagoon. These findings were reiterated in the Narrabeen 
Lagoon Flood Study 2013.   
 
4.4.1  Warriewood Valley Strategic Review Hydrology Study 2011 

 
The Warriewood Valley Strategic Review Hydrology Study 2011 (2011 
Hydrology Study) undertaken for the 2012 Strategic Review classified land 
into developable land categories (based on criteria set out in the 2011 
Hydrology Study) and recommended land uses for each category.  The 
recommended land uses for each category are as follows: 

• Category A: “No aged care facilities, retirement villages, educational 
establishments, child care centres and other essential services,” 

• Category B: “Most land uses are permitted… assuming that they 
comply with relevant policies on floor levels and other constraints.” 

• Category D: “Most land uses are permitted… assuming that they 
comply with relevant policies on floor levels and other constraints.” 

• Category F: “Sporting fields and recreational areas are the only land 
use recommended.” 

• Category G: “Commercial and industrial land uses recommended.” 
• Note: No areas within the Release Area are classified Category C or E. 
 

In relation to the Southern Buffer, the Study classified: 
 

• Northern section as part Category B and part Category D.  
• Southern section (at junction of Jacksons Road and Pittwater Road) as 

Category G.  
• Remaining lands (being 2, 4 and 6 Jacksons Road; 1, 2, 2A, 3, 4A, 6, 8 

and 10 Boondah Road; and Sectors 172, 173 and 174) as Category F.  
 
This Study, in considering potential development opportunities, recommended 
the creation of two developable islands at the highest points within the sector. 
This was to be achieved through significant excavation and filling in parts of 
the sector. Under this scenario, the central areas of the Southern Buffer were 
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determined suitable for open space only due to flood depths and flow path 
requirements.25 
 
Sector 172, being 7,792m² in area, containing significant vegetation and a 
section of Narrabeen Creek, is classified Category F and is the only remaining 
portion of Sector 17 not owned by Sydney Water or within the Warriewood 
Sewerage Treatment Plant.  
 
Sectors 173 and 174, contain vegetation and are classified Category F. 
Sydney Water, as the owners of Sectors 173 and 174, has confirmed during 
the 2012 Strategic Review, that these sectors are required for works 
associated with the Sewerage Treatment Plant.  
 

4.4.2 Recent review following adoption of the Narrabeen Lagoon Flood Study 
2013  

 
Due to revised flood modelling under the Narrabeen Lagoon Flood Study 
2013, Cardno was commissioned to review the flood behaviour in the 
Southern Buffer area and have regard to the recommendations made for 
these lands under the 2011 Hydrology Study. The review identified that the 
floor levels required for development would increase from the 2011 Hydrology 
Study. In addition the evacuation potential would not be improved. The review 
also confirmed that the majority of the Southern Buffer land continues to be 
classified as Category F consistent with the recommendations of the 2011 
Hydrology Study. It reaffirmed the land uses recommended for Category F 
classification is sporting fields and recreational areas only.  
 

4.4.3 Review of existing Council policies and studies 
 
Council, in considering the recommendations of the 2012 Strategic Review, 
was advised there were additional infrastructure requirements commensurate 
with the additional demand as a result of the increased development.  At that 
time, it was identified that up to 5 hectares of additional recreational area was 
required to be purchased.26 
 
As outlined in Section 2.2.3, the Pittwater Public Space and Recreation 
Strategy 2014 recognises the importance for the Release Areas (Warriewood 
Valley and Ingleside) to provide recreation areas and facilities to meet the 
needs of their incoming populations to ensure that the demands of any 
additional population do further exacerbate the existing shortage of recreation 
areas in the balance of the Pittwater LGA. 
 
As outlined in Section 2.4, a review of local infrastructure commensurate with 
the increased dwellings forecast under the 2012 Strategic Review has been 
undertaken. The Draft Warriewood Valley Section 94 Contributions Plan 
identified the quantum of recreational area required for the total development 
anticipated in the Release Area. The Draft Warriewood Valley Section 94 
Contributions Plan, taking into account what available land is remaining in and 
adjacent to Warriewood Valley, has identified land in the Southern Buffer as 
suitable for use as a recreation area. The aggregated site area of the identified 
lands in the Southern Buffer is close to the quantum required to be provided. 

 

                                                
25 Cardno (NSW/ACT) Pty Ltd (2011) Warriewood Valley Strategic Review Hydrology Study, prepared for Department of 
Planning & Infrastructure and Pittwater Council.  
26 Council Report to Item C5.1 entitled Warriewood Valley Strategic Review Report – Outcomes of public exhibition and 
final report, extraordinary Council meeting 12 June 2013, p. 26. 
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4.4.4  Planning Proposal lodged for privately owned lands in the Southern 
Buffer 

  
A Planning Proposal has been lodged for the privately owned lands in the 
Southern Buffer, namely 6 Jacksons Road and 3, 6, 8, 10 and 12 Boondah 
Road, Warriewood. The proposal envisaged a large mixed use development 
within the sector comprising retail, commercial and residential uses.27 Don Fox 
Planning were commissioned by Council to undertake an assessment of the 
Planning Proposal.  
 
The application was not supported for the following reasons: 

• It did not meet the strategic objectives of the Draft North East 
Subregional Plan, SHOROC Employment Lands Study, Pittwater Local 
Planning Strategy and Warriewood Valley Strategic Review Report 
through the expansion of Warriewood Square shopping centre to 
provide a new town centre; 

• It would result in unacceptable adverse outcomes for public open 
space and recreation areas within the Southern Buffer; 

• It was inconsistent with Section 117 Direction 4.3 Flood Prone Land; 
• The approach to managing flooding constraints to justify the urban 

zone on flood prone land was not supported; 
• It failed to retain and protect high value biodiversity land (including 

Endangered Ecological Communities (EEC’s)) and provided insufficient 
justification for their removal or consideration of ecological 
recommendations; 

• It was unable to achieve connectivity between the Site and adjoining 
commercial areas (including relocated Boondah Road and Vuko Place 
connection) on the basis of unacceptable ecological and traffic 
impacts; 

• It did not address potential negative economic impacts upon 
surrounding retail centres, or address the potential oversupply of 
commercial floor space; 

• The urban design outcomes of the Masterplan were not supported; and 
• It did not adequately represent the interests of all affected land 

owners.28  
 

Additionally, Don Fox Planning recommended that any future planning 
proposal should incorporate all land within the Southern Buffer and also the 
Warriewood Square Shopping Centre site.   
 
A Pre-Gateway Review request is currently being considered by the 
Department of Planning and Environment. To date, no decision has been 
made to this request.  

 
4.5 Other employment generating sectors 
 

All remaining employment generating lands, except for Sector 702 and the Southern 
Buffer including Sectors 172, 173 and 174, are already zoned to permit employment 
generating land uses. While they have few environmental affectations, they are 
constrained due to their size and configuration.  
 

                                                
27 Planning Proposal application prepared by SJB Planning (NSW) Pty Ltd (March 2014). Council’s reference number for 
this application is PP0007/13.  
28 Reasons for refusal as appeared in the Council determination issued 18 March 2014, in accordance with Council 
resolution of 17 March 2014. 
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Sectors 102 and 105, while relatively small, are able to be developed on their own. 
Nonetheless, a better development outcome could be achieved if these sectors 
amalgamate. 
 
Sector 103 is comprised of multiple small land parcels with an average site area of 
910m², each with a different landowner. Given the size of individual land parcels, 
redevelopment of this sector can only be achieved through lot consolidation. 
 
Sector 104, due to its size and configuration, is difficult to develop. There is however, a 
range of development uses permissible within the IN2 Light Industrial zone that may be 
able to be achieved within this relatively small site.  
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5.0 Recommendations 
 
 
 
 

5.1  Introduction 
 
The Addendum Report has reviewed the development potential of sectors that were 
excluded from the 2012 Strategic Review. The opportunities and constraints analysis 
has identified a number of sectors constrained by environmental factors or by their 
existing development or current use, as well as other relatively less constrained sectors 
with future development opportunities. 
 
Due to significant environmental and developmental constraints affecting particular 
sectors, a number of sites are recommended to be removed from the Release Area or 
for more suitable land uses. This review has also identified other relatively less 
constrained sectors with opportunities for development.  
 
Based on this analysis, the Addendum Report recommends a number of amendments 
to the Release Area boundary and the land uses designated for particular sectors 
under the 2010 Planning Framework. The review has also recommended the rezoning 
of two sectors and amendments to specific sector yields.  
 
The Addendum Report also recommends amendments to the Warriewood Valley 
Release Area Map, Residential Density Map and Land Use Designation Map (see 
Maps 3, 4 and 5 respectively).  

 
5.2 Recommendations for residential sectors 

 
5.2.1 Developed sectors (Sectors 802, 10C, Sector 3 and Buffer Area 2) 

 
   Sector 802 is constrained by the existing development on the site that is likely 

to preclude any future residential development. The land use designation of 
Sector 802 should be ‘Infrastructure’ rather than ‘Residential - Medium 
Density’ in recognition of the Mater Maria Catholic College on this site. It is 
recommended to rezone the entire site to an infrastructure zone, consistent 
with the zoning of other schools in the Pittwater LGA. The sector boundary is 
not proposed to be amended. 
 
Sector 10C, consistent with landowner aspirations expressed during the 
exhibition of the 2012 Strategic Review, has potential to be developed for low 
density residential purposes, in keeping with the pattern and scale of the 
surrounding development. It is recommended that the sector be allocated a 
dwelling yield consistent with the adjoining Sector 10. This will ensure a 
consistent streetscape character is maintained along this section of Garden 
Street. 

 
The Anglican Retirement Village (ARV) development, partially completed, 
straddles Sector 3 and Buffer Area 2. Given the approved development, it is 
appropriate to amalgamate these sectors (resulting in a revision of the sector 
boundary) and relabel it ‘Buffer Area 2’. It is recommended that the new Buffer 
Area 2 have a land use designation of ‘Residential - Medium Density’, 
retaining the density of 25 dwellings per developable hectare allocated under 
the 2010 Planning Framework.  
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Detailed recommendations for the above listed sectors are in Appendix 3. 
  

5.2.2 Undeveloped sectors to be removed from the Release Area (Sectors 201, 
204, 10A.1 and 10A.2, and Part of 901H)  

 
The majority of remaining undeveloped residential sectors are located on the 
fringe of the Release Area at the base of Ingleside Chase Reserve and 
therefore are limited in their ability to develop due to bushfire, geotechnical 
hazards and access issues. Several sectors are also unlikely to be 
redeveloped due to the existing development on the site or their current use.  

 
Given the above, a number of sectors are recommended to be removed from 
the Release Area as they are unlikely to be developed for urban purposes in 
the future. These sectors include Sectors 201, 204, 10A.1, 10A.2 and the 
western portion of 901H.  
 
Detailed recommendations for the above listed sectors are in Appendix 3. 

 
5.2.3 Undeveloped sectors recommended for development (Sectors 202, 203, 

Revised 901H)  
 

This review also identified a small number of other sectors, which, while 
constrained, are able to achieve low density development. These sectors are 
202 and 203. It is recommended that a yield of 1 dwelling be allocated to 
Sector 202 and a yield of 4 dwellings be allocated to Sector 203. 

 
This review has identified revised Sector 901H (comprising only the battle-axe 
portion) as having capacity to be developed in the future. 
 
As discussed in section 4.2.4, the original Sector 901H consisting a bulb-
shaped area immediately adjoining Ingleside Chase Reserve is significantly 
constrained and has limited prospects for urban development.  

 
Redefining the sector to only comprise the battle-axe portion to facilitate 
development opportunity is reasonable so long as access to 4 and 5 Fern 
Creek Road is retained. Additionally, the size and shape of the battle-axe 
necessitates the revised Sector 901H being integrated with the adjoining 
sectors (901B or 901C) to facilitate better development outcomes.  Any 
density allocated to the now revised Sector 901H needs to be consistent with 
adjoining sectors to provide incentive for amalgamation with Sector 901B 
and/or 901C to be realised.   

 
In the event that amalgamation cannot be achieved, it will be difficult for this 
revised sector to develop on its own given its size, the associated 
infrastructure requirements as well as ensuring unimpeded access is available 
for 4 and 5 Fern Creek Road. 

 
It is recommended that the sector boundary is revised to only contain the 
battle-axe portion of 4 and 5 Fern Creek Road (to be known as Sector 901H) 
and for the revised sector to be rezoned to allow residential development of up 
to 3 dwellings (representing a density of 32 dwellings per developable hectare 
identical to the adjoining sectors). It is also recommended that the revised 
Sector 901H be allocated a land use designation of ‘Residential - Medium 
Density’. Nonetheless, the onus will be on landowners to negotiate 
opportunities for amalgamation to realise development potential on revised 
Sector 901H. 
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Detailed recommendations for the above listed sectors are in Appendix 3. 
 

5.2.4 Sectors 901D and 901E, 901C and 901G  
 

Concurrent to the adoption of the 2012 Strategic Review, Council agreed to 
rezone the following sectors: 
 
• Sectors 901D and 901E (to be developed together and agreed to by 

landowners of these sectors), and  
• 901G to be developed with 901C (under the same ownership), 
 
and allocated a yield consistent with Council direction on 12 June 2013. The 
Addendum Report does not recommend any change to their existing zoning or 
yield however, reiterates the land use designation, reflecting Council’s 2013 
decision for these sectors.  
 
The anticipated development of Sectors 901C and 901G has not been 
reflected in the PLEP 2014, appearing as separate sectors, contrary to 
Council’s decision.29 Accordingly it is recommended that Sectors 901C and 
901G be identified in the PLEP 2014 together, with one yield, consistent with 
Council’s 2013 decision.  
 

5.2.5 120 and 122 Mona Vale Road 
 

120 and 122 Mona Vale Road have already been rezoned via a Planning 
Proposal. Based on the approved zoning, 120 Mona Vale Road is 
recommended to have a ‘Residential - Low Density’ designation and 122 
Mona Vale Road is recommended to have a ‘Conservation’ land use 
designation. There is no yield specified for this sector as it reverts to a 
minimum lot size map. 
 
Detailed recommendations for the above listed sectors are in Appendix 3. 

 
5.2.6 Sector 801 
 

Sector 801, known as 23B Macpherson Street, was identified as the preferred 
site for the Focal Neighbourhood Centre in the 2010 Planning Framework. 
Development consent has been granted to develop this sector to include a 
Focal Neighbourhood Centre. Schedule 1 of the PLEP 2014 lists development 
for the purpose of restaurants, cafes and neighbourhood shops as additional 
permissible land uses for this sector reflecting the aspirations in the 2010 
Planning Framework for this site.  Under this circumstance, it is recommended 
that for Sector 801: 

 
• the land use designation for this sector be altered to ‘Residential- 

Medium Density and Focal Neighbourhood Centre’, and  
• Control C6.15 of Pittwater 21 DCP be amended to specifically identify 

23B Macpherson Street (Sector 801) as the location for the Focal 
Neighbourhood Centre.  

 
Detailed recommendations for the above listed sectors are in Appendix 3. 

 
 
 
 

                                                
29 Council’s resolution of 12 June 2013. 
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 5.2.6 Clarification of dwelling yield allocation within Sector 901A 
 

The 2012 Strategic Review recommended Sector 901A have a density up to 
32 dwellings per developable hectare and expressly allowed individual 
properties to develop to that density.  
 
This sector has now been rezoned in accordance with those 
recommendations and allocated a total yield of 192 dwellings. This number 
represents the total sum of dwellings calculated on a pro-rata basis for the 
individual properties within the sector. The calculation below expresses how 
this number was determined. 

 
 
 
 

To provide certainty should individual parcels develop on their own, the pro-
rata dwelling yield allocation of the individual land parcels within Sector 901A 
is identified in Table 6. 
 
In the development of these sites, it must be demonstrated that they are 
capable of developing on their own as well as demonstrating how the 
development (within individual parcels) will connect to adjoining future 
developments on adjoining properties. It will also need to be demonstrated 
how these development sites can be developed in an orderly manner in 
accordance with clause 5(a)(ii) of the EP&A Act 1979. 
 

(Developable area of land parcel x 32)/10,000     =   Yield for individual land 
parcel per 10,000m2 
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Table 6: Pro-rata dwelling yield for individual parcels in Sector 901A 
 

Address Developable Area+ 
(m²) Density range Minimum Yield Maximum Yield Comments 

9 Fern Creek Road 9,297 25 to 32 0 0 

This parcel was bought by Council for 
recreation purposes. Under the 2012 Strategic 
Review it was zoned R3 with no dwelling yield 
allocated against the parcel. 

13 Fern Creek Road 606 25 to 32 2 2 - 

6 Orchard Street 15,170 
25 to 32 39 48 6 and 6A Orchard Street are to be developed 

together. 6A Orchard Street 284 

4 Orchard Street 10,496 
25 to 32 27 33 4 and 4A Orchard Street are to be developed 

together. 4A Orchard Street 289 

206 Garden Street 3,149 25 to 32 8 10 - 

204 Garden Street 7,082 25 to 32 18 23 - 

2 Orchard Street 13,320 
25 to 32 35 43 2 and 2A Orchard Street are to be developed 

together. 2A Orchard Street 573 

10 Fern Creek Road 10,240 25 to 32 27 33 - 

TOTAL 60,063  156 192  
+ Individual site area excluding creek line corridor 
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5.2.7 Facilitating quality medium density housing 
   
  The 2012 Strategic Review allows individual properties within sectors to 

develop on their own. At a density of 32 dwellings per developable hectare, 
the typical housing form is townhouses, terrace housing and low-rise 
residential flat buildings. Recent experience demonstrates a trend in land 
subdivision proposals for detached dwellings on lots less than 300m2. At this 
lot size, even modest dwellings result in numerical non-compliance with the 
current Pittwater 21 DCP controls. In recognition of this issue, it is 
recommended that a comprehensive review of the Pittwater 21 DCP occur to 
provide updated controls that cater for dwellings on smaller lot sizes.   

 
 Until this review is complete it is recommended that integrated housing 

developments be pursued. Integrated housing, as a form of development 
incorporates land subdivision and dwellings on individual lots in the same 
application. It facilitates detailed assessment of the subdivision of the land, 
provision of infrastructure and the design of dwellings on the smaller lots 
resulting in a more comprehensive consideration of the associated planning 
and built form outcomes.   

 
5.3 Recommendations for the Southern Buffer and Sectors 172, 173 and 174 
 

In light of contemporary information available since the completion of the 2012 Strategic 
Review, the Addendum Report has reviewed the opportunities and constraints in order to 
determine the most appropriate forward path for the Sectors 172, 173 and 174 and the 
broader Southern Buffer.  

 
5.3.1 Recommended sector boundary re-alignment  
 

Sector 172, formerly part of Sector 17, is the remaining portion of Sector 17 
that is not owned by Sydney Water or within the Warriewood Sewerage 
Treatment Plant. This sector comprises a section of Narrabeen Creek and 
significant vegetation, and provides connectivity with the creekline corridor 
network to the Southern Buffer Sector. Rather than creating a single sector, its 
utility may be best served by being incorporated into the Southern Buffer 
Sector.  
 
During the 2012 Strategic Review process Sydney Water confirmed, as the 
owner of Sectors 173 and 174 that these sectors are required for works 
associated with the Sewerage Treatment Plant. Given these circumstances, 
Sectors 173 and 174 are recommended to be removed from the Release 
Area. Concurrence for removal of Sectors 173 and 174 has now been 
received from Sydney Water. 

 
5.3.2 Recommended land use designation 

 
A review of the lands within the Southern Buffer based on the Narrabeen 
Lagoon Flood Study 2013, identified that the floor levels required for 
development would increase. The Category F classification for the majority of 
land in the Southern Buffer remains. Under this category the land uses 
recommended are restricted to sporting fields and recreational areas.  

 
The property 1 Boondah Road currently contains Council’s Operations Centre 
and is not likely to be relocated in the near future. It is zoned SP2 
Infrastructure (Public Administration Building) and it is recommended that this 
property be designated ‘Infrastructure’ and still remain in the Southern Buffer 
Sector.  
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Sector 172 contains significant vegetation, a portion of the Narrabeen Creek 
and is bushfire prone land. Its environmental constraints are noted however, 
this sector provides connectivity with the creekline corridor network in the 
Release Area. As such, it is recommended that the sector be given a 
‘Recreation’ land use designation and be incorporated into the Southern Buffer 
sector. The property is already zoned RE1 Public Recreation under the PLEP 
2014.  
 
The properties 3, 6, 8, 10 and 12 Boondah Road are recommended to have a 
‘Recreation’ land use designation for the following reasons: 

  
• The planning of the Release Area was premised on infrastructure and 

services being provided for the incoming residents, delivered as 
development occurs in the Release Area and that the broader Pittwater 
community will not fund the additional infrastructure and services 
required by the Release Area development.   
 

• Council in considering the 2012 Strategic Review report identified that, 
as a result of increased development, additional active open space lands 
of approximately 4.6 hectares are still to be purchased for recreational 
uses. In adopting the 2012 Strategic Review, Council agreed to review 
among other documents, the Warriewood Valley Section 94 
Contributions Plan to respond to the new development outcomes 
envisaged by that report.  

 
• Council’s recently completed review of the Pittwater Public Space and 

Recreation Strategy reaffirmed the philosophy articulated in the planning 
of the Release Area. It documented that release areas (Warriewood 
Valley and Ingleside) identify and purchase recreation areas to meet the 
demands of incoming populations. The Strategy recommends that: 
 

“The ratio of 2.83 hectares per 1000 population has been applied to 
determine the provision of open space in the Warriewood Valley land 
release area. With an estimated incoming population of 6,777 people 
this equates to 19.1 hectares. Purchases to date include: 
 

- 6.1 hectares of active open space; 
- 3.99 hectares of passive open space; and  
- 3.12 hectares of linear open space (30% of creek line 

corridors).  
 
It is intended that the remaining balance of 6.32 hectares comprises 
of 1.69 hectares of linear open space and 4.63 hectares of active 
open space. The 2.83 hectares per 1000 population is an industry 
standard and it is reasonable that Council determine the best possible 
mix of landscape settings to ensure the open space network  meets 
the needs of the incoming population. The active open space 
component, by definition of its use, will consist of larger areas of flat 
land suitable for active recreation.”30 

 

                                                
30 Pittwater Public Space and Recreation Strategy 2014, adopted August 2014, p. 79 
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• The assessment of the Planning Proposal for the privately owned land 
within the sector, in recognition of the sector’s severe flood affectation, 
topography, proximity to existing recreational land as well as the current 
shortage of open space in Warriewood Valley, did not support a mixed 
use development on these lands. The assessment in so far as it related 
to suitability of this land for another purpose, concluded: 

•  
“The flood prone land within the Southern Buffer may be suitable for 
public open space and recreation purposes as it is subject to 
inundation, it adjoins existing public reserves (thus allowing sharing of 
infrastructure) and has access to valuable bore water irrigation. The 
topography of alternative areas within Pittwater LGA presents cost, 
infrastructure and maintenance issues. 
 
Availability of public open space and recreation land areas across 
Pittwater LGA is limited by a number of factors. The Planning 
Proposal would result in the removal of strategically significant land 
from a precinct which presently suffers from an under supply of public 
open space and recreation land particularly for sports fields and will 
be subject to a future increase in demand for these areas.”31 

 
• Based on total development, approximately 4.6 hectares is required for 

sports fields (land quantum comprises playing surface, run out areas, 
curtilage for associated infrastructure and buffer zone to adjoining 
development.) 

 
• The properties 3, 6, 8, 10 and 12 Boondah Road adjoin each other and 

have an aggregated site area of approximately 4.71 hectares. 
 
6 Jacksons Road contains remnant Coastal Saltmarsh, being an Endangered 
Ecological Community, and a section of Narrabeen Creek. It is also bushfire 
prone land and is highly constrained by flooding and biodiversity (foreshore 
vegetation). Due to these constraints this property is recommended to have a 
land use designation of ‘No development potential’. 
 
The recommendations for the Southern Buffer and Sectors 172, 173 and 174 
are detailed in Appendix 4. 

 
5.4 Recommendations for other employment generating/industrial sectors 

 
The major constraint to development of the remaining undeveloped employment 
generating sectors is lot size limitations and fragmented ownership. With all sectors 
already appropriately zoned and relatively unconstrained from environmental hazards, 
it is recommended that Sectors 102, 103, 104 and 105 retain their ‘Employment 
Generating’ land use designation. In order to facilitate timely development of these 
sectors, the land owners of Sectors 102, 105 and particularly 103 are encouraged to 
explore opportunities for amalgamation with adjoining land owners.  
 
Conversely, Sector 702 is distinct from the other undeveloped employment generating 
sectors in terms of its environmental constraints. Sector 702 is a residual parcel of 
Sector 7, not rezoned as part of Sector 7 and is on separately owned land to that land 
comprising the major development for the sector. Given its size and shape, location, 
proximity to the escarpment and the property that contains Sector 702 is used for 
church purposes by the Uniting Church (the landowner); it is unlikely to be redeveloped 

                                                
31 Don Fox Planning Assessment of Planning Proposal PP007/13, March 2014, p. 68.  
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for employment generating purposes. Removing this sector from the Release Area is 
recommended.  
Detailed recommendations for each employment generating sector are in Appendix 4. 

 
5.5 Additional dwellings and infrastructure requirements 

 
The net increase in dwellings, as a result of the Addendum Report is an additional 17 
dwellings above the 2012 Strategic Review’s total. A summary of the additional 
dwellings recommended is outlined in Appendix 3. 
 
Preliminary analysis indicates that this minor increase in dwelling yield can be 
accommodated within the Section 94 Plan. The Plan will need to be revised to account 
for the increased dwelling yield of 17 dwellings and resultant additional infrastructure 
and service requirements. 

 
5.6 Realignment of creek line corridor 

 
Integral to the development of Warriewood Valley is the definition of creek line corridor 
land in the Release Area. This is identified as land 25 metres either side of the centre 
line of the creek.  The creekline within the Buffer Area 1 sub-sectors (Buffer Areas 1C, 
1D, 1E, 1F, 1G, 1H, 1I, 1J, 1K and 1L) has been revised, consistent with the other 
portions of the creekline land in the Release Area already purchased or to be 
purchased under the Section 94 Plan.  

 
It is recommended that the defined creekline corridor, as it applies to the sectors, be 
translated into the Urban Release Area map in PLEP 2014. This can only be achieved 
through a Planning Proposal.  
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Map 3: Warriewood Valley Release Area Map 
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Map 4: Residential Density Map  
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Map 5: Land Use Designation Map 
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6.0 Conclusion 
 
 
 
 
The Addendum Report has provided an opportunity to re-examine the opportunities and 
constraints affecting the remaining undeveloped land in the Warriewood Valley Release Area, 
including the Southern Buffer, based on the most current information available.  
 
The recommended forward path for each sector has considered the applicable environmental 
affectations and the patterns of existing development and will result in appropriate levels of 
development within the Release Area. The recommendations of the Addendum Report will result in 
a net increase of 17 dwellings in the Release Area. This relatively minor additional development 
yield is able to be accommodated within the Release Area.  
 
The Release Area will be reduced from approximately 199 hectares to approximately 195 hectares.  
 
The Addendum Report, based on contemporary information and supported by an opportunities and 
constraints analysis, is consistent with the community’s expectation for the Release Area and will 
ensure continuity across Council’s strategic and land use planning documents.  
 
The Addendum Report will supplement the 2012 Strategic Review, so as to achieve a single 
comprehensive document applying to all undeveloped land in Warriewood Valley. The Addendum 
Report, together with the 2012 Strategic Review, will become the strategic planning framework for 
all undeveloped land in the Warriewood Valley Release Area. 
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Appendix 1: Updated Constraints Mapping 
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Map 6: Flooding Constraints Base Map – Updated based on Narrabeen Lagoon Flood Study 
2013 (adopted by Pittwater Council on 4 November 2013) 
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Map 7: Bushfire Constraints Base Map – Updated based on Pittwater Bushfire Prone Lands 
Map 2013 (adopted by Council on 4 March 2013 and certified by the Rural Fire Service on 17 
June 2013) 
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Appendix 2: Results Table 
 
 
 
 

 

Sector Address Area 
(m²) 

Land 
owner 

Reason for 
exclusion 
from 2012 
Strategic 
Review 

Land use 
designation 
under 2010 
Planning 

Framework 

Current 
zoning under 
PLEP 201432 

Composite 
Capability 

map 
classification 
Least to Most 

Capable 

Constraints and Opportunities Comments 

102 
185 

Warriewoo
d Road 

4,561 Private 
Non-residential 

land use 
designation 

Industrial IN2 Light 
Industrial Most 

• Cleared 
• Flat 
• Regular in shape 
• Wide street frontage 
• Opportunity to amalgamate with adjoining 

site, Sector 105 

Few constraints to development. 

103 

10c, 10d, 
12a, 12b, 
12c, 14a, 

14b, 14c & 
16a 

Ponderosa 
Parade 

8,199 
Multiple 
private 

(5) 

Non-residential 
land use 

designation 
Industrial IN2 Light 

Industrial Most 

• Small lot sizes with an average size of 
910m² 

• Multiple landowners 
• Wide street frontage  
• Flat 
• Regular in shape 

Incentive to redevelop already by rezoning 
however redevelopment has been delayed due to 
land fragmentation. Unlikely to develop as 
individual parcels on speculation alone.  

104 3 Harris 
Street 595 Private 

Non-residential 
land use 

designation 
Industrial IN2 Light 

Industrial Most • Unusual shape (triangular) and small lot 
size for industrial development 

Whilst it is a small site the permissible uses under 
PLEP 2014 would still allow development to occur 
on the site. 

105 15 Jubilee 
Avenue 4,562 Private 

Non-residential 
land use 

designation 
Industrial IN2 Light 

Industrial Most 

• Cleared 
• Flat 
• Regular in shape 
• Wide street frontage 
• Opportunity to amalgamate with adjoining 

site, Sector 102 

Few constraints to development. 

702 10 Jubilee 
Avenue 9,215 Uniting 

Church 

Non-residential 
land use 

designation 

Employment 
Generating 

Land 

RU2 Rural 
Landscape 

Moderate-
More 

• Biodiversity 
• Existing development on site 

This sector forms part of the Pittwater Uniting 
Church site. Given the existing development on 
the site, the sector is unlikely to be re-developed 
in the future for employment generating purposes. 

                                                
32 Since exhibition of the addendum report, the Pittwater Local Environmental Plan (PLEP) 2014 has come into effect.  
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Sector Address Area 
(m²) 

Land 
owner 

Reason for 
exclusion 
from 2012 
Strategic 
Review 

Land use 
designation 
under 2010 
Planning 

Framework 

Current 
zoning under 
PLEP 201433 

Composite 
Capability 

map 
classification 
Least to Most 

Capable 

Constraints and Opportunities Comments 

172 
1A 

Boondah 
Road 

7,792 Pittwater 
Council 

Environmental 
constraints/ 
other factors 

Conservation/ 
Open Space 

RE1 Public 
Recreation Least 

• Biodiversity 
• Flooding (Category F) 
• Bushfire 

The sector is intersected by Narrabeen Creek and 
contains significant vegetation. The site should be 
conserved for passive recreation, which is 
consistent with the recommended land use of 
recreational areas under Category F34. 

173 
9A 

Boondah 
Road 

8,869 Sydney 
Water 

Environmental 
constraints/ 
other factors 

Sewage 
Treatment 

Plant 

SP2 
Infrastructure 
(Sewerage 

System) 

Least-less • Proposed future use which is consistent 
with the adjoining lands use 

Council has been advised by the land owner the 
site will be required for uses associated with the 
Warriewood Sewerage Treatment Plant in the 
future. 

174 9 Boondah 
Road 7,899 Sydney 

Water 

Environmental 
constraints/ 
other factors 

Sewage 
Treatment 

Plant 

SP2 
Infrastructure 
(Sewerage 

System) 

Least-less • Proposed future use which is consistent 
with the adjoining lands use 

Council has been advised by the land owner the 
site will be required for uses associated with the 
Warriewood Sewerage Treatment Plant in the 
future. 

Properties 
within 

Southern 
Buffer 

4A 
Boondah 

Road 
231 Sydney 

Water 

Environmental 
constraints/ 
other factors 

Employment 
Generating 

Land 

RU2  Rural 
Landscape Least 

Note: These comments apply to all properties 
within the Southern Buffer  
 
• Flat, low lying 
• Flooding constraints - flood depths 

exceeding 1m across most of the 
Southern Buffer in a 1% AEP event and 
flood events more prolonged. Identified as 
Category F under the Warriewood Valley 
Strategic Review Hydrology Study 2011.  

 
Continued below. 

4A Boondah Road is owned by Sydney Water 
and currently contains a pumping station operated 
in connection with the Warriewood Sewerage 
Treatment Plant. Sydney Water advised that they 
required the land for ongoing operational use and 
that the current zoning of RU2 Rural Landscape 
appropriately accommodates this use.  

1 Boondah 
Road 7,475 Pittwater 

Council 

Environmental 
constraints/ 
other factors 

Employment 
Generating 

Land 

SP2 
Infrastructure 

(Public 
Administration 

Building) 
 

Less - 
Moderate 

Currently contains Council’s Operations Centre, 
which is not likely to be relocated in the near 
future. 

 
 
 
 

                                                
33 Since exhibition of the addendum report, the Pittwater Local Environmental Plan (PLEP) 2014 has come into effect.  
34 Warriewood Valley Strategic Review Hydrology Study 2011 prepared by Cardno.  
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Sector Address Area 
(m²) 

Land 
owner 

Reason for 
exclusion 
from 2012 
Strategic 
Review 

Land use 
designation 
under 2010 
Planning 

Framework 

Current 
zoning under 
PLEP 201435 

Composite 
Capability 

map 
classification 
Least to Most 

Capable 

Constraints and Opportunities Comments 

Properties 
within 

Southern 
Buffer  

Continued 

6 Jacksons 
Road 15,161 Private 

Environmental 
constraints/ 
other factors 

Employment 
Generating 

Land 

RU2  Rural 
Landscape Least 

Note: These comments apply to all properties  
within the Southern Buffer  

 
• Biodiversity constraints - species include: 

- Swamp Oak Floodplain Forest (EEC), 
- Swamp Oak, 
- Swamp Sclerophyll Forest (EEC), 
- Bangalay/Apple Open Forest 

(characteristic of Sydney Coastal Sand 
Bangalay Forest EEC), 

- Freshwater Wetlands (EEC) 
 

• Bushfire hazards 
 

• Privately owned lands in Southern Buffer 
adjoin existing recreational precinct and 
Warriewood Wetlands 
 

• In addition some properties within the 
Southern Buffer have site specific 
opportunities/ constraints: 
- 1 Boondah Road currently utilised as 

Council’s Operations Centre 
- 4A Boondah Road required for uses 

ancillary to the Warriewood Sewerage 
Treatment Plant 

- 2 and 4 Jacksons Road have frontage 
to Pittwater Road  

- 1 Boondah Road is classified as 
Category F under the Warriewood 
Valley Strategic Review Hydrology 
Report 2011. 

In December 2013 a Planning Proposal was 
lodged for the privately owned land within the 
sector (6 Jacksons Road and 3, 6, 8, 10 and 12 
Boondah Road). The Planning Proposal proposed 
to rezone the land to B4 Mixed Use, proposing a 
commercial, industrial and residential 
development with heights up to 24 metres.  

 
The application was refused by Council on 17 
March 2014. It was considered that the proposal 
was not consistent with the 2012 Strategic 
Review. Whilst no forward path was given for the 
Southern Buffer under the 2012 Strategic Review, 
Don Fox Planning (consultants engaged to 
assess the application) recommended any future 
planning proposals should incorporate all land 
within the Southern Buffer and also the 
Warriewood Square Shopping Centre site.   
 
Don Fox Planning’s assessment of the Planning 
Proposal concluded the proposal is inconsistent 
with the 2012 Strategic Review, the Planning 
Proposal was unable to achieve a clear and direct 
link to Warriewood Square shopping centre, and 
was inconsistent with recommendations of the 
specialist consultant reports relating to flooding, 
building height, dwelling density, land use, traffic 
generation and the format of retail floor space. 
Additionally, it was inconsistent with Council and 
NSW government policies relating to flood prone 
land and would result in unacceptable adverse 
outcomes for existing open space and recreation 
areas. 
 
This portion of the sector also has evacuation 
issues which are likely to restrict future uses of 
the sector. 

3 Boondah 
Road 6,152 Private 

Environmental 
constraints/ 
other factors 

Employment 
Generating 

Land 

RU2  Rural 
Landscape Less 

6 Boondah 
Road 10,218 Private 

Environmental 
constraints/ 
other factors 

Employment 
Generating 

Land 

RU2  Rural 
Landscape 

Least-
Moderate 

8 Boondah 
Road 10,317 Private 

Environmental 
constraints/ 
other factors 

Employment 
Generating 

Land 

RU2  Rural 
Landscape Least-Less 

10 
Boondah 

Road 
10,256 Private 

Environmental 
constraints/ 
other factors 

Employment 
Generating 

Land 

RU2  Rural 
Landscape Least-Less 

12 
Boondah 

Road 
10,165 Private 

Environmental 
constraints/ 
other factors 

Employment 
Generating 

Land 

RU2  Rural 
Landscape Least-More 

 
 

                                                
35 Since exhibition of the addendum report, the Pittwater Local Environmental Plan (PLEP) 2014 has come into effect.  
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Sector Address Area 
(m²) 

Land 
owner 

Reason for 
exclusion 
from 2012 
Strategic 
Review 

Land use 
designation 
under 2010 
Planning 

Framework 

Current 
zoning under 
PLEP 201436 

Composite 
Capability 

map 
classification 
Least to Most 

Capable 

Constraints and Opportunities Comments 

Properties 
within 

Southern 
Buffer  

Continued 

2 Jacksons 
Road 2,850 

Pittwater 
Council 

Environmental 
constraints/ 
other factors 

Conservation/ 
Open Space 

RE1 Public 
Recreation/SP2 
Infrastructure 
(Community 

Facility) 

Moderate-
More 

• See comments above 
 

 
2 and 4 Jacksons Road and 2 Boondah Road 
contain community centres, which have a special 
use zoning under the PLEP 2014. It is unlikely 
that these facilities will be redeveloped in the near 
future, except for embellishment of the existing 
facilities. 
 
2A Boondah Road and 4 Jacksons Road contain 
sports fields, which have a public recreation 
zoning under PLEP 2014. 
 
 

4 Jacksons 
Road 57,801 

Pittwater 
Council 

Environmental 
constraints/ 
other factors 

Conservation/ 
Open Space 

RE1 Public 
Recreation 

Least-
Moderate 

2 Boondah 
Road 3,750 

Crown 
Lands 

Environmental 
constraints/ 
other factors 

Conservation/
Open Space 

SP2 
Infrastructure 
(Community 

Facility) 
Less 

2A 
Boondah 

Road 
18,203 

Crown 
Lands 

Environmental 
constraints/ 
other factors 

Conservation/ 
Open Space 

RE1 Public 
Recreation Least-Less 

201 4 Walana 
Crescent 1,302 

NSW  
Dep’t of 
Lands 

Not considered 
undeveloped as 
part of Sector 

20 

Traditional 
Residential 

SP2 
Infrastructure 
(Cemetery) 

More 

• Existing use of site ancillary to the Mona 
Vale Cemetery 

• Shape 
• Size 

The sector adjoins Mona Vale Cemetery to the 
east. 
 
The land currently forms part of Sector 20. The 
land was donated by the developer for the 
expansion of the Mona Vale Cemetery when the 
remainder of the sector was rezoned in 2005. The 
transfer to the Crown occurred in 2009. 

202 14 Walana 
Crescent 4,155 Private 

Not considered 
undeveloped as 
part of Sector 

20 

Traditional 
Residential 

Portion of the 
site included in 

the Release 
Area is zoned 
R3 Medium 

Density 
Residential 

More 

• Bushfire 
• Flooding – Overland Flow 
• Geotechnical Hazard 
• Biodiversity 
• Existing development on site 
• Access issues if additional lots are created 

The site is the undeveloped portion of Sector 20. 
The master plan approved for Sector 20 showed 
72 lots in total. The majority of Sector 20 has 
been developed with 8 lots yet to be created. The 
master plan indicates 4 lots on this site. 
 
The existing dwelling and ancillary development 
on the site may also preclude further residential 
development.  

                                                
36 Since exhibition of the addendum report, the Pittwater Local Environmental Plan (PLEP) 2014 has come into effect.  
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Sector Address Area 
(m²) 

Land 
owner 

Reason for 
exclusion 
from 2012 
Strategic 
Review 

Land use 
designation 
under 2010 
Planning 

Framework 

Current 
zoning under 
PLEP 201437 

Composite 
Capability 

map 
classification 
Least to Most 

Capable 

Constraints and Opportunities Comments 

203 3 Harrier 
Place 14,679 Private 

Not considered 
undeveloped as 
part of Sector 

20 

Traditional 
Residential 

Portion of the 
site included in 

the Release 
Area is zoned 
R3 Medium 

Density 
Residential 

Moderate-
More 

• Bushfire 
• Flooding – Overland Flow 
• Geotechnical Hazard 
• Biodiversity 
• Access issues if additional lots are created 

The site is the undeveloped portion of Sector 20. 
The master plan approved for Sector 20 showed 
72 lots in total. The majority of Sector 20 has 
been developed with 8 lots yet to be created. The 
master plan indicates 4 lots on this site.  

Redevelopment of the site is limited due to the 
site’s topography and geotechnical hazards. The 
site is also bushfire prone. 

Access is currently gained across a right of 
carriageway across two privately owned adjoining 
sites. Access to any new lots created is likely to 
be over this right of carriageway in the future 
which may be problematic. Access for emergency 
vehicles is also likely to be an issue. 

204 
79 

Cabbage 
Tree Road 

38,643 Private 

Not considered 
undeveloped as 
part of Sector 

20 

Traditional 
Residential 

RU2 Rural 
Landscape Less-More 

• Bushfire 
• Flooding – Overland Flow 
• Geotechnical Hazard 
• Biodiversity 

Currently contains the Aveo Peninsular Gardens 
Retirement Village. The sector, a residue of 
Sector 20, was not rezoned as part of Sector 20 
as development already existed on the site. There 
has been no indication that the retirement village 
will re-develop in the future. 

802 

5 Forest 
Road 
(Mater 
Maria 

Catholic 
College) 

37,472 

Trustees 
of the 

Roman 
Catholic 
Church 

Not considered 
undeveloped as 
part of Sector 8 

Medium 
Density 

Residential 

RU2 Rural 
Landscape Less-More 

• Bushfire 
• Flooding 
• Geotechnical Hazard 
• Biodiversity 
• Existing development on the site 

This sector is a residue of Sector 8, which was 
not zoned with Sector 8. It however is not zoned 
for residential development, nor was it attributed a 
yield under the master plan for Sector 8. 
 
It is currently developed as a school. Given the 
site was developed recently and scale of the 
development it is unlikely to be redeveloped in the 
future. 

 

                                                
37 Since exhibition of the addendum report, the Pittwater Local Environmental Plan (PLEP) 2014 has come into effect.  
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Sector Address Area 
(m²) 

Land 
owner 

Reason for 
exclusion 
from 2012 
Strategic 
Review 

Land use 
designation 
under 2010 
Planning 

Framework 

Current 
zoning under 
PLEP 201438 

Composite 
Capability 

map 
classification 
Least to Most 

Capable 

Constraints and Opportunities Comments 

901D and 
901E 

1 Fern 
Creek 

Road and 
adjoining 
Orchard 

Street road 
reserve 
(901D) 

and 
portion of 

12 Orchard 
Street 

(battle-axe 
handle) 

and 
adjoining 
Orchard 

Street road 
reserve 
(901E) 

13,240 
(901D) 

 
1,914 
(901E) 

Private 
(2) 

Investigated but 
no density 

recommended 
as 

environmentally 
constrained 

and unlikely to 
achieve density 
greater than 25 
dwellings per 

hectare 

Mixed 
Residential 

R3 Medium 
Density 

Residential 

Moderate -
Less 

901D 
• Slope 
• Visual amenity 
• High voltage power lines 
• Biodiversity 

 
901E 
• Thin width as it is an access corridor 

which would require the cooperation of the 
adjoining land owners to develop 

 
 

Following the completion of the 2012 Strategic 
Review, Council staff undertook a review of the 
environmental constraints affecting these sites, as 
well as Sector 901G and 901C. 
 
It was recognised that the sites had similar 
characteristics to Sector 20 where 6 -10 dwellings 
per hectare had been achieved. There was 
potential for Sectors 901D and 901E and the 
adjoining Orchard Street road reserve (north-east 
portion) to amalgamate, to enable more 
appropriate setbacks to constraints, maximising 
development potential across the two sites. 
 
The sectors were rezoned in December 2013 with 
a maximum dwelling yield of 12 dwellings across 
Sectors 901D, 901E and the adjoining Orchard 
Street road reserve. 

901G 
11 Fern 
Creek 
Road 

6,470 Private 

Investigated but 
no density 

recommended 
as 

environmentally 
constrained 

and unlikely to 
achieve density 
greater than 25 
dwellings per 

hectare 

Mixed 
Residential 

R3 Medium 
Density 

Residential 
More 

• Land locked site with no access to Fern 
Creek Road 

• Contains a large proportion of creek line 
corridor 

• Visual Amenity 
• Biodiversity 

Following the completion of the 2012 Strategic 
Review, Council staff undertook a review of the 
environmental constraints affecting this site, 
901C, as well as Sector 901D and 901E. 
 
It was recognised that the site had potential for 6 
lots, subject to development occurring in 
conjunction with the adjoining land parcel (Sector 
901C) as both sectors were owned by same 
landholder. 
 
The sector was rezoned in December 2013 with a 
maximum dwelling yield of 6 dwellings. However 
the sector is to be developed with 901C. 

 
 

                                                
38 Since exhibition of the addendum report, the Pittwater Local Environmental Plan (PLEP) 2014 has come into effect.  
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Sector Address Area 
(m²) 

Land 
owner 

Reason for 
exclusion 
from 2012 
Strategic 
Review 

Land use 
designation 
under 2010 
Planning 

Framework 

Current 
zoning under 
PLEP 201439 

Composite 
Capability 

map 
classification 
Least to Most 

Capable 

Constraints and Opportunities Comments 

901C 
12 Fern 
Creek 
Road 

6,879 Private 

Investigated but 
no density 

recommended 
as 

environmentally 
constrained 

and unlikely to 
achieve density 
greater than 25 
dwellings per 

hectare 

Mixed 
Residential 

R3 Medium 
Density 

Residential 
More 

• Contains a large proportion of creek line 
corridor 

• Visual Amenity 
• Biodiversity 

Following the completion of the 2012 Strategic 
Review, Council staff undertook a review of the 
environmental constraints affecting this site, 
901G, as well as Sector 901D and 901E. 
 
It was recognised that the site had potential for 22 
lots, subject to development occurring in 
conjunction with the adjoining land parcel (Sector 
901G) as both sectors were owned by same 
landholder. 
 
The sector was rezoned in December 2013 with a 
maximum dwelling yield of 22 dwellings. However 
the sector is to be developed with 901G. 

901H 

Portion of 4 
and 5 Fern 

Creek 
Road 

1,138 Private 
(2) 

 
Investigated but 

no density 
recommended 

as 
environmentally 

constrained 
and unlikely to 
achieve density 
greater than 25 
dwellings per 

hectare 

Mixed 
Residential 

RU2 Rural 
Landscape More 

• Slope 
• Visual amenity 
• Bushfire 
• Biodiversity 

Only a portion of 4 and 5 Fern Creek Road were 
originally included in Sector 9. These two sites 
formed 901H under the 2012 Strategic Review 
and were identified as not suitable for 
development due to significant environmental 
constraints, particularly bushfire and biodiversity. 
 
The 2012 Strategic Review recommended this 
sector be removed from the Release Area. Land 
owners were given the opportunity to come 
forward with additional information demonstrating 
their sites capacity for residential development. 
To date, no substantive information justifying a 
review has been received. 
 
It is confirmed that the majority of the sector is not 
capable of being developed due to environmental 
constraints. However, the battle axe portion has 
potential to amalgamate with neighbouring 
development sites (either Sectors 901B, or 901C 
and 901G) to facilitate better development 
outcomes. 
 
Any use of the battle axe handles by the adjoining 
neighbours would need to ensure that access to 4 
and 5 Fern Creek Road is not impeded in 
accordance with the “Isolation of Sites” Planning 
Principle. 

                                                
39 Since exhibition of the addendum report, the Pittwater Local Environmental Plan (PLEP) 2014 has come into effect.  
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Sector Address Area 
(m²) 

Land 
owner 

Reason for 
exclusion 
from 2012 
Strategic 
Review 

Land use 
designation 
under 2010 
Planning 

Framework 

Current 
zoning under 
PLEP 201440 

Composite 
Capability 

map 
classification 
Least to Most 

Capable 

Constraints and Opportunities Comments 

10A.1 
& 

10A.2 

Portion of 
115 and 
portion of 
111, 111A 
and 113 
Orchard 
Street 

5,566 
(10A.1) 

 
3,768 

(10A.2) 

Private 
(2) 

Investigated but 
no density 

recommended 
as 

environmentally 
constrained 

and unlikely to 
achieve density 
greater than 25 
dwellings per 

hectare 

Mixed 
Residential 

RU2 Rural 
Landscape More-Less 

• Slope 
• Visual amenity 
• Bushfire 
• Biodiversity 

These sectors are a residue of Sector 10 however 
they were not rezoned as part of the masterplan 
for Sector 10. 
 
The 2012 Strategic Review recommended these 
sectors be removed from the Release Area. Land 
owners were given the opportunity to come 
forward with additional information demonstrating 
their sites capacity for residential development. 
To date, no substantive information justifying a 
review has been received. 

10C 
194 

Garden 
Street 

11,677 

Private 
(1 owner, 
52 strata 

titled 
units) 

Not considered 
undeveloped as 

existing 
development 

on site 

Mixed 
Residential 

R3 Medium 
Density 

Residential 
More 

• Bushfire 
• Flooding 
• Flat, regular shape 
• Adjoins Irrawong Reserve to the south 

This sector was a residue of Sector 10 however it 
was not rezoned or allocated a yield as the 
Seaside Residential Aged Care Facility existed on 
site. 
 
In recognition of the owners of the strata scheme 
investigating opportunities to redevelop the site, 
the sector should be allocated a yield that is 
consistent with the adjoining sectors and 
reflective of its position on the edge of Irrawong 
Reserve and the Release Area.  

 
 
 
 
 
 
 
 
 

                                                
40 Since exhibition of the addendum report, the Pittwater Local Environmental Plan (PLEP) 2014 has come into effect.  
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Sector Address Area 
(m²) 

Land 
owner 

Reason for 
exclusion 
from 2012 
Strategic 
Review 

Land use 
designation 
under 2010 
Planning 

Framework 

Current 
zoning under 
PLEP 201441 

Composite 
Capability 

map 
classification 
Least to Most 

Capable 

Constraints and Opportunities Comments 

120 Mona 
Vale Road 

 
(identified 
as Clause 

6.2 on 
Urban 

Release 
Area Map) 

120 Mona 
Vale Road 77,395 Private 

Investigated but 
no density 

recommended 
as 

environmentally 
constrained 

and unlikely to 
achieve density 
greater than 25 
dwellings per 

hectare 

Not defined in 
2010 Planning 
Framework.42 

Part E4 
Environmental 

Living 
 

Part R2 Low 
Density 

Residential 
 

Part E2 
Environment 
Conservation 

 

Least -
Moderate 

• Slope 
• Visual amenity 
• Bushfire 
• Biodiversity 
• Geotechnical 
• Creek line corridor 
• Access 

Property immediately adjoins Ingleside Chase 
Reserve to the south and Katandra Bushland 
Sanctuary to the north. It also contains the upper 
reach of Narrabeen Creek which abuts the 
southern boundary. 
 
Access is currently facilitated by a right of 
carriageway via 10 Jubilee Avenue. A single 
driveway off Mona Vale Road currently facilitates 
access to the single dwelling on 120 Mona Vale 
Road. 
 
120 Mona Vale Road is substantially cleared but 
contains some significant vegetation on the 
southern fringes. This sector is also subject to 
bushfire and geotechnical hazards.  
 
This property has recently been zoned43 for 
residential development with 122 Mona Vale 
Road rezoned for environmental conservation. It 
also rezoned the creekline corridor (25 metres 
form the centre of the creekline) as E2 
Environment Conservation.  
 
At this stage the yield for 120 Mona Vale Road is 
uncertain, as a masterplan is yet to be submitted 
which is consistent with the Clause 6.2 of the 
PLEP 2014 and the lot size map. 
 
It is uncertain if 4 Boundary Street and 10 Jubilee 
Avenue are proposed to provide access to 120 
Mona Vale Road as part of the redevelopment of 
the site. 
 
The creekline corridors within 120 and 122 Mona 
Vale Road contain part of the upper reach of the 
Narrabeen Creek catchment. A missing portion of 
the upper reach, south of 120 Mona Vale Road is 
contained on 3 Boundary Street; however 3 
Boundary Street is not part of the Release Area. 

                                                
41 Since exhibition of the addendum report, the Pittwater Local Environmental Plan (PLEP) 2014 has come into effect.  
42 Council resolution of 18 September 2006 to include 120 Mona Vale Road in the Warriewood Valley Release Area. 
43 PLEP 2014 Amendment 1 (came into effect on 27 June 2014). The JRPP was the Relevant Planning Authority, being the authority that progressed the rezoning of the property.  
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Sector Address Area 
(m²) 

Land 
owner 

Reason for 
exclusion 
from 2012 
Strategic 
Review 

Land use 
designation 
under 2010 
Planning 

Framework 

Current 
zoning under 
PLEP 201444 

Composite 
Capability 

map 
classification 
Least to Most 

Capable 

Constraints and Opportunities Comments 

122 Mona 
Vale Road 

122 Mona 
Vale Road 5,516 Private 

Investigated but 
no density 

recommended 
as 

environmentally 
constrained 

and unlikely to 
achieve density 
greater than 25 
dwellings per 

hectare 

Not defined in 
2010 Planning 
Framework.45 

E2 
Environment 
Conservation 

Least -
Moderate 

• Slope 
• Visual amenity 
• Bushfire 
• Biodiversity 
• Geotechnical 
• Creek line corridor 
• Access 

The property immediately adjoins Ingleside Chase 
Reserve to the south and Katandra Bushland 
Sanctuary to the north. Contains the upper reach 
of Narrabeen Creek which abuts the southern 
boundary. 
 
This property has recently been rezoned46 for 
environmental conservation. It also rezoned the 
creekline corridor (25 metres form the centre of 
the creekline) as E2 Environment Conservation.   
 
The property has been identified for acquisition on 
the Urban Release Area Map. 

Creek Line 
Corridor 
within 

Buffer Area 
1 sub-
sectors 

- - Multiple 
private - 

Creek line 
corridor 

subject to 
environmental 

constraints 
including a 
Threatened 

Species 
Community 

R3 Medium 
Density 

Residential 
Least • Biodiversity 

• Flooding 

Environmentally sensitive lands within the Buffer 
Area 1 subsectors were identified to be 
purchased under the Section 94 Plan.  
 
The review of the Section 94 Plan has 
rationalised expenditure, identifying only the inner 
25m creek line corridor component for purchase. 
 
The land is identified on the Biodiversity map in 
the PLEP 2014. Future development will need to 
consider the potential impact of the development 
on the vegetation. 

                                                
44 Since exhibition of the addendum report, the Pittwater Local Environmental Plan (PLEP) 2014 has come into effect.  
45 Council resolution of 18 September 2006 to include 120 Mona Vale Road in the Warriewood Valley Release Area. 
46 PLEP 2014 Amendment 1 (came into effect on 27 June 2014). The JRPP was the Relevant Planning Authority, being the authority that progressed the rezoning of the property.  
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Appendix 3: Recommendations for Residential Sectors 

 

 
 

 
  
 

Sector Property Address Recommended Land Use 
Designation Recommended Forward Path Additional 

Dwellings Comments 

201 4 Walana Crescent - 

Remove from PLEP 2014 Urban Release Area 
Map. 

No change to zoning in PLEP 2014 (SP2 
Infrastructure (Cemetery)). 

0 
Sector now part of Mona Vale Cemetery site 

and already zoned for this use (SP2 
Infrastructure (Cemetery)). 

202 14 Walana Crescent Residential – Low density 

Amend PLEP 2014 Urban Release Area Map – 
identify as individual sector. 

Amend PLEP 2014 Part 6.1 Clause 3 – attribute a 
maximum yield of 1 dwelling 

-3 

Landowner has no intention to develop the 
site further. 

Original master plan for Sector 20 showed 
site accommodating 4 dwellings. 

203 3 Harrier Place Residential – Low density 

Amend PLEP 2014 Urban Release Area Map – 
identify as individual sector. 

Amend PLEP 2014 Part 6.1 Clause 3 – attribute a 
maximum yield of 4 dwellings. 

0 Recommended yield consistent with original 
master plan for Sector 20. 

204 

79 Cabbage Tree Road 
(Aveo Peninsular 

Gardens Retirement 
Village) 

- 

Remove from PLEP 2014 Urban Release Area 
Map. 

No change to zoning (RU2 Rural Landscape). 

0 
Developed as a seniors living development 

prior to land being identified for release. 
Unlikely to be redeveloped. 

Buffer Area 2 and Sector 3 
6-14 Macpherson Street 

(Anglican Retirement 
Village) 

Residential – Medium density 

Amend PLEP 2014 Urban Release Area Map – 
consolidated sector labelled “Buffer Area 2”. 

Amend PLEP 2014 Part 6.1 Clause 3 – remove 
Sector 3 and attribute a maximum yield of 147 

dwellings to Buffer Area 2. 

0 Anglican Retirement Village development 
straddles Buffer Area 2 and Sector 3. 
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Sector Property Address Recommended Land Use 
Designation Recommended Forward Path Additional 

Dwellings Comments 

801 23B Macpherson Street Residential  - Medium Density and 
Focal Neighbourhood Centre No change to PLEP 2014. 0 

Already zoned R3 Medium Density 
Residential with a dwelling yield of 38 

dwellings. 

Already listed in Schedule 1 of the PLEP 
2014 which allows the additional permitted 

use of development for the purpose of 
restaurants, cafes and neighbourhood 

shops. 

802 

Portion of 5 Forest Road 

(Mater Maria Catholic 
College) 

Infrastructure  

Amend PLEP 2014 Urban Release Area Map – 
identify as individual sector. 

Amend zoning under PLEP 2014 - Rezone entire 
school site to SP2 Infrastructure (Educational 

Establishment) 

0 

Developed as school, unlikely to be 
redeveloped for residential development. 

Recommended to be zoned SP2 
Infrastructure (Educational Establishment), 

consistent with the zoning of schools in LGA. 

9 Fern Creek Road 9 Fern Creek Road Recreation No change to PLEP 2014. 0 

Already rezoned R3 Medium Density 
Residential but was not allocated a dwelling 
yield as Council recognised 9 Fern Creek 
Road being integral to facilitating better 

design outcomes for the surrounding sectors 
and 9 Fern Creek Road.  

901 D 
1 Fern Creek Road and 

Orchard Street Road 
Reserve 

Residential – Low Density No change to PLEP 2014. 0 
Already zoned R3 Medium Density 

Residential and attributed a dwelling yield of 
16 dwellings 

901E Portion of 12 Orchard 
Street 

901G   11 Fern Creek Road  Residential – Low Density 

Amend PLEP 2014 Part 6.1 Clause 3 to identify 
Sectors 901G and 901C together and attribute a 
maximum yield of 28 dwellings and a minimum of 

17 dwellings.   

0 
Already zoned R3 Medium Density 

Residential with a dwelling yield of 6 
dwellings 

901C 12 Fern Creek Road Residential – Medium Density 

Amend PLEP 2014 Part 6.1 Clause 3 to identify 
Sectors 901G and 901C together and attribute a 
maximum yield of 28 dwellings and a minimum of 

17 dwellings.   

0 
Already zoned R3 Medium Density 

Residential with a dwelling yield of 22 
dwellings 
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Sector Property Address Recommended Land Use 
Designation Recommended Forward Path Additional 

Dwellings Comments 

901H Portion of 4 & 5 Fern 
Creek Road 

Residential - Medium Density 
(Battle-axe handles only) 

Amend PLEP 2014 Urban Release Area Map – 
identify revised 901H (battle-axe handles only) as 

Sector 901H. 

Amend zoning under PLEP 2014 – Rezone battle-
axe handles to R3 Medium Density Residential. 

Amend PLEP 2014 Part 6.1 Clause 3 – allocate a 
maximum of 3 dwellings 

Amend PLEP 2014 Minimum Lot Size Map and 
Height of Buildings Map. 

3 

Original 901H is unlikely to be developed. 
Battle-axe portion has capacity to be 

incorporated into either adjoining sector and 
to incentivise development occurring. Yield 

for battle axe portion is based on a density of 
32 dwellings per hectare developing with 

Sectors 901B or 901C. 

10A.1 

& 

10A.2 

Portion of 115 Orchard 
Street 

Portion of 111, 111A 
and 113 Orchard Street 

- No change to PLEP 2014. 0 

Unlikely to be developed residentially 
because of significant environmental 

constraints. 

Sectors already removed from PLEP 2014 
Urban Release Area Map and is zoned RU2 

Rural Landscape. 

10C 
194 Garden Street 

(Seaside Residential 
Aged Care Facility) 

Residential – Low Density 

Amend PLEP 2014 Urban Release Area Map – 
identify as individual sector. 

Amend PLEP 2014 Part 6.1 Clause 3 – allocate  a 
maximum yield 17 dwellings 

17 

Already zoned R3 Medium Density 
Residential under PLEP 2014. 

Yield based on a density of 15 dwellings per 
hectare, consistent with density of adjoining 

Sector 10. 

120 & 122 120 & 122 Mona Vale 
Road 

Conservation (122) and 
Residential – Low Density (120) 

Amend PLEP 2014 Urban Release Area Map – 
identify sites as individual sectors – Sector 120 & 

122. 
No change to zoning. 

No yield 
determined as 
Clause 6.2 of 
PLEP 2014 

requires a DCP 
to be prepared 
for the site to 
determine the 

yield. 

No change to current zoning in PLEP 2014 
(Part E4 Environmental Living, R2 Low 

Density Residential and E2 Environment 
Conservation) in recognition of current 

Planning Proposal progressed by the JRPP. 
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Sector Property Address Recommended Land Use 
Designation Recommended Forward Path Additional 

Dwellings Comments 

Creek Line Corridor 
Creek line corridor within 

Buffer Area 1 sub-
sectors 

Creek Line Corridor (25 metres 
either side of the creek line) 

Amend PLEP 2014 Urban Release Area Map - 
reduce the creek line corridor width to 25 metres 

either side of the creek line. 
0 

The creekline corridor land on Buffer Areas 
1F, 1G, 1H, 1i, 1J and 1K identified for 

purchase has been reduced to 25 metres as 
measured from the centre line of the creek.  

Identifying 25 metres either side of the 
creekline for purchase is a practice that has 

consistently been applied elsewhere in 
Warriewood Valley. 

Net Additional Dwellings 17 

The net additional dwelling are based on:  
- The Additional yield recommended to 

be attributed to Sectors 10C (17 
dwellings) and 901H (3 dwellings). 

- Yield currently attributed to Sector 202 
recommended to be reduced (minus 3 
dwellings). 
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Appendix 4: Recommendations for Employment Generating Sectors  
& Southern Buffer 

 
 
 

Sector Property Address Recommended Land Use Designation Recommended Forward Path Comments 

102 185 Warriewood Road Employment Generating Land  No change to PLEP 2014. 

Sector already identified on PLEP 2014 Urban Release 
Area Map and zoned IN2 Light Industrial. 

Land owners encouraged to investigate opportunities for 
amalgamation to facilitate development. 

103 
10c, 10d, 12a, 12b, 12c, 14a, 
14b, 14c & 16a Ponderosa 

Parade 
Employment Generating Land No change to PLEP 2014. 

Sector already identified on PLEP 2014 Urban Release 
Area Map and zoned IN2 Light Industrial. 

Land owners encouraged to investigate opportunities for 
amalgamation to facilitate development. 

104 3 Harris Street Employment Generating Land No change to PLEP 2014. 

Sector already identified on PLEP 2014 Urban Release 
Area Map and zoned IN2 Light Industrial. 

Land owner encouraged to explore options for employment 
generating on site. 

105 15 Jubilee Avenue Employment Generating Land No change to PLEP 2014. 

Sector already identified on PLEP 2014 Urban Release 
Area Map and zoned IN2 Light Industrial. 

Land owners encouraged to investigate opportunities for 
amalgamation to facilitate development. 

172 1A Boondah Road Recreation 

No change to PLEP 2014. 

Amend PLEP 2014 Urban Release Area 
Map – include sector in Southern Buffer 

Sector. 

Not suitable for employment generating development. 

173 9A Boondah Road - No change to PLEP 2014. 

Sector not in PLEP 2014 Urban Release Area Map. Zoned 
SP2 Infrastructure (Sewerage System).  

Sydney Water has indicated land is required for Sewerage 
Treatment Plant operations. 

174 9 Boondah Road - No change to PLEP 2014. 

Sector not in PLEP 2014 Urban Release Area Map. Zoned 
SP2 Infrastructure (Sewerage System). 

Sydney Water has indicated land is required for Sewerage 
Treatment Plant operations. 



WARRIEWOOD VALLEY STRATEGIC REVIEW ADDENDUM REPORT                  APPENDIX 4 

76 

Sector Property Address Recommended Land Use Designation Recommended Forward Path Comments 

Southern 
Buffer 

2 and 4 Jacksons Road and  2, 
2A, 3, 4A, 6, 8, 10, 12 Boondah 

Road 
Recreation  No change to PLEP 2014. 

No longer considered appropriate for employment 
generating development. Majority of sector best utilized for 

recreation. 

2 and 4 Jacksons Road zoned part RE1 Public Recreation 
and SP2 Infrastructure (Community Facility). 

2 Boondah Road zoned SP2 Infrastructure (Community 
Facility). 

2A Boondah Road zoned RE1 Public Recreation. 

3, 4A, 6, 8, 10, 12 Boondah Road zoned RU2 Rural 
Landscape. 

All sectors already identified on PLEP 2014 Urban Release 
Area Map. 

1 Boondah Road Infrastructure No change to PLEP 2014. 

No longer considered appropriate for employment 
generating development. To be retained as Councils 

operation facility. 

Zoned SP2 Infrastructure (Public Administration Building). 

Sector already identified on PLEP 2014 Urban Release 
Area Map. 

6 Jacksons Road No development potential  No change to PLEP 2014. 

No longer considered appropriate for employment 
generating development.  

Zoned RU2 Rural Landscape.  

Sector already identified on PLEP 2014 Urban Release 
Area Map.  

702 10 Jubilee Avenue - No change to PLEP 2014. 

Site currently utilised for Pittwater Uniting Church, unlikely to 
be developed for industrial use. 

Sector not in PLEP 2014 Urban Release Area Map. Zoned 
RU2 Rural Landscape.   
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1.0 Executive Summary 
 
 

 
 
The Department of Planning and Infrastructure (the Department) and Pittwater Council (Council) 
have jointly prepared the Draft Warriewood Valley Strategic Review Report (the Strategic Review 
Report) for public consultation. 
 

1.1 Background 
 

The catalyst for this review was the Planning Assessment Commission’s determination 
of the development at 14-18 Boondah Road under Part 3a of the Environmental 
Planning and Assessment Act 1979. 
 
The PAC report called for “a comprehensive strategic study for all undeveloped land in 
the (Warriewood) Valley”.  
 
The Review covered Council’s dwelling density and height control for Warriewood 
Valley, the current transport network and infrastructure demands. It also explores 
development opportunities for the Southern Buffer, including the potential for a mixed-
use centre. 
 
The Review relies on comprehensive environmental, social and economic data to 
ensure its outcomes provide for sustainable development. It also considered 
opportunities to provide additional and varied housing and an expanded centre in 
Warriewood Valley to respond to the directions of the Draft North East Subregional 
Strategy. 
 
The Review re-examines the planning for Warriewood Valley expressed in the 
Warriewood Valley Planning Framework 2010 (2010 Planning Framework).  

 
1.2 The Review Process 

 
1.2.1  Step 1 – Preliminary Review  

A preliminary review of land parcels within Warriewood Valley, including 120 
Mona Vale Road, identified undeveloped lands that should be investigated 
for their development potential.  

 
The preliminary review found the following sectors did not warrant further 
investigation: 
 

Sector ID Property Address Reason 

102 185 Warriewood Road Industrial land use designation - 
Already zoned 4(b) 

103 10c, 10d, 12a, 12b, 12c, 14a, 
14b, 14c & 16a Ponderosa 
Parade 

Industrial land use designation - 
Already zoned 4(b) 

104 3 Harris Street & 16 Apollo 
Street 

Industrial land use designation - 
Already zoned 4(b) 

105 15 Jubilee Avenue Industrial land use designation - 
Already zoned 4(b) 
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201 4 Walana Crescent Not identified as undeveloped in 
2010 Planning Framework 

202 14 Walana Crescent Not identified as undeveloped in 
2010 Planning Framework 

203 3 Harrier Place Not identified as undeveloped in 
2010 Planning Framework 

204 79 Cabbage Tree Road (Aveo 
Peninsular Gardens Retirement 
Village) 

Not identified as undeveloped in 
2010 Planning Framework 

702 10 Jubilee Avenue Portion of site designated 
Industrial as part of Sector 7 

however majority of site not in 
2010 Planning Framework.  Still 

zoned 1(b) – not zoned with 
majority of Sector 7 lands now 

under development. 

802 5 Forest Road (Mater Maria 
School) 

Not identified as undeveloped in 
2010 Planning Framework 

10C 194 Garden Street (Seaview 
Assisted Living Apartments) 

Not identified as undeveloped in 
2010 Planning Framework 

 
These sectors will retain their current zoning and land use prescription under 
the 2010 Planning Framework. The onus will be on individual landowners to 
lodge a rezoning application to Council if they wish to change the current 
land use prescription. 

 
1.2.2 Step 2 – Land Capability Assessment 
 

A land capability assessment identified land with potential for intensification 
of development. This land would be subject to a dwelling density review 
based on the medium density range (25 dwellings per hectare to 60 
dwellings per hectare) under The Metropolitan Plan for Sydney 2036 (the 
Metropolitan Plan). 

 
The land capability assessment considered environmental, economic and 
social characteristics that influence land use allocation decisions, such as 
biodiversity; topography; proximity to water courses, ridgelines, foreshores 
and waterbodies; cultural heritage; bushfire risks; geotechnical issues; 
coastal and estuarine processes; acid sulphate soils; reticulated sewer and 
water availability.  
 
A Composite Capability Map identified the following residential sectors as 
having potential for intensification of development: 
 

Sector ID Property Address Current Density 

101 165-167 Warriewood Road (residue lot 
Sector 1) 

15/Ha 

301 20 Macpherson Street 25/Ha 

302 18 Macpherson Street 25/Ha 

303 16 Macpherson Street 25/Ha 

501 4-8 Forest Road 25/Ha 
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801 23B Macpherson Street 25/Ha 

901A to F 11,12 and 13 (Sector 8); 1,2,4,5,9 & 10 
Fern Creek Road; 2,4,6,12 & 14 Orchard 
Street, 204 & 206 Garden Street, and 
Orchard St road reserve (2A, 4A, 6A & 8 
Orchard Street) 

25/Ha 

10A.1 115 Orchard Street 15/Ha 

10A.2 111, 111a & 113 Orchard Street 15/Ha 

10B 109 Orchard Street 15/Ha 

Buffer 1a Formally known as 61 Warriewood Road 25/Ha (15m street 
frontage @10/Ha) 

Buffer 1b 53 Warriewood Road 25/Ha (15m street 
frontage @10/Ha) 

Buffer 1c 53a Warriewood Road 25/Ha (15m street 
frontage @10/Ha) 

Buffer 1d 53b Warriewood Road 25/Ha (15m street 
frontage @10/Ha) 

Buffer 1e 53c Warriewood Road 25/Ha (15m street 
frontage @10/Ha) 

Buffer 1f 49 Warriewood Road 25/Ha (15m street 
frontage @10/Ha) 

Buffer 1g 45 Warriewood Road 25/Ha (15m street 
frontage @10/Ha) 

Buffer 1h 43 Warriewood Road 25/Ha (15m street 
frontage @10/Ha) 

Buffer 1i 41 Warriewood Road 25/Ha (15m street 
frontage @10/Ha) 

Buffer 1j 31 Warriewood Road 25/Ha (15m street 
frontage @10/Ha) 

Buffer 1k 29 Warriewood Road 25/Ha (15m street 
frontage @10/Ha) 

Buffer 1l 23,25 & 27 Warriewood Road 25/Ha (15m street 
frontage @10/Ha) 

Buffer 1m 2 Macpherson Street 0 (No allocation) 

Buffer 2a 4 Macpherson Street Design specific (max 
20 dwellings) 

Buffer 3b 5 & 7 Macpherson Street 25/Ha 
 

The Southern Buffer was also identified for further investigation.  
 
As the land capability assessment showed that the following sector has 
significant environmental constraints, it was precluded from further 
consideration under this Review: 

 
Sector ID Property Address Reason 

120 MV 120 Mona Vale Road Significant environmental constraints. 
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1.2.3 Step 3 – Detailed Investigation 
 

Further detailed investigation then determined appropriate levels of 
development for the sectors identified at Step 2. 

 
Independent consultant studies on hydrology, urban design, strategic 
transport and economic feasibility were commissioned to provide sufficient 
information to determine the recommended density applied to specific 
residential sectors.  The studies also informed the development opportunities 
and constraints that produced the Concept Plan and design principles for the 
Southern Buffer. 
 
Hydrology Study Outcomes 

 
The Warriewood Valley Strategic Review Hydrology Study detailed the 
extent of flooding over Warriewood Valley in both the 1% AEP and the 
Probable Maximum Flood (PMF) event. The Hydrology Study categorised 
land as follows: 

 
 Sectors unaffected by flooding 
 
 Sectors affected by flooding only to an extent that could be 

addressed through onsite works as part of future development and 
which are provided with flood free access during both the 1% AEP 
and PMF event 

 
 Sectors affected by flooding only to an extent that could be 

addressed through onsite works as part of future development and 
which are not currently or planned to be provided with flood free 
access up to the PMF event 

 
 Sectors so affected by flooding they are not suitable for intensified 

development. 
 

The Hydrology Study also determined the level of development potential in 
the Southern Buffer area. 
 
The Hydrology Study identified the following sectors as unsuitable for 
intensified development due to the flood depth and flow characteristics. 
 

Sector ID Property Address Reason 

Buffer 1M 2 Macpherson Street Significant flood constraints 
 
The outcomes of the Hydrology Study are incorporated into Table A and B. 
 
Urban Design Study Outcomes 
 
The Warriewood Valley Urban Design Study took into account each 
individual residential sector’s environmental attributes and locational context 
and proposes a built form for each sector. Options for development of a 
mixed-use centre and design principles were also prepared for the Southern 
Buffer. 
 
The outcomes of the Urban Design Study are incorporated into Table A and 
Table B. 
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Transport Study Outcomes 
 
The Warriewood Valley Strategic Transport Study detailed the traffic impacts 
of various development scenarios for the undeveloped residential land and 
the Southern Buffer. The Strategic Transport Study found most key 
intersections would continue to operate at acceptable levels of service in the 
am and the pm peaks. Mitigation works would be required at certain 
intersections for some development scenarios. 
 
The outcomes of the Transport Study are incorporated into Table A and B. 
 
Economic Feasibility Study Outcomes 
 
The Warriewood Valley Strategic Review Economic Feasibility Study tested 
the feasibility of several residential development scenarios. The Economic 
Feasibility Study found small-lot housing and townhouses can be viable 
when the minimum density is set at 30-35 dwellings per hectare. While it 
found that apartment buildings would only be economically viable at 
minimum densities of 60 dwellings per hectare, this level and form of 
development is generally much greater than that recommended in the 
Warriewood Valley Urban Design Study.  
 
The Economic Feasibility Study considered the feasibility of various 
development scenarios based on Hydrology Study outcomes for a mixed-
use centre in the Southern Buffer. It found that a single level subregional 
shopping centre would be the most economically viable option. 
 
The outcomes of the Economic Feasibility Study are incorporated into Table 
A and B. 
 

1.3 Public exhibition of Draft Warriewood Valley Strategic Review Report  
 

The Draft Warriewood Valley Strategic Review Report and consultant studies were 
exhibited for a period of 8 weeks between 24 March 2012 and 18 May 2012. During 
this time a community briefing session was held.  
 
In additional to the community briefing session, members of the PCG met with specific 
landowner groups during the exhibition period. After the exhibition the PCG members 
met with the Local Member and the Warriewood Residents Association.  
 
Submissions were received through a number of formats, including formal written 
submissions, written and online comment forms, an online mapping tool and other 
various social media forums. During the exhibition period over 350 submissions were 
received. Opportunity was given for information supporting original submissions to be 
provided until 1 June 2012. 
 
A report entitled “Analysis of Submissions to Warriewood Valley Strategic Review” was 
prepared in response to submissions received and accompanies the final Strategic 
Review Report. The submissions received during the exhibition period have been taken 
into account in finalising the Warriewood Valley Strategic Review Report.  
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1.4 Recommendations for Residential Densities 
 

 That the residential densities proposed in Tables A and B, resulting in additional 
193 dwellings, be adopted. 

 
 That Sectors 901D, 901E, 901G, 901H, 10A.1 and 10A.2 have been identified 

with no significant capacity for development. Landowners may seek to bring 
forward a rezoning application, supported by the necessary studies, 
demonstrating how sustainable development is to be achieved. 

 
Tables A and B below summarise the recommendations made for individual sectors, 
and compare the recommended density and yield to that prescribed under the 
Warriewood Valley Planning Framework 2010. The tables below also identify the 
sectors determined to have safe access for evacuation in a PMF event, and a 
recommend a forward path for each sector. 
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Table A: Recommendation for sectors identified for increased density subject to resolution of flood emergency response policy issue  
 

Sector ID 
 

Property Address 2010 
Density 

New Density* 2010 
Yield 

New Yield Additional 
Dwellings 

Ability to 
evacuate in 

PMF + climate 
change 

Recommended Forward 
Path 

101 165-167 Warriewood Rd 15/Ha+ 26/Ha 1 4 3 YES Progress rezoning 

301 20 Macpherson St 25/Ha 32/Ha 42 53 11 NO Progress rezoning++ 

302 18 Macpherson St 25/Ha 32/Ha 66 84 18 NO Progress rezoning ++ 

303 16 Macpherson St 25/Ha 32/Ha 23 29 6 NO Progress rezoning ++ 

501 4 & 8 Forest Rd 25/Ha+ 32/Ha 75 94** 19 NO Progress rezoning ++ 

801 23B Macpherson St 25/Ha 32/Ha 19 38*** 19 NO 

Progress rezoning ++  

May commence 
construction based on 

development consent*** 

901 See Separate Table+++ 25/Ha+ Various 245 264 19 NO See Separate Table+++ 

10A.1 115 Orchard Street 15/Ha+ No density 
allocated**** 8 0 -8 NO 

Landowner may seek 
rezoning. Await outcome of 

determination++ 

10A.2 111,111a & 113 Orchard St 15/Ha+ No density 
allocated**** 6 0 -6 NO 

Landowner may seek 
rezoning. Await outcome of 

determination++ 
*Density calculated on the developable area (site area minus are as identified environmentally sensitive 
+Density achieved across the whole sector rather than on individual land parcels 
**Incorrect total (99 dwellings) shown in Exhibited Report and Urban Design Study. Correct total 94 dwellings. 
++ Subject to State Government resolution of flood emergency response policy. 
***Construction may be commenced under current Development Consent for 46 dwellings and Focal Neighbourhood Centre (approved under SEPP (Affordable Rental Housing))  

+++ Sector 901 – divided into sub-sectors as a result of environmental attributes. 
****No significant capacity for development.  
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Table A: Continued  
Sector ID Property Address 2010 

Density 
New Density* 2010 

Yield 
New Yield Additional 

Dwellings 
Ability to 

evacuate in PMF 
+ climate change 

Recommended Forward 
Path 

10B 109 Orchard St 15/Ha+ 20/Ha 28 45 17 NO Progress rezoning*** 

Buffer 1a Previously known as 61 
Warriewood Rd  25/Ha+ 

No longer 
considered 

undeveloped** 
17 

15 dwellings 
under 

construction 
-2 YES 

No change to current 
density as construction 

commenced 

Buffer 1b 53 Warriewood Rd 25/Ha+ 32/Ha 17 24 7 YES Progress rezoning 

Buffer 1c 53a Warriewood Rd 25/Ha+ 32/Ha 13 18 5 YES Progress rezoning 

Buffer 1d 53b Warriewood Rd 25/Ha+ 32/Ha 1 1 0 YES Progress rezoning 

Buffer 1e 53c Warriewood Rd 25/Ha+ 32/Ha 11 15 4 YES Progress rezoning 

Buffer 1f 49 Warriewood Rd 25/Ha+ 32/Ha 14 21 7 YES Progress rezoning 

Buffer 1g 45 Warriewood Rd 25/Ha+ 32/Ha 17 23 6 YES Progress rezoning 

Buffer 1h 43 Warriewood Rd 25/Ha+ 32/Ha 1 1 0 YES Progress rezoning 

Buffer 1i 41 Warriewood Rd 25/Ha+ 32/Ha 27 39 12 YES Progress rezoning 

Buffer 1j 31 Warriewood Rd 25/Ha+ 32/Ha 26 40 14 YES Progress rezoning 

Buffer 1k 29 Warriewood Rd 25/Ha+ 32/Ha 14 21 7 YES Progress rezoning 

Buffer 1l 23,25 & 27 Warriewood Rd 25/Ha+ 32/Ha 43 67 24 YES Progress rezoning 

Buffer 2a 4 Macpherson St 
Site 

specific 
design 

22/Ha 20 29 9 NO Progress rezoning*** 

Buffer 3b 5 & 7 Macpherson St 25/Ha++ 32/Ha 7 9 2 NO Progress rezoning*** 

TOTAL ADDITIONAL DWELLINGS 193   
*Density calculated on the developable area (site area minus are as identified environmentally sensitive 
 +Density calculated on individual parcel basis, with the first 15m fronting the street at 10/Ha and remainder at 25/Ha. 
**Sector no longer considered undeveloped. Development substantially commenced onsite in 2011/2012.  
++Density achieved across the whole sector rather than on individual land parcels 

*** Subject to State Government resolution of flood emergency response policy.
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Table B:  Recommended Density for Sector 901 (as divided into sub-sectors) subject to resolution of flood emergency response policy 
issue  
 

Sector ID Property Address 2010 
Density* New Density 2010 

Yield* New Yield 
Additional 
Dwellings 

Ability to 
evacuate in PMF 
+ climate change 

Recommended Forward 
Path 

901A 

10 Fern Creek Rd, 2,4,6 
Orchard St, Orchard St road 
reserve, Eastern side of Fern 
Creek Road, Lot 13 
DP1092788 

25/Ha 

 

32/Ha  
 

 

156 

 (no 
yield on 
9 Fern 
Creek 
Road) 

192  

(no yield on 
9 Fern 
Creek 
Road) 

36 NO Progress rezoning+ 

901B 2 Fern Creek Road 25/Ha 32/Ha 12 36 24 NO Progress rezoning+ 

901C 
Lot 12 Dp1092788 (Sector 8) 
west side of Fern Creek 
Road 

25/Ha 32/Ha 17 22 5 NO Progress rezoning+ 

901D 1 Fern Creek Rd 25/Ha - 14 0 -14 NO Landowner may seek 
rezoning+ 

901E 12 Orchard St (battleaxe 
portion only) 25/Ha - 2 0 -2 NO Landowner may seek 

rezoning+ 

901F 14 Orchard St (southern 
portion only) 25/Ha 10/Ha 14 14 0 NO Progress rezoning+ 

*Density achieved across the whole sector rather than individual land parcels, with a 15m street frontage. Council staff have recognised that 25/ha is the maximum density able 
to be achieved; some subsectors can only achieve 10/ha while others can achieve 25/ha. The 2010 Framework total yield for Sector 9 was calculated on various parts of sector 
achieving densities between 10/Ha and 25/Ha. 
+Any rezoning application for these sectors subject to State Government resolution of flood emergency response policy. 
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Table B: Continued  

Sector ID Property Address 2010 
Density* New Density 2010 

Yield* New Yield 
Additional 
Dwellings 

Ability to 
evacuate in PMF 
+ climate change 

Recommended Forward 
Path 

901G Lot 11 DP1092788 (Sector 8) 
west side of Fern Creek Rd 25/Ha - 16 0 -16 NO Landowner may seek 

rezoning+ 

901H 4 & 5 Fern Creek Rd 
(northern portion only) 25/Ha - 14 0 -14 NO Landowner may seek 

rezoning+ 

SECTOR 901 TOTAL 245 264 19   
*Density achieved across the whole sector rather than individual land parcels, with a 15m street frontage. Council staff have recognised that 25/ha is the maximum density able 
to be achieved; some subsectors can only achieve 10/ha while others can achieve 25/ha. The 2010 Framework total yield for Sector 9 was calculated on various parts of sector 
achieving densities between 10/Ha and 25/Ha. 
+Any rezoning application for these sectors subject to State Government resolution of flood emergency response policy. 
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1.5 Recommendations for Resolution of Flood Emergency Response Policy Issues 
 
The Hydrology Study raised the issue of flood evacuation of Warriewood Valley in the 
event of a 1% AEP and PMF event. The NSW State Emergency Service (NSWSES) 
has indicated that it does not support development where a flood free evacuation route 
up to the PMF event is not available. 
 
As a result of the NSWSES position, the Department is undertaking an intra-
government study of flood evacuation management in NSW. These investigations are 
exploring the potential for a consistent approach with regard to flood evacuation in flash 
flood events, with respect to urban development in NSW.  
 
The results of this study may be forthcoming in 2013. However, it should be noted that 
the timing and outcomes of these investigations will not delay the progress of any 
future planning proposals in the Warriewood Valley. 
 

1.6 Recommendations for the Southern Buffer  
  

It is recommended that the exhibited Concept Plan for a mixed-use centre not proceed. 
 
Future planning investigation by landowners, either working individually or as a group 
must address the constraints and opportunities highlighted by this review, including the 
impact of any proposed development on the environmental, other centres, recreational 
lands and community expectations.  

 
1.7 Recommendations for Provision of Infrastructure and Services 

 
That any increase in dwelling yield across the Valley requiring additional infrastructure 
and facilities be supported by a new Section 94 Contributions Plan. 
 
That any future review of infrastructure and service provision takes into consideration 
the recommendation of the Economic Feasibility Study that developer contribution rate 
should be set at $50,000 (indexed) per dwelling. 
 
That any future development of the Southern Buffer require an infrastructure planning 
strategy and plan prepared concurrent with any rezoning. 
 

1.8 Conclusion 
 
The Strategic Review provided any opportunity to re-evaluate dwelling densities, 
infrastructure requirements and services/facilities in Warriewood Valley, and to 
examine the opportunities and constraints of the Southern Buffer. 
 
The recommended dwelling densities of up to 32 dwellings per developable hectare is 
contingent on appropriate design criteria and infrastructure provision strategies.  
 
The findings of the Review to reduce the Section 94 Contribution rate to accommodate 
development could impact infrastructure provision. 
 
This Strategic Review Report, supported by the background land capability 
assessment approach and consultants’ reports will ensure continuity for the Council, 
Department and the community.  
 
A clear flood emergency response that is acceptable to the State government must be 
agreed prior to future rezoning of land that does not have evacuation routes clear of the 
PMF event. .
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2.0 Warriewood Valley in Context 
 
 

 
2.1 Locality 

 
The Pittwater Local Government Area (LGA) is located on the northern fringe of the 
Sydney Metropolitan Area within the Warringah Peninsula. It encompasses around 109 
square kilometres, including a large part of Ku-ring-gai Chase National Park, 18 square 
kilometres of waterways and 18 kilometres of ocean coastline including nine beaches. 
 
Warriewood Valley, located in the southern portion of the Pittwater LGA, is bordered by 
the Pittwater escarpment in the west, Warriewood Wetlands to the south, Warriewood 
Sewerage Treatment Plant (STP) and Warriewood itself to the east, and Mona Vale to 
the north. The Valley is dissected by Narrabeen Creek and Fern Creek, running from 
the Warriewood escarpment in the north-west to the Warriewood Wetlands and 
Narrabeen Lagoon in the south-east.  
 
The Warriewood Valley Release Area (the Release Area) is around 190 hectares. 
Founded mainly on Hawkesbury sandstone with alluvial soil on the valley floor, the 
Release Area was previously used for agricultural purposes and contained a diversity of 
vegetation. It has since been cleared; remnant areas of vegetation and regrowth sit 
along the watercourses and flood areas, particularly adjacent to the Wetlands.  
 
The Release Area, (not including the Southern Buffer), has delivered urban housing of 
densities up to 25 dwellings per hectare, including attached and detached dwelling 
houses, terraces and townhouses, and multi-unit housing incorporating Torrens, Strata 
and Community titles. The Southern Buffer has been fully investigated for the first time 
as part of this review.  
 
The Release Area includes 27 hectares of industrial/commercial land and associated 
community facilities and infrastructure. Industrial and commercial developments adjoin 
the existing light industrial and office business area of Warriewood. 
 
A Focal Neighbourhood Centre has recently been approved on 23B Macpherson 
Street. 
 
High quality buildings, designed and built at a scale and density complementary to the 
natural environment, preserve district and local views and enhance the bushland vista 
of Pittwater. Native canopy trees, vegetation and the natural creekline corridors merge 
the built form with the landform. Landscaping reinstates elements of the natural 
environment and contributes to the sense of place, creating an amenable, 
environmentally responsible and highly desirable place to live. 
 
A history of development in Warriewood Valley is contained in Appendix 1.  
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Map 1: Warriewood Valley Land Release Location Map  
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2.2 The Community 
 

In 2011 the population of the Pittwater local government area was 57,155. Pittwater’s 
population has grown significantly over with last 10 years, primarily due to Pittwater’s 
relatively high fertility rate (compared to the NSW average). Between 2001 and 2006 
the population grew 3.4%, and between 2006 and 2011 grew 5.5%.1 

 
Pittwater is more likely to attract families of older parents with children, rather than 
young couples with/without children or young singles. Most people moving to the area 
are ‘up-graders’, rather than first home buyers or renters. An increasing percentage of 
the population is over 60 years old, reflecting ageing in place of the long term residents. 
Housing is predominately family-sized detached dwellings. The proportion of medium 
and high density housing is at about half the rate of the Sydney average. 

 
Warriewood Valley is identified as a moderate to high socio-economic area. Housing is 
more affordable than other areas of Pittwater. Comparatively, the Warriewood-Ingleside 
population comprises a greater proportion of children under 17 than the rest of 
Pittwater. The proportion of mature adults aged 65-85 is slightly lower than the rest of 
Pittwater, though the proportion of adults aged over 85 is the same. 
 
 

                                                 
1 Australian Bureau of Statistics Census data, 2001-2011.  



Chapter 3

Why are we undertaking the Warriewood 
Valley Strategic Review?

  Photo by: Amanda Clarke 2011

Ensure the original aspirations are achieved through equitable, logical 
and sustainably sound planning decisions

re the

St
aspirations

nd sustainabl



WARRIEWOOD VALLEY STRATEGIC REVIEW REPORT       WHY ARE WE UNDERTAKING THE STRATEGIC REVIEW? 

                   18 

 
3.0 Why are we undertaking the Warriewood 

Valley Strategic Review? 
 

 
 

3.1 Decision of the Planning Assessment Commission (PAC) 
 

In January 2011, the PAC approved a development at 14-18 Boondah Road under Part 
3A of the Environmental Planning and Assessment Act 1979 (the EP&A Act).  
 
The PAC determination recommended Council and the Department review dwelling 
densities, height controls, the current transport network and necessary improvement 
works, and infrastructure demands in Warriewood Valley and surrounding area. The 
PAC recommended the review clarify the subregional role of Warriewood Square, how 
it relates to the rest of Warriewood Valley, the potential for higher density residential 
development and the opportunity for employment-generating developments adjacent to 
Warriewood Square. 
 
The review was agreed in March 2011 between Council and the Department, with 
Council passing a resolution to commence the Strategic Review in collaboration with 
the Department in May 2011. 
 
The review took into account existing planning strategies for the LGA and for 
Warriewood Valley itself. 

 
3.2 Pittwater Local Planning Strategy – Planning for Pittwater towards 2031 

 
Pittwater Local Planning Strategy – Planning for Pittwater towards 2031, adopted by 
Council in August 2011, is Council’s primary land use planning document. The Local 
Planning Strategy: 
 

a. Identifies Warriewood Valley as crucial to meet delivery of 4,600 new dwellings 
as required by the Draft North East Subregional Strategy and 5,740 new jobs as 
set out in the SHOROC Regional Employment Study within the LGA by 2031. 

 
b. Identifies Warriewood Valley as the area with the most potential to provide 

affordable rental housing in Pittwater. 
 

c. Recognises Warriewood Square as a ‘stand-alone shopping centre’, as defined 
under the Metropolitan Plan for Sydney 2036 (the Metropolitan Plan). 

 
The Metropolitan Plan identifies the potential for existing stand-alone shopping 
centres to be converted to more traditional town centres over time. The Local 
Planning Strategy proposes the expansion of Warriewood Square and 
development of the Southern Buffer area into a larger retail and town centre, 
enabling a mix of commercial, retail and possibly residential development. 

 
d. Reiterates that development of the Southern Buffer help meet Pittwater’s 

employment target, especially with employment land in Warriewood Valley 
nearing capacity. 

 
The Southern Buffer is identified in the Draft North East Subregional Strategy 
and the SHOROC Employment Study as potential key employment land for 
Pittwater. The Local Planning Strategy supports investigation into a new retail 
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centre in the Southern Buffer adjoining Warriewood Square to meet Pittwater’s 
employment targets. 

 
The Local Planning Strategy recommends the outcomes of the Strategic Review be 
incorporated into Council’s Standard Instrument Local Environmental Plan (LEP). 

 
3.3 Moving from the Warriewood Valley Planning Framework 2010 to the Warriewood 

Valley Strategic Review 2012 
 
The planning and development of Warriewood Valley will help deliver a sustainable 
residential community, the timely provision of infrastructure and services and the 
conservation and rehabilitation of significant environments. Both the 2010 Planning 
Framework and the 2012 Strategic Review establish a forward path for all undeveloped 
land in Warriewood Valley. 
 
Specifically, the Strategic Review: 

 
 Identified undeveloped land capable of potential increases in dwelling 

density and land unable to be developed beyond existing uses and densities 
due to existing environmental or development constraints 

 Assessed the impact of increased density in terms of a new centre, the 
potential change in urban form of the area, the environmental constraints, 
including the Narrabeen Creek Sea Level Rise Investigation Area,2 and the 
resultant needs of the local and wider population 

 Assessed the scope of opportunity for a new mixed-use precinct in the 
Southern Buffer, comprising commercial, retail, civic and residential uses 
whilst enhancing a connected, open-space recreational precinct that 
complements adjoining land uses 

 Identified issues relating to evacuation in major flood events. 
 
Council had previously resolved to seek the provision of 10% of any increased density 
in Warriewood Valley be ‘affordable rental housing’.3 
 
The outcomes of the Strategic Review will inform provision of new or improved 
infrastructure and any consequent local development contributions plan or other 
funding arrangements. 
 
Any undeveloped land excluded by the 2012 Strategic Review will be informed by the 
future resolution of Council. 
 
 

                                                 
2 Council resolution of 7 February 2011 identified the Investigation Area. 
3 Council resolution of 21 February 2011. 
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4.0 Strategic Framework 
 

 
 
4.1 NSW 2021: A plan to make NSW number one 

 
NSW 2021: A plan to make NSW number one is the government’s strategic business 
plan, which sets the priorities for action by the government. One of the principal goals 
of the plan is to place downward pressure on the cost of living.  
 
The government intends to work towards this goal by increasing the supply of land for 
housing and by providing incentives to help make housing in NSW more affordable and 
housing stock more appropriate for people’s needs.   
 
As well, the government intends to continue to set dwelling targets for local councils 
and partner with local councils to ensure that targets for housing and growth are 
reflected in relevant planning proposals and in local planning instruments. 

 
4.2 The Metropolitan Plan for Sydney 2036 

 
The Metropolitan Plan aims to integrate land use planning and transport planning 
across the city to provide a framework for sustainable growth and development. 
 
The Metropolitan Plan was prepared with the vision that, by 2036, Sydney will be a 
more compact, networked city with improved accessibility, capable of supporting more 
jobs, homes and lifestyle opportunities within the existing urban footprint. 
 
By 2036, the population of Sydney is expected to grow by 1.7 million people to almost 
6 million people.  During this time, it is also expected that the average household size 
in Sydney will fall from 2.6 to 2.5 people. As a result, Sydney will need an additional 
770,000 homes by 2036.   
 
In response to this expected population growth, the housing related actions in the 
Metropolitan Plan seek to deliver well-located housing that will meet the needs of the 
growing, aging population and that will assist in addressing the issue of housing 
affordability across the city.  
 
A key action of the Metropolitan Plan is to locate 80% of new housing within walking 
distance of existing or planned centres.  Focusing new housing in and around centres 
can increase the diversity of housing supply, encourages more trips to be made by 
public transport or by foot and bicycle and can increase the customer base for local 
businesses. 
 
Another key action of the Metropolitan Plan is to plan for centres to grow and change 
over time.  According to the Metropolitan Plan, the main criteria for identifying such 
centres should be: 
 

 Current and proposed level of public transport capacity and access 
 Economic feasibility of development 
 Land ownership patterns 
 Proximity of services and facilities. 
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A new metropolitan strategy is currently being development for Sydney.  It will provide 
a framework for Sydney’s growth to help plan for housing, employment, transport, 
infrastructure, the environment and open space. 
 
The strategy will update the current Metropolitan Plan for Sydney and link it to the 
government’s other long term plans – the Long Term Transport Masterplan and the 
State Infrastructure Strategy. 
 

4.3 Subregional Dwelling and Employment Targets 
 

The Draft North East Subregional Strategy was prepared by the Department of 
Planning in 2007. It contains targets for housing and employment to 2031 in response 
to the forecast growth of Sydney contained in the Sydney Metropolitan Strategy 2031 -
City of Cities – A Plan for Sydney’s Future.   
 
Under the Draft North East Subregional Strategy, the Pittwater LGA has a dwelling 
target of 4600 new homes and an employment target of 6000 new jobs.   
 
Including the long term potential of the Ingleside Release Area and the capacity in 
existing urban areas, it is expected Council will be able to meet its current dwelling 
targets into the future. However, there is currently a lack of housing diversity in the 
Pittwater LGA compared to both the subregion and Sydney in general. 
 
The breakdown of existing dwelling stock in the LGA is: 
 

 Detached dwellings (80.4%) 
 Villa/townhouse/dual occupancy (13.9%) 
 Unit/apartment (5.7%).  

 
By way of comparison, about 60% of dwellings are detached across Sydney. 
 
Warriewood Valley immediately adjoins Warriewood Square, the strategic bus route 
along Pittwater Road and existing community facilities.  In the context of the LGA, 
where land around existing centres is relatively constrained, Warriewood Valley offers 
one of a limited number of areas in the LGA where higher density, at an appropriate 
level, could be accommodated. 
 
The key directions for housing in the Draft North East Subregional Strategy are to:  
 

 Increase housing choice as part of the housing target 
 Concentrate development and strengthen major centres, towns, villages, small 

villages and neighbourhoods 
 Enable communities to ‘age in place’. 

 
By looking at the opportunity to provide additional and varied housing and an expanded 
centre in Warriewood Valley, the Strategic Review responds to the directions of the 
Draft North East Subregional Strategy. 

 
4.4 Pittwater Council’s Strategic Planning Documents  

4.4.1  Pittwater Local Planning Strategy – Planning for Pittwater towards 2031  

 
The Local Planning Strategy was adopted by Council on 15 August 2011 and 
will guide its land use planning and decision making into the future. 

 
The Local Planning Strategy translates the aims and objectives of the 
government’s current Metropolitan Plan and its earlier Metropolitan Strategy 
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for Sydney to 2031 into a range of local actions and targets relevant to 
Pittwater, including those for housing and employment. It forms the basis for 
the preparation of a new Standard Instrument LEP.  

 
The Local Planning Strategy confirms that the housing targets designated for 
Pittwater can be accommodated primarily within Pittwater’s established 
residential areas, including Warriewood Valley.  

 
It recognises the limited housing stock available to meet the needs of 
Pittwater’s ageing population and encourages the provision of new dwellings 
in a range of sizes, adaptable to universal design standards, including medium 
density housing and secondary dwellings.  
 
It also recommends the provision of medium density dwellings in appropriately 
zoned locations, in close proximity to centres, transport options and services 
to assist in making housing available that is more affordable to local workers. 

4.4.2  Warriewood Valley Planning Framework 2010 (Adopted May 2010) 
 

Warriewood Valley has been a significant source of new dwellings for the LGA 
for the past two decades. About half of the 2,000 dwellings expected for 
Warriewood Valley have been built. As envisaged by Council’s planning 
frameworks, the residential sectors of Warriewood Valley have been 
developed predominantly with two-storey dwelling houses and attached 
townhouses, with some multi-unit housing. 
 
In December 2009, Council reviewed the two planning frameworks that apply 
to Warriewood Valley and prepared the Warriewood Valley Planning 
Framework 2010 (the 2010 Framework) that provides for a total of 2,012 
dwellings in Warriewood Valley as well as setting aside approximately 27 
hectares of land for industrial/commercial development. The maximum density 
allowed under the 2010 Framework is 25 dwellings per developable hectare. 
 
This is the Council’s current planning strategy document for the Warriewood 
Valley Release Area.  
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5.0 The Strategic Review Process 
 
 
 

5.1 The Strategic Review Process 
 

A Project Control Group (PCG) oversaw the Strategic Review. 
 
Comprising senior officers from the Department (Sydney Region East and Project 
Delivery Unit) and Council, an independent probity advisor was also engaged to advise 
the PCG on probity issues relevant to undertaking the Strategic Review. 
 
An overview of the key steps taken as part of the Strategic Review is depicted in Figure 
1. 

 
 

Figure 1: Warriewood Valley Strategic Review Process 
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5.2 Probity Issues 
 

The PCG identified probity issues arising from the mixed ownership of land – Crown, 
Council and private – within the Warriewood Valley Release Area. The functions of the 
probity advisor were to ensure the integrity of the Strategic Review and prevent real 
and perceived conflicts of interest. 
 
The role of the probity advisor included the following: 
 

 Reviewing and providing advice on: 
- The proposed arrangements for commissioning the independent consultant 

studies. 
- The governance structure, protocols and approach to interacting with 

stakeholders. 
 Preparing a Probity Plan which: 

- Identified any potential conflicts of interest and probity risks associated with 
the scope of the Strategic Review. 

- Clearly detailed the processes to be followed by Department and Council 
personnel and PCG members to avoid those identified conflicts of interest 
and probity risks. 

- Identified and articulated the roles and responsibilities for each PCG 
member. 

 Attending certain PCG meetings and community information sessions, and 
reviewing and providing advice on key decisions and meeting minutes. 

 
The probity advisor has audited the Strategic Review process, including preparation of 
the Strategic Review Report. The outcomes of the audit are in the Interim Probity 
Report, prepared to accompany the exhibition of the Draft Strategic Review Report. A 
final Probity Report has been prepared following the close of the exhibition period to 
accompany the final Strategic Review Report. 
 
Both of the probity auditor’s reports will outline the level of compliance with the Probity 
Plan and provide probity advice on implementing the outcomes of the Strategic 
Review. 

 
5.3 Community Engagement 

 
A Community Engagement Plan and Strategy was produced by Council and the 
Department for the Strategic Review, based on Council’s Community Engagement 
Procedures. 
 
The Community Engagement Strategy provided the PCG with the tools to: 
 

 Adequately inform the community and stakeholders of the Strategic Review 
process, emphasising the collaborative nature of the partnership between 
Council and the Department. 

 Ensure consistent information was provided to the community and 
stakeholders by Council and the Department through a joint approval process. 

 Provide the community with balanced and objective information to assist them 
in understanding the reason for undertaking the Strategic Review and how the 
process was to be undertaken. 

 Promote the independence and transparency of the Strategic Review. 
 Provide stakeholders with readily accessible opportunities to provide comment 

during the Strategic Review. 
 Ensure stakeholders were aware of the final outcomes of the Strategic Review. 
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The Community Engagement Plan and Strategy aimed to ensure that all stakeholders 
in the community were adequately informed and provided with opportunities to voice 
their opinions, whether affected directly or indirectly. 
 
The Draft Warriewood Valley Strategic Review Report and consultant studies were 
exhibited for a period of 8 weeks between 24 March 2012 and 18 May 2012. During 
this time a community briefing session was held.  
 
In addition to the community briefing session, members of the PCG met with specific 
landowner groups during the exhibition period. After the exhibition the PCG members 
met with the Local Member and the Warriewood Residents Association.  
 
Submissions were received through a number of formats, including formal written 
submissions, written and online comment forms, an online mapping tool and other 
various social media forums. During the exhibition period over 350 submissions were 
received. Opportunity was given for information supporting original submissions to be 
provided until 1 June 2012. 
 
Each submission was reviewed, collated and subsequently addressed in the Analysis 
of Submissions to the Warriewood Valley Strategic Review Report, which was 
prepared to accompany the final Strategic Review Report. The submissions received 
during the exhibition period have been taken into account in finalising the Warriewood 
Valley Strategic Review Report.  
 

5.4 Identifying the land to be reviewed 
 

The PAC’s determination report advocated for a ‘…comprehensive study of all 
undeveloped sites in the Valley including the future role of Warriewood Centre and the 
development potential around the centre…’. 
 
A desktop review of the land within Warriewood Valley has been conducted to identify 
‘undeveloped’ land, based on:  
 

 Land identified in the Warriewood Valley Urban Land Release Revised Sectors 
Map at Figure 5 of the 2010 Planning Framework; and 

 Land within the original sectors of Warriewood Valley that had not been 
rezoned under Clause 30B of the Pittwater LEP 1993 in line with the 1997 and 
2001 frameworks. 

 
In line with a Council resolution on 18 September 2006, 120 Mona Vale Road was also 
included as ‘undeveloped’ for the purpose of the Strategic Review.  
 
The Southern Buffer was also identified for review. 
 
The land forming the study area for the Strategic Review and identified for review is 
depicted in Map 2. 
 
Buffer 3a (known as 14-18 Boondah Road) was subsequently removed from the lands 
to be reviewed following the Land and Environment Court’s judgment on 12 September 
2011. 
 
It should be noted that whilst the study area is defined as per Map 2, the impacts on 
areas beyond must also be considered. Likewise, infrastructure provision for 
development within the Valley is not necessarily required to be provided within the 
study area.  
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Map 2: Warriewood Valley Undeveloped Lands 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Buffer 3a (known as 14-18 Boondah Road) subsequently removed following Land & Environment Court’s judgment on 
12 September 2011  
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5.5 Determination of land capability 
 

5.5.1  Testing land for potential dwelling increase 
 

For potential density increase, the first step in identifying land parcels 
capable of accommodating a potential density increase was a land capability 
assessment. 
 
This exercise identified the land to be tested at the medium density range 
(i.e. 25 - 60 dwellings per hectare as defined by the Metropolitan Plan) in 
accordance with the PAC’s determination. 
 
The land capability assessment was a three step ‘sieve’ process based on 
Council’s capability mapping (see Chapter 6 and Appendix 2) and the 
outcomes of the independent Hydrology Study. The undeveloped land to be 
the subject of the sieve process is shown in Map 2. 
 
Step 1 
 
A preliminary review of land parcels was undertaken. Only those sectors 
identified as ‘Designated Residential Sectors’ pursuant to Table 17 and 
Figure 5 of the 2010 Planning Framework were identified for further 
investigation. 
 
Step 2 
 
The second step of the sieve exercise involved a land capability 
assessment. Any sector with significant environmental constraints (50% or 
more of the sector contained land classified 4 or 5) based on the capability 
mapping undertaken for the Local Planning Strategy (this is discussed in 
more detail in Chapter 6) was then excluded from further investigation. 
 
The outcomes of Step 2 of the sieve exercise are depicted in Map 4 and 
detailed in Chapter 6 and Appendix 3. 
 
Step 3 
 
The outcomes of the Hydrology Study were then applied to the sectors 
identified at Step 2. The outcome of Step 3 is depicted in Map 7. 
 
The final outcome of sieve process, after Step 1, 2 and 3 had been applied, 
is detailed in Map 8. 

 
5.5.2 Testing land in the Southern Buffer 

 
A land capability assessment was also carried out for lands in the Southern 
Buffer, utilising Council’s capability mapping (See Map 3) overlaid by the 
outcomes of the Hydrology Study (see Chapter 7.1). 

 
5.6 Independent Consultant Studies 

 
Independent studies on hydrology, urban design, strategic transport and economic 
feasibility were commissioned to inform the Strategic Review. 
 
As discussed above, the Hydrology Study assessed the flood regime applicable to 
Warriewood Valley to ascertain land capability and suitability for future development in 
terms of flooding, water management, and impacts imposed by climate change and 
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sea level rise. The Hydrology Study also estimated cut/fill balance, the likely impact 
and management of the flood regime and recommended land uses consistent with a 
developable land classification which, in turn, informed the Urban Design Study. The 
outcomes of the Hydrology Study were used in Step 3 of the land capability 
assessment process.  
 
The Urban Design Study identified the parcels of land suitable for an increased 
dwelling density by analysing the potential building height and scale of the urban form 
that may result from any increase in density.  
 
A concept plan and design principles were also developed for a new mixed-use 
precinct in the Southern Buffer.  
 
The Strategic Transport Study assessed the transport implications of the potential 
increase in dwelling density and undertook a high level analysis of the likely transport 
implications of a new mixed-use precinct in the Southern Buffer. 
 
The Economic Feasibility Study assessed the economic viability of a range of 
residential densities within Warriewood Valley and  undertook a high level economic 
feasibility analysis of a new mixed-use precinct in the Southern Buffer; providing advice 
on the likely financial viability of these development opportunities in  Warriewood 
Valley. 
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6.0 Assessing Land Capability 
 

 
 
Land capability mapping used geo-spatial tools to identify opportunities and constraints of an area 
for the Strategic Review.  
 

6.1 Process for Assessing Land Capability 
 

The process builds geographical layers to produce a visual representation of areas with 
lower or higher levels of capability. 

 
Seventeen individual base map layers have been prepared for the Pittwater LGA for 
the following characteristics: 
 

 Biodiversity 
 Slope 
 Proximity to watercourses 
 Proximity to ridgelines 
 Foreshores and waterbodies 
 Cultural (heritage value) 
 Climate change including sea level rise 
 Bushfire  
 Flooding 
 Geotechnical  
 Coastal processes 
 Estuarine processes 
 Acid sulphate soils 
 Proximity to centres 
 Proximity to public transport links and road network capacity 
 Sewer availability 
 Water availability 

 
Climate change and sea level rise, and flooding, were not considered during Step 2 of 
the sieve process as these were separately given detailed consideration in the 
Hydrology Study. Further, Step 2 did not consider proximity to centres and to public 
transport links as these issues will not significantly affect the capability of the land. 
 
Each layer represents an environmental, economic or social characteristic that 
influences land use allocation decisions. The map layers also identify issues that 
should be addressed in the future management of the land. 
 
The map layers have been divided into 3 classes. More detail on the classifications for 
each base map is included in Appendix 2: 
 

 Class A: Low restriction to intensification of development.  
Existing development may require generic management prescriptions to 
achieve sustainable land use. Intensification of development must be confined 
to defined targets to maintain sustainability. 
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 Class B: Moderate restriction to intensification of development.  
Existing development forms require generic management prescriptions to 
achieve sustainable land use. Any intensification needs site specific 
investigation and must address constraints. 
 

 Class C: Significant restriction to intensification of land use.  
Existing development forms require site specific and detailed management 
prescription to achieve sustainable land use. Any intensification must fully 
address each specific constraint. 

 
As an example, the slope base map is made up of the following classes: 

 
A Land with slope less than 15% - suitable for development/intensification 

B Land with slope between 15% and 25% - moderate constraint to 
development intensification 

C Land with slope greater than 25% - restricted potential for 
development/intensification 

 
The map layers were combined into a single layer to form a composite capability 
map, which categorised the land as follows: 

 
Table 1: Land Capability Classifications 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

The composite capability map produced for the Strategic Review is at Map 3. 
  

Map 
Classification 

Level of 
Capability 

Categories from composite maps 

1 Most  All As: areas of land that were mapped as suitable for 
development or intensification 

2 More 
All A and B: areas of land that were mapped as having 
at least one moderate constraint to development or 
intensification 

3 Moderate 
Only have one instance of C: areas of land that were 
mapped as having one severe constraint to 
development or intensification 

4 Less 
Two instances of C: areas of land that were mapped 
as having two instances of severe constraint to 
development or intensification 

5 Least  
Three or more instances of C: areas of land that were 
mapped as having three or more severe constraints to 
development or intensification 
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Map 3: Composite Capability Map  
(excluding Climate Change and Sea Level Rise; Flooding; Proximity to Centres; and Proximity to Public 
Transport map layers) 
 



WARRIEWOOD VALLEY STRATEGIC REVIEW REPORT                      ASSESSING LAND CAPABILITY 

                   37 

6.2 Process of Assessing Land Capability 
 

The land capability assessment was a three step ‘sieve’ process based on Council’s 
capability mapping (for further detail see and Appendix 2) and the outcomes of the 
independent Hydrology Study. The undeveloped land to be the subject of the sieve 
process is shown in Map 2. 

 
Step 1 

 
A preliminary review of land parcels was undertaken. Only those sectors identified as 
‘Designated Residential Sectors’ pursuant to Table 17 and Figure 5 of the 2010 
Planning Framework were identified for further investigation. 

 
Step 2 

 
The second step of the sieve exercise involved a land capability assessment.  
 
A composite capability map (See Map 3) was utilised to determine the 
development/intensification capability of the land considered ‘undeveloped’ and land 
within the Southern Buffer. Any sector with significant environmental constraints (50% 
or more of the sector contained land classified 4 or 5) was then excluded from further 
investigation. 

 
The outcome of Step 1 and 2 of the ‘sieve’ process is depicted in Map 4 and detailed in 
Appendix 3. 

 
Step 3 

 
Step 3 of the ‘sieve’ process involved applying the Developable Land Classification, 
derived from the Hydrology Study (detailed in Chapter 7), to the outcomes of Step 1 
and 2 of the ‘sieve’.  

 
The final outcome of sieve process, after Step 1, 2 and 3 had been applied, is depicted 
in Map 8. 
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Map 4: Outcome of Step 1 & 2 of the ‘Sieve Process’ - Land Capability Map  
(excluding Climate Change and Sea Level Rise; Flooding; Proximity to Centres; and Proximity to Public 
Transport map layers) 
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Key Outcomes 
 
Residential 
 As a result of Step 1 and 2 of the sieve process, the following sectors were identified for 

testing potential increase in dwelling density: 
 

Sector ID Property Address Current Density 

101 165-167 Warriewood Road  15/Ha 

301 20 Macpherson Street 25/Ha 

302 18 Macpherson Street 25/Ha 

303 16 Macpherson Street 25/Ha 

501 4-8 Forest Road 25/Ha 

801 23B Macpherson Street 25/Ha 

901 11,12 and 13 (Sector 8); 1,2,4,5,9 & 10 Fern Creek 
Road; 2,4,6,12 & 14 Orchard Street, 204 & 206 
Garden Street, and Orchard St road reserve (2A, 4A, 
6A & 8 Orchard Street) 

25/Ha 

10A.1 115 Orchard Street 15/Ha 

10A.2 111, 111a & 113 Orchard Street 15/Ha 

10B 109 Orchard Street 15/Ha 

Buffer 1a 61 Warriewood Road 25/Ha (15m street 
frontage @10/Ha) 

Buffer 1b 53 Warriewood Road 25/Ha (15m street 
frontage @10/Ha) 

 

6.3 Sectors not considered further following Step 1 and 2 of the ‘sieve’ process 
 

Step 1 and 2 of the sieve process identified sectors not required to be considered for 
development beyond their current classification due to: 
 

1. Existing environmental constraints applying the sector. 
2. Not being a designated residential sector under the 2010 Planning 

Framework, including Sector B and Sector 15 (now known as the Southern 
Buffer). 

3. Not being identified as undeveloped under the 2010 Framework. 
 
120 Mona Vale Road was the only sector not identified for further testing due to the 
existing environmental constraints. Opportunities for development on this site are 
limited due to bushfire, geotechnical and biodiversity constraints.  

 
The Anglican Retirement Village at 6-14 Macpherson Street requested inclusion in the 
study area. However this site was not considered undeveloped under the 2010 
Planning Framework given that development has substantially commenced on this site, 
with Stages 1 and 2 of the retirement village complex already completed. It was 
therefore excluded from the Strategic Review.  
 
The sectors not considered for increased development are identified in red in Map 4. 
Landowners in these sectors will need to lodge a separate rezoning application 
accompanied by environmental studies if they wish to rezone.  
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Key Outcomes  
 
Residential (Continued) 

 
Sector ID Property Address Current Density 

Buffer 1c 53a Warriewood Road 25/Ha (15m street 
frontage @10/Ha) 

Buffer 1d 53b Warriewood Road 25/Ha (15m street 
frontage @10/Ha) 

Buffer 1e 53c Warriewood Road 25/Ha (15m street 
frontage @10/Ha) 

Buffer 1f 49 Warriewood Road 25/Ha (15m street 
frontage @10/Ha) 

Buffer 1g 45 Warriewood Road 25/Ha (15m street 
frontage @10/Ha) 

Buffer 1h 43 Warriewood Road 25/Ha (15m street 
frontage @10/Ha) 

Buffer 1i 41 Warriewood Road 25/Ha (15m street 
frontage @10/Ha) 

Buffer 1j 31 Warriewood Road 25/Ha (15m street 
frontage @10/Ha) 

Buffer 1k 29 Warriewood Road 25/Ha (15m street 
frontage @10/Ha) 

Buffer 1l 23, 25 & 27 Warriewood Road 25/Ha (15m street 
frontage @10/Ha) 

Buffer 1m 2 Macpherson Street 0 (No allocation) 

Buffer 2a 4 Macpherson Street Design specific (max 
20 dwellings) 

Buffer 3b 5 & 7 Macpherson Street 25/Ha 
 
These sectors are shown in green, in Map 4. 
 

 The sectors listed in the following Table will not be tested as these sectors failed to 
satisfy Step 1 or 2 of the sieve process (and shown in red in Map 4): 
 
Sector ID Property Address Reason for exclusion 

102 185 Warriewood Road Industrial land use designation - 
Already zoned 4(b) 

103 10c, 10d, 12a, 12b, 12c, 14a, 14b, 14c 
& 16a Ponderosa Parade 

Industrial land use designation - 
Already zoned 4(b) 

104 3 Harris Street & 16 Apollo Street Industrial land use designation - 
Already zoned 4(b) 

105 15 Jubilee Avenue Industrial land use designation - 
Already zoned 4(b) 

201 4 Walana Crescent Not identified as undeveloped in 2010 
Planning Framework 
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Key Outcomes  
 
Residential (Continued) 
 

Sector ID Property Address Reason for exclusion 

202 14 Walana Crescent Not identified as undeveloped in 2010 
Planning Framework 

203 3 Harrier Place Not identified as undeveloped in 2010 
Planning Framework 

204 79 Cabbage Tree Road (Aveo 
Peninsular Gardens Retirement 
Village) 

Not identified as undeveloped in 2010 
Planning Framework 

702 10 Jubilee Avenue Portion of site designated Industrial as 
part of Sector 7 however majority of 

site not in 2010 Planning Framework.  
Still zoned 1(b) – not zoned with 

majority of Sector 7 lands (now under 
development). 

802 5 Forest Road (Mater Maria School) Not identified as undeveloped in 2010 
Planning Framework 

10C 194 Garden Street (Seaview Assisted 
Living Apartments) 

Not identified as undeveloped in 2010 
Planning Framework 

120 MV 120 Mona Vale Road Significant environmental constraints 
 

 The sectors above will retain their current zoning.  
 The onus is on landowners of these sectors to seek individual rezoning applications, 

accompanied by supporting documentation.  Landowners will need to demonstrate how 
sustainable development can be achieved given the circumstances/constraints relevant to 
their land. 

 
 
Southern Buffer Area 
 Sectors shown in blue in Map 4 represent the Southern Buffer.  A land capability 

assessment was applied to this land prior to examining potential scope of development 
as a mixed-use precinct. 
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7.0 Outcomes of Consultants’ Studies 
 

 
 
7.1 Hydrology Study 

 
The Hydrology Study was undertaken by Cardno (NSW/ACT) Pty Ltd (Cardno). The 
outcomes of Cardno’s report must be read in conjunction with the other three 
consultants’ studies. 

 
The Hydrology Study needed to: 
 

 Analyse and detail the extent of flooding across Warriewood Valley 
 Outline options for flood evacuation 
 Recommend an approach to cutting and filling various land parcels to provide a 

building platform above the flood planning level and to assist in the 
conveyance of flood water. 

 
The Hydrology Study provided preliminary recommendations for on-site detention on 
various sites and recommendations for water quality treatment. It provides a high level 
assessment of flooding in Warriewood Valley; further assessment is needed, 
particularly once the revised Narrabeen Lagoon Flooding Study is complete. 

 
A desktop study of existing published information focused on the Warriewood Valley 
Flood Study,4 the Warriewood Valley Flood Study Addendum,5 and the Narrabeen 
Lagoon Flood Study.6 Cardno reviewed and updated these documents to reflect the 
impacts of climate change and new survey data. 
 
In line with NSW Government guidelines,7 the Hydrology Study adopts the following 
sea level rise assumptions when assessing the impacts of climate change: 
 

 Sea level rise of 0.4m by 2050  
 Sea level rise of 0.9m by 2100. 

 
Also in line with government policy,8 the Hydrology Study assumes a 30% increase in 
rainfall intensity as an impact of climate change when considering the impacts of the 
1% Annual Exceedance Probability event (AEP). Only sea level rise is considered for 
the probable maximum flood event (PMF) as there is insufficient evidence to assume 
increased rainfall intensity with regard to such a rare event. 
 
The Hydrology Study produced two maps showing the depth of the 1% AEP event 
(plus climate change) and the PMF flood event (plus climate change). 
 

                                                 
4 Cardno Lawson Treloar (2005) Warriewood Valley Flood Study, prepared for Pittwater Council, Sydney. 
5 Cardno Lawson Treloar (2005) Warriewood Valley Flood Study – Addendum 1, prepared for Pittwater Council, Sydney. 
6 Public Works Department (1990) Narrabeen Lagoon Flood Study, Public Works Department, Sydney.  
7 Department of Planning (2010) NSW Coastal Planning Guideline: Adapting to Sea Level Rise, NSW Government. 
8 Department of Environment and Climate Change (2007) Practical Considerations of Climate Change, NSW 
Government. 
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Map 5: 1% AEP Event Plus Climate Change Peak Depth 
Source: Cardno (NSW/ACT) (2011) Warriewood Valley Strategic Review Hydrology Study 
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Map 6: PMF Plus Climate Change Peak Depth 
Source: Cardno (NSW/ACT (2011) Warriewood Valley Strategic Review Hydrology Study 
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7.1.1  Residential Development 
 

A developable land classification was applied to each sector identified in Table 
2 and Map 7 and recommended land uses for categories A-F. Residential sites, 
including those in the Southern Buffer land, were assessed for: 

 
 Expected flood behaviour  
 Cut and fill required to provide a building area above the 1% AEP plus 

climate change level 
 Emergency evacuation routes. 

 
The Hydrology Study mapped the extent of flooding based on a 1% AEP and 
PMF event for each residential area affected by flooding; the developable land 
area above the flood planning level; and the area that would need to be cut to 
provide the fill for the developable land area.  The Study noted that most 
development in Pittwater requires a flood planning level of the 1% AEP level 
plus a freeboard of 500mm. 

7.1.2 Development of the Southern Buffer 
 

Flooding in the low lying Southern Buffer depends on backwater flooding from 
the Warriewood Wetlands and the Narrabeen Lagoon. Under existing 
conditions, flood depths exceed 1 metre across most of the Southern Buffer in a 
1% AEP event and flood events more prolonged. 

 
Consequently, the Hydrology Study recommended a significant amount of cut 
and fill to create two developable areas, noting that the central areas are not 
suitable for development due to flood depth and flow path requirements. The 
developable areas are: 
 

 3.66 hectares in the southern portion of the sector at the corner of 
Pittwater Road and Jacksons Road 

 0.87 hectares in the northern portion of the sector adjoining Boondah 
Road 

 
To address the issue of long duration flooding the Study recommended that, 
should development proceed in the Southern Buffer: 
 

 Pittwater Road and Jacksons Road be raised to a suitable level to 
provide sufficient evacuation time 

 A flood warning system be installed 
 Only commercial and industrial land uses be permitted in the southern 

portion of the sector 
 Residential uses may be possible in the northern portion of the sector. 
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Table 2: Developable Land Categories (to be read in conjunction with Map 7) 

 

Note: The entire Study Area is within the Warriewood Valley Water Management Specification area therefore none of the 
Study Area is classified Category C or E. 

 
Category A 

 
 Land above the PMF plus Climate Change 
 May be subject to overland flow 
 Additional criteria incorporated during this assessment: land allows for flood evacuation 

with minimum risk to life, and no creation of flood entrapment or flood isolation 
 

 
Category B 

 
 Land between the Flood Planning Level plus Climate Change, and PMF plus Climate 

Change 
 No increase to peak flows/levels upstream and downstream of site 
 Floor levels above Flood Planning Level  
 Additional criteria incorporated during this assessment: land allows for flood evacuation 

with minimum risk to life, and no creation of flood entrapment or flood isolation 
 

 
Category C 

 
 Land between the Flood Planning Level plus Climate Change, and PMF plus Climate 

Change 
 No increase to peak flows/levels upstream and downstream of site 
 Floor levels above Flood Planning Level  
 Additional criteria incorporated during this assessment: land allows for flood evacuation 

with minimum risk to life, and no creation of flood entrapment or flood isolation 
 Where the Warriewood Valley Water Management Specification does not apply 
 

 
Category D 

 
 Land below the Flood Planning Level plus Climate Change 
 No increase to peak flows/levels upstream and downstream of site 
 Floor levels above Flood Planning Level  
 Additional criteria incorporated during this assessment: land allows for flood evacuation 

with minimum risk to life, and no creation of flood entrapment or flood isolation 
 

 
Category E 

 
 Land below the Flood Planning Level plus Climate Change 
 No increase to peak flows/levels upstream and downstream of site 
 Floor levels above Flood Planning Level  
 Additional criteria incorporated during this assessment: land allows for flood evacuation 

with minimum risk to life, and no creation of flood entrapment or flood isolation 
 Applies where the Warriewood Valley Water Management Specification does not apply 
 

 
Category F 

 
 Land below the PMF plus Climate Change 
 Additional criteria incorporated during this assessment: Risk to life as a result of flood 

risk including unsafe flood evacuation, no flood warning is available, flood 
isolation/entrapment (beyond short durations) or vertical refuge is created, or 

 Flood impacts off-site 
 

 
Category G 

 
 Land below the Flood Planning Level plus Climate Change 
 No increase to peak flows/levels upstream and downstream of site 
 Floor levels above Flood Planning Level  
 Additional criteria incorporated during this assessment: land allows for minimum risk to 

life through flood evacuation, or implementation of a flood warning system 
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Map 7: Developable Land Classification (to be read in conjunction with Table 2) 
Source: Cardno (NSW/ACT) (2011) Warriewood Valley Strategic Review Hydrology Study 
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7.1.3 Final Step of Land Capability Assessment  
 

The Developable Land Classification Map (see Map 7) reflected land capability 
in terms of flooding, water management, and impacts imposed by climate 
change and sea level rise and should be read in conjunction with Table 2: 
Developable Land Categories. 
 
The outcome of the Developable Land Classification combined with the 
outcomes of the Step 1 and 2 of the sieve process (see Map 4) is depicted in 
Map 8, which identifies sites to be tested for potential density increase.  
 
The Developable Land Classification identifies significant flood constraints 
which affect the whole of Buffer 1M. Buffer 1M is not capable of development 
on its own and therefore is not subject to testing for potential density increase.  
 
In regard to the Southern Buffer, with the exception of a small island in the 
north-west and a larger island in the south-west, the Developable Land 
Classification identifies large portions of the sector as significantly flood affected 
and not capable of development.  
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Map 8: Final Outcome of Land Capability Mapping and Hydrology Study  
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7.1.4 Flood Emergency Response Planning 
 

The Hydrology Study identified two options for emergency response during 
extreme flooding events: 
 

 ‘Shelter-in-Place’ - residents shelter on their property in areas above the 
PMF 

 ‘Evacuation’ - residents are evacuated using private transport or 
emergency services. 

 
The assessment of these options considered the acceptable period of time for 
people to remain isolated on their property during an extreme flood event. 
 
The Hydrology Study recommended flood events up to the level of a PMF event 
should not allow ‘shelter-in-place’ if the isolation occurs for longer than six 
hours. However, there are no standards available to define a suitable time for 
‘shelter in place for flash flooding or otherwise in NSW.  
 
The Hydrology Study mapped evacuation routes and noted that most of 
Warriewood Valley would be able to evacuate along Ponderosa Parade in a 
ARI flood event, as shown in Map 9. Map 9 also indicates that, apart from 
sectors fronting Warriewood Road, PMF events would not allow for flood free 
evacuation for all other sectors under consideration. 
 
The existing population within Warriewood Valley would also be affected by a 
PMF event and could use Macpherson Street East as an alternate flood 
evacuation route. 
 
The Hydrology Study recommends that Jacksons Road and Pittwater Road 
(between the intersection of Jacksons Road and Warriewood Road) be raised 
to a suitable level to provide sufficient evacuation time for the southern portion 
of the Southern Buffer in a PMF event. Alternatively, a flood warning system 
could allow evacuation of the site prior to the access roads being inundated, 
though some raising of Pittwater Road is still likely to be required.  
 
An upgrade of Pittwater Road and Macpherson Street East would also provide 
evacuation options to benefits to a significant portion of the Pittwater LGA. 
 
The Hydrology Study recommends any flood evacuation response approach be 
developed in conjunction with the NSW State Emergency Service (NSWSES), 
stating: 
 

“It would be recommended that this approach [evacuation and planned flood 
isolation responses] be discussed in consultation with the SES, as it will be 
important to gain their acceptance of the approach as the lead combat agency for 
floods.”9 
 

                                                 
9 Cardno (NSW/ACT) Pty Ltd (2011) Warriewood Valley Strategic Review Hydrology Study 29. 
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Map 9: Existing Evacuation Routes to Mona Vale Hospital 
Source: Cardno (NSW/ACT) (2011) Warriewood Valley Strategic Review Hydrology Study 

 
Note: CC refers to Climate Change 
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7.1.5 NSW State Emergency Service Emergency Flood Evacuation Policy 
 

NSWSES recommends evacuation as the only flood emergency response 
method, acknowledging this may not be practical in a flash flood event.  
 
Strategic planning investigations of an area, that particularly examine future 
development options, take into account flood events up to the 1% AEP event. 
Conversely, flood emergency response planning considers flood events up to 
the PMF event, above the 1% AEP event.  
 
As a result of the NSWSES position, the Department is undertaking an intra-
government study of flood evacuation management. These investigations are 
exploring the potential for a consistent approach with regard to flood evacuation 
in flash flood events, with respect to urban development in NSW.  
 
The results of this study may be forthcoming in 2013. However, it should be 
noted that the timing and outcomes of these investigations will not delay the 
progress of any future planning proposals in the Warriewood Valley. 
 

 
 
Key Outcomes 
 
Residential 
 The Hydrology Study determined the following sectors to have no development potential 

(shown in red on Map 8): 
 

Sector ID Property Address Reason 

Buffer 1m 2 Macpherson Street Category F in Developable Land 
Category 

 
 The following sectors are flood affected, have no safe access for evacuation and failed 

to satisfy Step 1 of the sieve process. 
 

Sector ID Property Address Reason for Failure (in Step 1) 

10C 194 Garden Street (Seaview Assisted 
Living Apartments) 

Not identified as undeveloped in 
2010 Planning Framework 

 
 The following sectors are determined to have no flood affectation, may be subject to cut 

and fill requirements, and safe access for evacuation in the 1% AEP plus climate 
change event. These sectors however, failed to satisfy Step 1 or 2 of the sieve process: 
 
Sector ID Property Address Reason for Exclusion 

102 185 Warriewood Road Industrial land use designation - 
Already zoned 4(b) 

103 10c, 10d, 12a, 12b, 12c, 14a, 14b, 14c 
& 16a Ponderosa Parade 

Industrial land use designation - 
Already zoned 4(b) 

104 3 Harris Street and 16 Apollo Street Industrial land use designation - 
Already zoned 4(b) 

105 15 Jubilee Avenue Industrial land use designation - 
Already zoned 4(b) 
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Key Outcomes (Continued) 
 
Residential (Continued) 
 

Sector ID Property Address Reason for Exclusion 

201 4 Walana Crescent Not identified as undeveloped in 
2010 Planning Framework 

202 14 Walana Crescent Not identified as undeveloped in 
2010 Planning Framework 

203 3 Harrier Place Not identified as undeveloped in 
2010 Planning Framework 

204 79 Cabbage Tree Road (Aveo 
Peninsular Gardens Retirement 
Village) 

Not identified as undeveloped in 
2010 Planning Framework 

702 10 Jubilee Avenue Portion of site designated 
Industrial as part of Sector 7 

however majority of site not in 
2010 Planning Framework.  Still 

zoned 1(b) – not zoned with 
majority of Sector 7 lands (now 

under construction). 

802 5 Forest Road (Mater Maria School) Not identified as undeveloped in 
2010 Planning Framework 

120MV 120 Mona Vale Road Significant environmental 
constraints 

 
 The sectors listed below are determined to have no flood affectation and have safe 

access for evacuation in a PMF plus climate change event. 
 

Sector ID Property Address Safe Evacuation Route  

101 165-167 Warriewood Road (residue 
lot in Sector 1) 

Warriewood Rd (East) – Hill Rd 

 
 The sectors listed below have flood affectation that may be resolved by cut and fill 

requirements, and has safe access for evacuation in a PMF plus climate change event. 
 

Sector ID Property Address Safe Evacuation Route  

Buffer 1a 61 Warriewood Road Warriewood Rd (East) – Hill Rd 

Buffer 1b 53 Warriewood Road Warriewood Rd (East) – Hill Rd 

Buffer 1c 53b Warriewood Road Warriewood Rd (East) – Hill Rd 

Buffer 1d 53b Warriewood Road Warriewood Rd (East) – Hill Rd 

Buffer 1e 53c Warriewood Road Warriewood Rd (East) – Hill Rd 

Buffer 1f 49 Warriewood Road Warriewood Rd (East) – Hill Rd 

Buffer 1g 45 Warriewood Road Warriewood Rd (East) – Hill Rd 

Buffer 1h 43 Warriewood Road Warriewood Rd (East) – Hill Rd 

Buffer 1i 41 Warriewood Road Warriewood Rd (East) – Hill Rd 

Buffer 1j 31 Warriewood Road Warriewood Rd (East) – Hill Rd 
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Key Outcomes (Continued) 
 
Residential (Continued) 
 

Sector ID Property Address Safe Evacuation Route  

Buffer 1k 29 Warriewood Road Warriewood Rd (East) – Hill Rd 

Buffer 1l 23, 25 & 27 Warriewood Road Hill Road 
 
 The sectors listed in the following Table are flood affected, require cut and fill and has no 

safe access for evacuation in PMF plus climate change (in long duration flood). 
 

Sector ID Property Address Required Access for Evacuation 

301 20 Macpherson Street Upgrade of Macpherson Street to 
satisfactory level 

302 18 Macpherson Street Upgrade of Macpherson Street to 
satisfactory level 

303 16 Macpherson Street Upgrade of Macpherson Street to 
satisfactory level 

501 4-8 Forest Road Upgrade of Ponderosa Parade to 
satisfactory level 

801 23B Macpherson Street Upgrade of Macpherson Street to 
satisfactory level 

901 A to F 11,12 and 13 (Sector 8); 1,2,4,5,9 
& 10 Fern Creek Road; 2,4,6,12 & 
14 Orchard Street, 204 & 206 
Garden Street, and Orchard St 
road reserve (2A, 4A, 6A & 8 
Orchard Street) 

Upgrade of Garden St (North) to 
satisfactory level 

10A.1 115 Orchard Street Upgrade of Garden St (North) to 
satisfactory level 

10A.2 111, 111a & 113 Orchard Street Upgrade of Garden St (North) to 
satisfactory level 

10B 109 Orchard Street Upgrade of Garden St (North) to 
satisfactory level 

Buffer 2a 4 Macpherson Street Upgrade of Macpherson Street (East) 

Buffer 3b 5 & 7 Macpherson Street Upgrade of Macpherson Street (East) 
 
 
Southern Buffer Area 
 For development to occur in the Southern Buffer, the Hydrology Study recommends 

significant cut and fill to create two developable sites: one in the northern portion and 
the other in the southern portion of the sector. The Hydrology Study recommends any 
development be confined to these two sites.  Flood evacuation will need to be further 
considered. 
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Key Outcomes (Continued) 
 

Southern Buffer Area (Continued) 
 The Hydrology Study recommends that residential development in the northern site may 

be possible, while development in the southern site should be restricted to commercial 
and industrial land uses.  Active and passive open space are the only land uses 
recommended by the Study for the remainder of the Southern Buffer. 

 
 To allow development in the Southern Buffer to occur, the Study recommends Pittwater 

Road and Jacksons Road should be raised to a suitable level to provide sufficient 
evacuation time. 

 
 To provide safe access for evacuation Boondah Road (north) will need to be raised to a 

suitable level. 
 
 
Flood Emergency Response 
 The Hydrology Study has recommended that planned flood isolation (i.e. ‘shelter-in-

place’) not be allowed in situations where isolation occurs for longer than six hours. 
 
 NSWSES have advised that evacuation is the only primary flood emergency response 

method. This raises concerns regarding planned flood isolation as an emergency 
response method. 

 
 The Department is currently undertaking an intra-government review of its flood 

evacuation policy position. This study and any revised policy are expected to be 
forthcoming in 2013.  
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7.2 Urban Design Study 
 

The Warriewood Valley Urban Design Study was prepared by HBO+EMTB Urban and 
Landscape Design Pty Ltd (HBO+EMTB).  
 
The Urban Design Study aimed to determine the best urban design outcome for the 
undeveloped residential land throughout Warriewood Valley and the Southern Buffer. 
 
Methodology involved an initial examination of the constraints and opportunities to 
development, including scale and form of existing development, topography, natural 
features, biodiversity, flooding and bushfire and the visual impact of taller buildings. 
 
7.2.1  Residential Development 

 
A concept diagram was prepared for each identified residential site, showing 
the preferred built form and road layouts. Site amalgamations have been 
assumed.  
 
Sub-sectors 901D and Buffer 10A.1 and 10A.2 were not recommended for 
residential development due to existing environmental constraints affecting 
the land. Sub-sector 901E was also not recommended for residential 
development, instead to be retained as a battle-axe entry access.  
 
Table 3 summarises the findings for each site or amalgamated site (as 
shaded). For those sectors shaded in Table 3, the density is contingent upon 
the amalgamation of the specified sites.  



WARRIEWOOD VALLEY STRATEGIC REVIEW REPORT                    OUTCOMES OF CONSULTANTS’ STUDIES 

                   59 

Table 3: Summary of Urban Design Study Outcomes for Residential Sectors 
 

Sector ID Property Address 
Recommended 

Density 
(dwellings per 

hectare)* 
Storeys Dwellings 

Additional 
to 2010 

Framework 

101 165-167 Warriewood 
Road 26 2 4 3 

301 20-22 Macpherson 
Street 38 2-3 63 21 

302 & 303 Lot 18 & Lot 19 
Macpherson Street 37+ 2-3 130** 41 

501A 4 Forest Road 4 2 4 
501B 8 Forest Rd 42 2-4 90 

19 

801 23B Macpherson 
Street 51 2-3 61 42 

901A East of Fern Creek 
Road 36+ 2-3 263 

901B West of Fern Creek 
Road 39 3 43 

901C & G West of Fern Creek 
Road 77+ 4-5 102 

901D 1 Fern Creek Road Proposed parkland 
901E 12 Orchard Street Retain as battle-axe entry 
901F 14 Orchard Street 8 2 11 

901H 4 & 5 Fern Creek Road 1 2 1 

175 

10A.1 115 Orchard Street 

10A.2 111, 111a & 113 
Orchard Street 

No development potential due to APZ 
requirements -14 

10B 109 Orchard Street 20 2-3 45 17 

Buffer 1a Previously known as 
61 Warriewood Road Not tested - 15 dwellings under construction++  

Buffer 1b, 1c, 
1d & 1e 

53, 53a, 53b & 53c 
Warriewood Road 36+ 2-3 66 24 

Buffer 1f, 1g 
& 1h 

49, 45, 43 Warriewood 
Road  55+ 2-3 75 43 

Buffer 1i, 1j & 
1k 

41, 31 & 29 
Warriewood Road 53+ 2-3 165 98 

Buffer 1l 23, 25 & 27 
Warriewood Road 32 2-3 67 24 

Buffer 2a  
(Option 1 & 2) 

4 Macpherson Street 
(Option 2 utilises 
additional flood storage 
at 2 Macpherson Street 
[Buffer 1m]) 

22/33+ 3 29/43 9/23 

Buffer 3b 5 & 7 Macpherson 
Street Not tested- Anomaly  0 

TOTAL ADDITIONAL DWELLINGS 498/512 

* Density calculated on the developable area (site area minus are as identified environmentally sensitive) 
+Density contingent upon amalgamation of specified sectors 
** Incorrect total shown in Urban Design Study (129 dwellings) 
++Sector no longer considered undeveloped. Development substantially commenced onsite in 2011/20121. 
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7.2.2  Development of the Southern Buffer 
 

Large areas of the Southern Buffer are flood prone and some lands have 
high biodiversity value. The Urban Design Study proposed earthworks to 
create two flood-free development sites in the north east and south west 
corners of the Southern Buffer. 

 
In the north west corner, residential development of a similar scale and form 
to the adjacent and approved 14-18 Boondah Road development has been 
proposed for 3-4 storey residential buildings containing 66 dwellings. A new 
mixed-use centre on the corner of Pittwater Road and Jacksons Road has 
been proposed in the south west corner. 
 
When considering the most appropriate scale and form of the mixed-use 
centre, the Urban Design Study considered: 

 
 The perceived need for large floor plate retail in the area 
 The perceived need for an urban square/town centre in 

Warriewood Valley 
 The adjacent Warriewood Square and the opportunity to  

consolidate similar uses in the same area 
 The public transport route along Pittwater Road 
 The opportunity to provide prime retail frontage to Pittwater Road 
 The good vehicular access to Pittwater Road and the opportunity to 

separate service vehicle access from local traffic 
 The ability to locate taller development to the north of the area so 

as to provide casual surveillance of the proposed open space and 
also to limit overshadowing to the south. 

 
The Urban Design Study proposed the mixed-use centre could include: 

 
 A mix of land uses such as retail, large floor-plate retail, 

commercial office space, residential development and community 
facilities 

 Commercial/retail buildings up to 4 storeys with visually active 
frontages and pedestrian entries on Pittwater Road and Jacksons 
Road 

 Residential buildings up to 6 storeys overlooking the recreation 
areas to the north 

 A public square on the northern side of the centre, lined with small 
scale retail outlets, restaurants and cafes, which could provide for 
public gatherings  

 A direct pedestrian link to Warriewood Square 
 A realignment of Boondah Road 
 Integration of pedestrian and bicycle networks around the mixed-

use centre into existing networks. 
 

The Urban Design Study included design principles for the future 
development of a mixed-use centre in the Southern Buffer. These principles 
have been considered in conjunction with the findings of the other studies 
and have informed the principles contained in Chapter 8.  
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Key Outcomes 
 
Residential 
 The Urban Design Study recommended a dwelling density range from 1 to 77 dwellings 

per hectare for amalgamated sectors, and maximum building heights between 2 and 5 
storeys.  

 
 The following individual sectors were recommended for a higher density: 

 
Sector ID Property Address 2010 Density Urban Design 

Density 

101 165-167 Warriewood Road 15/Ha* 26/Ha 

301 20 Macpherson Street 25/Ha 38/Ha 

501B 8 Forest Road 25/Ha* 42/Ha 

801 23B Macpherson Street 25/Ha 51/Ha 

10B 109 Orchard Street 15/Ha* 20/Ha 

Buffer 1l 
23, 25 & 27 Warriewood Road 
(considered as single parcel in 
2010 Planning Framework) 

25/Ha** 32/Ha 

Buffer 2a 
(Option 1) 4 Macpherson Street Design specific 

(max 20 dwellings) 22/Ha 

*Density achieved across the whole sector rather than calculated on individual land parcels 
**Density calculated with the first 15m fronting the street at 10/Ha and remainder at 25/Ha 
 

 The following amalgamated sectors were recommended for a higher density: 
 

Sector ID Property Address 2010 Density Urban Design 
Density 

302 & 303 Lot 18 & Lot 19 Macpherson Street 25/Ha 37 

901A East of Fern Creek Road 25/Ha* 36 

901C&G West of Fern Creek Road 25/Ha* 77 

Buffer 1b, 
1c, 1d & 

1e 

53, 53a, 53b & 53c Warriewood 
Road 25/Ha* 36 

Buffer 1f, 
1g & 1h 49, 45, 43 Warriewood Road  25/Ha** 55 

Buffer 1l, 
1j & 1k 41, 31 & 29 Warriewood Road 25/Ha** 53 

Buffer 2a 
(Option 2) 

4 Macpherson Street (with 
additional flood storage utilised at 
Buffer 1m (2 Macpherson Street)) 

Design specific 
(max 20 dwellings) 33 

*Density achieved across the whole sector rather than calculated on individual land parcels 
**Density calculated with the first 15m fronting the street at 10/Ha and remainder at 25/Ha 
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Key Outcomes (Continued) 
 
 The Urban Design Study recommended a reduced density for the sectors listed in the 

following table (compared to the 2010 Planning Framework): 
 

Sector ID Property Address 2010 Density Urban Design 
Density 

501A 4 Forest Road (formerly as part of 
Sector 5) 25/Ha* 4/Ha 

901D 1 Fern Creek Road (formerly as 
part of Sector 901) 25/Ha* No density 

recommended** 

901E 12 Orchard Street (formerly as part 
of Sector 901) 25/Ha* No density 

recommended***

901F 14 Orchard Street (formerly as part 
of Sector 901) 25/Ha* 8/Ha 

901H 4 & 5 Fern Creek Road (formerly as 
part of Sector 901) 25/Ha* 1/Ha 

10A.1 115 Orchard Street 15/Ha* No density 
recommended** 

10A.2 111, 111a & 113 Orchard Street 15/Ha* No density 
recommended** 

* Density achieved across the whole sector rather than calculated on individual land parcels 
** No density recommended due to existing environmental constraints 
***No density recommended. To be retained as battle-axe entry access 

 
 
Southern Buffer Area 
 Two sites in the north-east and south-west corners of the Southern Buffer were identified 

as having some limited development potential, given the flood prone nature of the land 
and the required cut and fill.  

 
 Residential development was identified for the north-west corner and a mixed-use centre 

was identified for the south-east corner. 
 
 Design principles should guide future development of the Southern Buffer area. 
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7.3  Strategic Transport Study  
  

The Strategic Transport Study was prepared by AECOM Australia Pty Ltd (AECOM).  
 
The Strategic Transport Study determined traffic impacts of future development 
scenarios of the undeveloped residential land throughout Warriewood Valley and the 
Southern Buffer. 
 
The Strategic Transport Study also identified the works required to mitigate any 
identified impact of development on the road network. 
 
The Study looked at four land use scenarios: 
 

 Scenario 1 – the baseline case which represents the traffic impact of the 
2,224 existing, committed and expected dwellings in Warriewood Valley 
under current controls 

 Scenario 2 – a future residential scenario which models the impact of 2,739 
dwellings in Warriewood Valley based on existing and committed 
development and a density of approximately 40 dwellings per hectare on the 
undeveloped residential land 

 Scenario 3 –  2,739 dwellings plus development of the Southern Buffer with 
a 20,000m2 mixed-use centre and 80 additional dwellings 

 Scenario 4 – 2,739 dwellings per Scenario 2 plus development of the 
Southern Buffer with a 60,000m2 mixed-use centre and 160 additional 
dwellings. 

 
The Study details assumptions regarding existing traffic volumes, patterns of travel, 
proposed road and intersection upgrades and the additional traffic generated by each 
scenario. It assessed the likely traffic impact of the four scenarios on the local road 
network and key intersections, shown in Map 10. 
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Map 10: Intersection Count Locations  
Source: AECOM (2011) Warriewood Valley Strategic Review Transport Study  
 



WARRIEWOOD VALLEY STRATEGIC REVIEW REPORT                    OUTCOMES OF CONSULTANTS’ STUDIES 

                   65 

7.3.1 Scenario 1 
All key intersections operate within capacity and are at an acceptable level 
of service in the am and the pm peaks.  Scenario 1 assumes that the 
intersection upgrades identified in the Warriewood Valley Roads Masterplan 
(2006) are completed. 
 

7.3.2 Scenario 2 
 
All key intersections (with the exception of the Powder Works Road/Garden 
Street intersection) operate within capacity and are at acceptable levels of 
service in the am and pm peaks.  The additional 370 peak hour trips 
generated by Scenario 2 would have a minimal impact on the intersection 
performance of the arterial and collector road network. 

 
A dedicated right turn bay on the Garden Street northern approach with a 
clearway operating on the through lane, and the lengthening of the left turn 
lane on the Garden Street southern approach could address issues with the 
Powder Works Road/Garden Street intersection.  However, this would 
necessitate the removal of approximately 100 metres of existing parking on 
both sides of Garden Street approaching the intersection.  

 
7.3.3 Scenario 3 

 
All key intersections (with the exception of the Pittwater Road/Jacksons 
Road intersection) operate within capacity and are at acceptable levels of 
service in the am and pm peaks (assuming the mitigation measure proposed 
for Scenario 2 has been carried out). 

 
High capacity on the right hand turn from Pittwater Road into Jacksons Road 
in the southbound direction could be mitigated by lengthening the dedicated 
right hand turn from Pittwater Road from 50 metres to 200 metres. 

 
7.3.4 Scenario 4 

 
All key intersections (with the exception of the Pittwater Road/Jacksons 
Road intersection) operate within capacity and are at acceptable levels of 
service in the am and pm peaks (modeling assumes mitigation measures in 
Scenario 2 and Scenario 3 have been carried out).  

 
Further mitigation measures to the Pittwater Road/Jacksons Road 
intersection would be required to improve the capacity and performance of 
the intersection. This includes: 

 
 Addition of a new right turn lane from the Pittwater Road northern 

approach of approximately 140 metres  
 An additional lane on Jacksons Road creating two exit lanes 

westbound heading from the intersection  
 Re-marking the existing eastbound land configuration of Jacksons 

Road to create a double right turn lane. 
 
Modeling and diagrams of proposed mitigation measures are contained in 
the Strategic Transport Study. 

 
The Strategic Transport Study concludes that for each development 
scenario, assuming proposed upgrades and mitigation measures are 
undertaken, there are no major traffic constraints to development in 
Warriewood Valley. 
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Key Outcomes 
 

 All key intersections (with the exception of the Powder Works Road/Garden Street 
and Pittwater Road/Jacksons Road intersection) operate within capacity and are at 
acceptable levels of service in am and pm peaks. 

 
 Mitigation measures are recommended for these intersections to accommodate the 

proposed increased residential development in Warriewood Valley and proposed 
development in the Southern Buffer sector. 
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7.4 Economic Feasibility Study  
 

The Economic Feasibility Study was prepared by Hill PDA Pty Limited (Hill PDA). The 
objectives of the Economic Feasibility Study were to: 

 
 Provide an economic assessment of the feasibility of several residential density 

scenarios 
 Provide an economic assessment of development scenarios for a mixed-use 

centre in the Southern Buffer. 

7.4.1  Residential Development 
 
Four representative sites across Warriewood Valley were tested at the 
current permissible densities as well as at the densities proposed by the 
Urban Design Study. 
 

 Sector 301 (20 Macpherson Street) – current density 26 dwellings 
per hectare and proposed density 38 dwellings per hectare 

 Buffers 1F, 1G and 1H (49, 45, 43 Warriewood Road) – current 
density 23 dwellings per hectare and proposed density 54 dwellings 
per hectare 

 Sectors 10B (109 Orchard Street) – current density 12.5 dwellings 
per hectare and proposed density 20 dwellings per hectare 

 Sub-sector 901A (Garden Street) – current density 13.5 dwellings per 
hectare and proposed density 33.5 dwellings per hectare 

 
Using the internal rate of return (IRR) as the primary indicator of feasibility 
(and assuming state and local developer contributions of $50,000 per 
dwelling), the Economic Feasibility Study found the development of only one 
of the four sites tested (sub-sector 901A) was economically feasible at the 
current density. 

 
At the densities achievable based on the preferred urban design outcome 
outlined in the Urban Design Study, the economic feasibility of the four sites 
generally worsened, primarily due to the higher cost of construction 
associated with building apartment blocks and basement car parking. 

 
A third hypothetical scenario of higher densities (up to 60 dwellings per 
hectare) over the four sites improved the viability of development; however, 
this scenario generally conflicts with the Urban Design Study outcomes. 

 
Dwelling densities must be set at a level that ensures economic viability of 
development. Assuming state and local contributions of $50,000 per 
dwelling, the Study recommended the following minimum density thresholds: 

 
 Apartment buildings: 60 dwellings per hectare 
 Small lot housing and townhouse development: 30 dwellings per 

hectare.  
 
If basement parking is to be provided in these developments, the density 
threshold should be increased.  
 
The Economic Feasibility Study notes the lack of residential development 
site sales in recent times, indicative of a lack of developer confidence and 
other external factors. 
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7.4.2  Development of the Southern Buffer  
 

The Study also assessed the feasibility of a mixed-use centre in the 
Southern Buffer, considering: 

 
 The existing centres hierarchy within the Pittwater LGA 
 Demographics, population and household growth forecasts 
 The role of Warriewood Square. 

  
The retail market within the broader North East Subregion is dominated by 
the Brookvale-Dee Why major centre. However, population growth and rising 
household incomes has driven demand for additional retail floor space within 
the Subregion. 
 
The Economic Feasibility Study found:  

 
 Existing retail undersupply in the Pittwater LGA, 
 Significant underlying growth in retail demand in Warriewood Valley 

and Pittwater LGA 
 Growth in demand for commercial uses 
 Many of the existing centres in the Pittwater LGA are constrained 

from expanding by the established surrounding land uses. 
 
The Economic Feasibility Study supported the principle of expansion of the 
Warriewood Valley retail area to potentially address Pittwater Road, to 
create a focal point for the Warriewood Valley community and to help stem 
the escape of retail expenditure from the Pittwater LGA. 
 
Three notional development schemes for a mixed-use centre in the Southern 
Buffer considered the expected trade area, the economic viability and impact 
on the centres hierarchy of each option. 

 
 Option 1 – a mixed-use development over 4 storeys (with a gross 

lettable area of 20,000m2 of general retail space, 27,000m2 of bulky 
goods space, around 4,500m2 of commercial floor space and around 
7,500m2 of residential development). 

 Option 2 – a homemaker (bulky goods) centre over a single level with 
a gross lettable area of approximately 23,700m2. 

 Option 3 – a subregional shopping centre with discount department 
store over a single level with approximately 20,100m2 of lettable floor 
space. 

 
The Economic Feasibility Study found that: 

 
 Option 1 is not economically viable, principally due to its multi-storey 

format and layout. 
 Option 2 appears attractive from a market demand perspective.  It 

would capture the current levels of escape expenditure experienced 
by the Pittwater LGA and would complement the stand-alone 
Warriewood Square. However, it may not meet the needs of the local 
community or contribute to creating a lively town centre in 
Warriewood Valley. Its economic viability is marginal.  Viability could 
be enhanced by a higher proportion of at-grade car parking. 

 Option 3 is the most economically viable option, although it may 
result in a missed opportunity to retain expenditure on bulky goods 
currently escaping the Pittwater LGA and it may not be as desirable 
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Key Outcomes 
 
Residential 
 Small lot housing and townhouse developments needs to achieve a minimum 30 

dwellings per hectare to be economically feasible. 
 
 Apartment building developments need to achieve a minimum 60 dwellings per hectare 

to be economically feasible. 
 
 The recommended minimum density thresholds were based on potential earthworks, 

lot amalgamation, infrastructure requirements, and assumed a developer contribution 
of up to $50,000 per dwelling (State and Local contribution). 

 
 Basement car parking increases the density threshold. 
 
 Residential development projects are unlikely to be feasible if developer contributions 

are above the $50,000 per dwelling. 
 
 
Southern Buffer Area 
 A single level subregional shopping centre in the Southern Buffer that complements 

Warriewood Square and fosters the creation of a town centre in Warriewood Valley is 
the most economically viable option. 

 

from a centres hierarchy perspective. It does create a town centre 
opportunity which will benefit the local community. 

 
Considering the above analysis, the Economic Feasibility Study 
recommends a subregional shopping centre (Option 3) without a discount 
department store. Without a discount department store, the centre would in 
be the order of 10,000m2 to 12,000m2, which would complement the existing 
retail hierarchy and help create a town centre for Warriewood Valley. 
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8.0 Recommendations for Residential Densities 
 
 
 

 
8.1  Introduction 

 
The Strategic Review looked for opportunities to provide additional housing and a 
greater range of housing types to meet changing needs of the population. 
 
It makes sense to increase residential density in parts of Pittwater close to existing and 
planned facilities and services. However, this must be balanced with environmental 
protection, economic feasibility for both developers and Council and retaining amenity 
for existing residents. 

 
8.2 Flood Evacuation Issues 

 
The recommendations of the Urban Design Study, Economic Feasibility Study and 
Strategic Transport Study are based on advice provided through the Hydrology Study 
regarding flood constraints, cut and fill requirements and the likely impact and 
management of the flood regime in the Release Area.  
 
During the investigative stage of the Strategic Review AECOM, the Hydrology 
consultant, and the NSWSES raised issues relating to the evacuation of residents from 
Warriewood Valley needing to be at the PMF level and that 'shelter in place' was not a 
satisfactory response to flooding. From an operational perspective the NSWSES has 
endorsed this as the appropriate position. 
 
As a result of the NSW SES position, the Department is undertaking an intra-
government study of its flood evacuation policy position to resolve a consistent 
approach to land release development and flood evacuation. The results of this study 
may be forthcoming in 2013. However, it should be noted that this will not delay the 
progress of any future planning proposals in the Warriewood Valley. 
 

8.3 Recommendations for Residential Densities 
 

The PCG considered opportunities for landowners of individual land parcels to develop 
on their own and ways to ensure the viability of development opportunities by 
increasing density to 32 dwellings per hectare, where appropriate. To enable 
development to proceed in a timely manner, the Strategic Review recommends that 
with the exception of Sector 501,10 the ‘sector-based’ approach (previously required for 
the development of land in the release area) be relinquished to allow the remaining 
undeveloped sectors to be developed as separate land parcels rather than as a sector. 
 
Generally, the densities recommended will result in an urban form and scale similar to 
that already existing in Warriewood Valley, as illustrated in Figure 2. Future 
development will be constrained by a requirement for building heights to be limited to 2 
storeys at the street frontage and 3 storeys at the rear. 
 
In recognition of unsuccessful landowner efforts to progress a masterplan and rezoning 
application for Sector 901 and the various environmental attributes that differentiate 

                                                 
10 Sector 501 consists of two properties that have completed masterplanning process and established water 
management, road and built form arrangements and therefore should be developed as a sector. .  
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parts of the sector, the Strategic Review recommends that sector 901 be broken up 
into various subsectors to allow development to proceed in a timely manner. 
 
Given the fewer environmental constraints affecting the eastern portion of Sector 901, 
the exhibited report recommended that the properties within sub-sector 901A 
amalgamate and develop as a sector at 36 dwellings per hectare, based on the 
opportunity to achieve 3 storey apartment buildings. This will provide diversity in 
housing stock within the release area, consistent with the determinations of the PAC.11 
 
Since exhibition however, a landowner within sub-sector 901A has confirmed their 
intention not to accommodate any residential form. As such, the opportunity for sub-
sector 901A to amalgamate and develop at 36 dwellings per hectare is lost. Consistent 
with the proviso contained in the exhibited document; where sub-sector 901A does not 
amalgamate, the maximum density able to be achieved for individual properties in sub-
sector 901A is reduced to 32 dwellings per hectare.  
 
Some of the western sub-sectors of Sector 901 (901D, E, G and H), as well as Sectors 
10A.1 and 10A.2 and 120 Mona Vale Road, were identified as being affected by 
significant constraints and would only have limited, if any, capacity for development, 
considerably less than 25 dwellings per hectare. The onus would be on the landowner 
to seek rezoning, supported by necessary environmental studies.  
 
In addition, Buffer 1a was not tested by the Urban Design Consultant, in recognition of 
the development currently underway on the site.  
 
A summary of the recommended density for each sector with identified potential for 
density increase is in Table 4. 
 

                                                 
11 Planning Assessment Commission Determination Report on Concept Plan and Stage 1 Project Application for 14-18 
Boondah Road Warriewood (18 January 2010). 
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Figure 2: Net Residential Density and Typical Housing Types 
Source: Landcom (2011) Reference Chart Net Residential Density 
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Table 4: Recommended Residential Densities and Yields 

Sector 2010 Framework 
Yield  

Recommended 
Density 

Recommended 
Yield  

Additional to 2010 
Framework 

101 1 26/Ha 4 3 
301 42 32/Ha 53 11 
302 66 32/Ha 84 18 
303 23 32/Ha 29 6 
501 75 32/Ha 94+ 19 
801 19 32/Ha 38** 19 

901A & road 
reserve 

(excluding 9 Fern 
Creek Road) 

156++ 32/Ha 192 36 

901B 12++ 32/Ha 36 24 

901C 17++ 32/Ha 22 5 

901D & road 
reserve 14++ No density 

allocated*** 0 -14 

901E 2++ No density 
allocated*** 0 -2 

901F 14++ 10/Ha 14 0 

901G 16++ No density 
allocated*** 0 -16 

901H 14++ No density 
allocated*** 0 -14 

10A.1 8 No density 
allocated*** 0 -8 

10A.2 6 No density 
allocated*** 0 -6 

10B 28 20/Ha 45 17 

Buffer 1a 17 
15 dwellings 

under 
construction 

15 -2 

Buffer 1b 17 32/Ha 24 7 
Buffer 1c 13 32/Ha 18 5 
Buffer 1d 1 32/Ha 1 0 
Buffer 1e 11 32/Ha 15 4 
Buffer 1f 14 32/Ha 21 7 
Buffer 1g 17 32/Ha 23 6 
Buffer 1h 1 32/Ha 1 0 
Buffer 1i 27 32/Ha 39 12 
Buffer 1j 26 32/Ha 40 14 
Buffer 1k 14 32/Ha 21 7 
Buffer 1l 43 32/Ha 67 24 
Buffer 2a 20 22/Ha 29 9 
Buffer 3b 7 32/Ha 9 2 

120 Mona Vale 
Road 

Not included in 2010 
Planning Framework 

No density 
allocated*** 0 0 

TOTAL ADDITIONAL DWGS 193 
+Incorrect total (99 dwellings) shown in Exhibited Report and Urban Design Study. Correct total 94 dwellings. 
**Construction may be commenced under current Development Consent for 46 dwellings and Focal Neighbourhood 
Centre (approved under SEPP (Affordable Rental Housing)). 
++Proportional yields based on 2010 Planning Framework allocation. 2010 Planning Framework allocated a total yield of 
245 for whole of Sector 9, based on densities between 10 and 25/Ha achieved in various parts of sector. 
*** Strategic Review does not recommend a density for these sectors. Limited capacity for development, significantly less 
than 25 dwellings per hectare. Landowner may seek rezoning. 
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8.4 Site Amalgamations 
 

While a mix of dwelling forms represents a more desirable urban outcome, this is 
difficult to achieve on smaller sites throughout the Valley. There may be opportunities 
for a greater mix of housing types, including low-rise apartment buildings, through 
sector amalgamations.  Landowners may wish to consolidate sites as a means of 
achieving better quality outcomes at a density of 32 dwellings per hectare. For 
example, properties fronting Orchard Street may take advantage of the available 
closed Orchard Street road reserve (and amalgamate) for its future development. 
 
In addition to the sectors recommended for amalgamation in the Urban Design Study, 
there may be opportunities for other sectors within the release area to amalgamate to 
maximise development opportunities.  
 

8.5 Total additional dwellings 
 

The net increase in dwellings, as a result of the Strategic Review’s density 
recommendations for specified sectors, is an additional 193 dwellings above the 2010 
Planning Framework’s yield allocation. A summary of the additional dwellings 
recommended for these sectors is outlined in Table 4. 
 

8.6 Sustainability Assessment 
 

For those sites identified with capacity for increased density, the recommended density 
of 32 dwellings per developable hectare (up from 25 dwellings per developable 
hectare) should provide financially viable, sustainable development outcomes enabling 
completion of the Warriewood Valley land release project.  
 
The Release Area's environmental and hydrological attributes continue to be valued 
and in some cases, reaffirmed that land be set aside for preservation of natural 
habitats. 
 
The Strategic Review concludes that there will be little or negligible environmental 
impact from the additional dwellings. An amenable residential environment will be 
delivered with opportunities to rehabilitate existing creekline corridors and enhance 
existing open space areas with connected pedestrian and cycle links. 
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Map 11: Recommended Residential Densities (to be read in conjunction with Table 4) 
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Key Outcomes 
 
 The maximum density recommended for the majority of undeveloped land in 

Warriewood Valley is 32 dwellings per hectare, resulting in an additional 193 dwellings.  
 
 Sub-sectors 901D, E, G and H and Sectors 10A.1 and 10A.2 have not been identified 

as having significant capacity for development. 
 

 The table below lists those sectors tested for increased density, and compares the 
density attributed under the 2010 Planning Framework against the Strategic Review’s 
recommended density: 

 
Sector 

ID 

Property Address 2010 
Density 

New Density 2010 
Yield 

New Yield Additional 
Dwellings 

101 165-167 
Warriewood Rd 

15/Ha* 26/Ha 1 4 3 

301 20 Macpherson St 25/Ha* 32/Ha 42 53 11 

302 18 Macpherson St 25/Ha* 32/Ha 66 84 18 

303 16 Macpherson St 25/Ha* 32/Ha 23 29 6 

501 4 & 8 Forest Rd 25/Ha* 32/Ha 75 94 19 

801 23B Macpherson St 25/Ha* 32/Ha 19 38 19 

901 See Separate Table+ 25/Ha** Various 245** 264 19 

10A.1 115 Orchard Street 15/Ha* - 8 0 -8 

10A.2 111,111a & 113 
Orchard St 

15/Ha* - 6 0 -6 

10B 109 Orchard St 15/Ha* 20/Ha 28 45 17 

Buffer 
1a 

Formally known as 
61 Warriewood Rd 

25/Ha++ No change – 
development 
substantially 
commenced 

17 15 dwgs 
under 

construction 

-2 

Buffer 
1b 

53 Warriewood Rd 25/Ha++ 32/Ha 17 24 7 

Buffer 
1c 

53a Warriewood Rd 25/Ha++ 32/Ha 13 18 5 

Buffer 
1d 

53b Warriewood Rd 25/Ha++ 32/Ha 1 1 0 

Buffer 
1e 

53c Warriewood Rd 25/Ha++ 32/Ha 11 15 4 

* Density achieved across the whole sector rather than on individual land parcels  
+Sector 901 – divided into sub-sectors as a result of environmental attributes 
**While the 2010 Planning Framework allocated 25/Ha for the former Sector 9, it recognised that some parts of 
the sector would only achieve 10/Ha. The 2010 Framework total yield for Sector 9 was calculated on densities 
between 10/Ha and 25/Ha across various land parcels. 
++Density calculated with the first 15m fronting the street at 10/Ha and remainder at 25/Ha 
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Key Outcomes (Continued) 
 

Sector 

ID 

Property Address 2010 
Density 

New 
Density 

2010 
Yield 

New 
Yield 

Additional 
Dwellings 

Buffer 1f 49 Warriewood Rd 25/Ha* 32/Ha 14 21 7 

Buffer 1g 45 Warriewood Rd 25/Ha* 32/Ha 17 23 6 

Buffer 1h 43 Warriewood Rd 25/Ha* 32/Ha 1 1 0 

Buffer 1i 41 Warriewood Rd 25/Ha* 32/Ha 27 39 12 

Buffer 1j 31 Warriewood Rd 25/Ha* 32/Ha 26 40 14 

Buffer 1k 29 Warriewood Rd 25/Ha* 32/Ha 14 21 7 

Buffer 1l 23,25 & 27 
Warriewood Rd 

25/Ha* 32/Ha 43 67 24 

Buffer 2a 4 Macpherson St Max 20 dwgs 22/Ha 20 29 9 

Buffer 3b 5 & 7 Macpherson 
St 

25/Ha* 32/Ha 7 9 2 

TOTAL ADDITIONAL DWELLINGS 193 
* Density calculated with the first 15m fronting the street at 10/Ha and remainder at 25/Ha 
 
 Sector 901 should be divided into sub-sectors based on various environmental attributes.  
 Sub-sectors 901D, 901E, 901G and 901H have limited capacity for development and have 

not been allocated a density/yield.  
 The density and yield suggested for sub-sectors of Sector 901 are tabled below: 

 
Sector 

901 sub-
sectors 

Property Address 2010 
Density 

New 
Density 

2010 
Yield 

New 
Yield 

Additional 
Dwellings 

901A 

Lot 13 DP1092788, 10 Fern 
Creek Rd, 2, 4 & 6 Orchard St & 
Orchard St Road Reserve 
(eastern side Fern Creek Rd) 

32/Ha 156* 192 36 

901B 2 Fern Creek Rd 32/Ha 12* 36 24 

901C Lot 12 Dp1092788  32/Ha 17* 22 5 

901D 
1 Fern Creek Rd & Orchard St 
Road Reserve (western side 
Fern Creek Rd) 

- 14* 0 -14 

901E 12 Orchard St (battleaxe portion 
only) - 2* 0 -2 

901F 14 Orchard St (southern portion 
only) 10/Ha 14* 14 0 

901G Lot 11 DP1092788 - 16* 0 -16 

901H 4 & 5 Fern Creek Rd (northern 
portion only) 

25/Ha* 

- 14* 0 -14 

SECTOR 901 TOTAL ADDITIONAL DWELLINGS 19 
*While the 2010 Planning Framework allocated 25/Ha for the former Sector 9, it recognised that some parts of the 
sector would only achieve 10/Ha. The 2010 Framework total yield for Sector 9 was calculated on various parts of 
sector achieving densities between 10/Ha and 25/Ha.  
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Key Outcomes (Continued) 
 
 The following sectors have capacity for increased density and have a safe evacuation 

route in PMF events: 
 Sector 101 
 Buffer 1b, 1c, 1d, 1e, 1f, 1g, 1h, 1i, 1j, 1k, 1l 

 
 The following sectors do not have evacuation routes clear of the PMF event. A clear flood 

emergency response acceptable to the State Government must be established as part of 
the rezoning of these sectors: 

 Sector 301, 302, 303 
 Sector 501 
 Sector 801 
 Sub-sector 901A, 901B, 901C, 901F  
 Sector 10B 
 Buffer 2a 
 Buffer 3b 
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9.0 Recommendations for the Southern Buffer 
 
 
 

 
9.1 Southern Buffer Extent 
 

The Southern Buffer, formerly known as Sector 15, Sector B and part of Sector 17, is 
located at the junction of Pittwater Road and Jacksons Road. This area is around 29 
hectares and immediately adjoins Warriewood Square.  
 
Prior to the Strategic Review, this was the only area remaining in Warriewood Valley to 
be fully investigated.  

 
Figure 3: Southern Buffer Sector Extent 
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9.2  Outcome of Hydrology Study 
 

The Hydrology Study determined that compensatory cut and fill across significant 
portions of the sector was required for development to occur in two developable 
‘islands’ of the Southern Buffer: one in the north western corner adjoining Boondah 
Road and the other in the southern portion along Jacksons Road. Based on the cut and 
fill solution proposed, the Hydrology Study recommended suitable land uses for the 
Southern Buffer. It was determined that, for flood engineering reasons, no building 
footprint could be located in the central area of the sector. 
 
The areas within the Southern Buffer with development capacity are on separate land 
parcels and under separate ownership. As the areas to be ‘cut’ are essential to those 
areas to be ‘filled’ and developed, development will require negotiation and agreement 
between landowners.  

 
9.3  The Role of the Centre in the Centres Hierarchy 

 
Any new centre in the Southern Buffer must address its role and position in the 
established centres hierarchy, especially given its proximity to Warriewood Square.  
 
Warriewood Square is described in the Draft North East Subregional Strategy as a 
stand-alone centre - that is: 
 

‘Internalised, privately owned centres located away from other commercial 
centres, containing many of the attributes of a Town Centre but without housing 
or public open space - may have potential to become a traditional town centre 
in the long term.’ 

 
Warriewood Square aligns the western boundary of the Southern Buffer, with direct 
access off Jacksons Road. The Southern Buffer can accommodate any future 
expansion of this centre provided there are clear, direct linkages between Warriewood 
Square and the southern developable 'island'. 
 
The expanded centre (including Warriewood Square) will need to become a 'town 
centre' in its own right. This will require it to provide different retail and services 
offerings so that it does not impact on the economic viability of the Mona Vale Town 
Centre or North Narrabeen village centre. 
 

9.4 Exhibited Draft Vision and Concept Plan for the Southern Buffer Precinct 

9.4.1  Vision for the Southern Buffer 
 

The overarching vision for the Southern Buffer precinct is: 
 

‘A sustainable, created space...to work, play and interact. 
Where people come to meet and engage.  

Connected with its community, in its setting.’ 
 

9.4.2 Southern Buffer Concept Plan Elements  
 

The exhibited draft concept plan for the Southern Buffer is based on a mix of 
land uses and services that help to establish the area as a vibrant hub of 
leisure and lifestyle activities.  

 
Residential development has been envisaged in the north-western 
developable portion of the sector, similar in scale and form to the adjacent, 
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approved 14-18 Boondah Road development (which will result in 3-4 storey 
residential buildings containing 67 dwellings).   

 
The draft concept plan also envisages a new mixed-use centre in the 
southern developable portion, including retail uses, civic uses (current levels 
of civic floor space will need to be maintained), cafes, restaurants and an 
active public square, with opportunities for residential. This mixed-used 
centre will complement Warriewood Square.  
 
The concept plan proposes the realignment of Boondah Road to maximise 
the area set aside for open space and to reduce vehicular-pedestrian 
conflicts. 
 
Existing open space areas would be enhanced by pedestrian and cycling 
links. 

9.4.3 Southern Buffer Precinct Design Principles 
 

The following design principles have been developed for the Southern 
Buffer: 

 
1. Respond to the environmental constraints of the locality: 

- Undertake earthworks to create flood-free development sites 
at the southeast and northwest corners of the Southern 
Buffer 

- Re-engineer Boondah Road to meet flood requirements 
- Adapt to the impacts of climate change 

2. Improve vehicular circulation in the Southern Buffer Precinct: 
- Investigate a new local road around the new mixed-use 

centre 
- Put traffic calming measures in place in pedestrian areas 

3. Enhance pedestrian and bicycle links: 
- Implement a fine grain pedestrian and cycle network around 

the active recreation space and mixed-use centre, with 
connections to existing and proposed paths  

- Provide a direct pedestrian links between the new public 
square, Warriewood Square and Jacksons Road 

- Provide canopies at all main pedestrian entries to provide 
weather protection 

4. Improve public open space and protect biodiversity: 
- Realign Boondah Road to ensure that it does not dissect 

active recreation areas 
- Retain and enhance active recreation uses 
- Preserve and rehabilitate ecologically sensitive zones, 

especially the western ecological corridor extending north 
from Jacksons Road and adjoining Warriewood Square and 
Warriewood Wetlands. 

- Maintain a 25 metre inner corridor along each side of the 
creek line. 

5. Encourage the development of a vibrant, active mixed-use 
centre that will function as a focal point for the community: 

- Create an exciting hub of leisure and lifestyle uses 
- Create a north-facing public square that looks out over the 

Narrabeen Creek corridor 
- Activate pedestrian links uses such as small scale retail 

outlets, cafes and restaurants 
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- Align buildings and entrances to street frontages and the 
new public square. 

- Activate any future built form at the corner of Pittwater Road 
and Jacksons Road. 

6. Ensure a sustainable and attractive built form: 
- Incorporate sustainability best practice 
- Encourage design excellence 
- Provide visually attractive building edges and pedestrian 

entries 
- Incorporate appropriate landscape treatments 
- Maintain clear view corridors between the new public 

square,  Warriewood Square and Jacksons Road 
- Locate all utilities underground 
- Locate parking underground where possible or, if above 

ground, away from active edges. 
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Map 12: Exhibited Draft Concept Plan 
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Key Outcomes 
 
 The Draft Concept Plan for the Southern Buffer will not be progressed. 
 
 Development opportunities may however be pursued by landowners, individually or 

through a collaborative approach. 
 

 Analysis of opportunities and constraints identified through the Strategic Review should 
inform, but not limit the future considerations for development in this precinct. 

 
 The onus is on landowners, acting independently or in partnership, to investigate future 

opportunities and seek individual rezoning applications, accompanied by supporting 
documentation.  Landowners will need to demonstrate how sustainable development can 
be achieved given the circumstances relevant to their land. 

 

9.5 Recommended Direction for the Southern Buffer 
 

The exhibited Draft Concept Plan for the Southern Buffer is just one of a number of 
ways a mixed-use centre could be developed in the Southern Buffer.  The decision to 
locate the proposed centre on the corner of Pittwater Road and Jacksons Road takes 
advantage of the major public transport corridor (with Pittwater Road nominated as the 
strategic bus corridor). Other well-established planning and urban design principles 
include the creation of an active hub for the community by concentrating uses in one 
location and synergies with the retail offering at Centro Warriewood.  Environmental 
constraints, such as the riparian corridors and flooding, also influenced the location of 
the proposed centre. 
 
The opportunity to include all landowners (both private and public) in the planning for 
the Southern Buffer was considered to offer the best opportunity to respond to the 
environmental constraints and provide the optimum development potential of the land. 
 
Following the public exhibition of the Draft Strategic Review Report, it is clear that the 
community is generally opposed to the proposal.  At this time, landowners also are 
reluctant to pursue a collaborative approach in developing the area. 
 
It is recommended that the Draft Concept Plan for the Southern Buffer not proceed at 
this time. 
 
Should landowners wish to pursue other development opportunities for their land, 
either individually or in partnership, they should do so through the preparation of a 
rezoning application, fully supported by the necessary studies including those matters 
highlighted by the Strategic Review (such as flood extent and potential impacts as a 
result of developing the land including cut and fill to provide building platforms above 
the flood level and low lying roads in the area would have to be raised if evacuation in 
the event of a major flood is to be achieved). 

 
9.6 Sustainability Assessment  

 
Any future development proposal for the Southern Buffer must incorporate 
sustainability best practice, taking into account the opportunities and constraints which 
have been identified through the Strategic Review.  
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Chapter 10

Provision of Infrastructure & Services

  Photo by: Amanda Clarke 2011

Planning and delivering infrastructure & services will create better places 
to live and work

Planning and delivering infrastru
to 
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10.0 Provision of Infrastructure & Services 
 

 
 
10.1 Principles for the Provision of Infrastructure and Community Services 

 
Infrastructure and services delivery has matched development in the Release Area. 
This coordinated approach ensures a safe and amenable development outcome, 
achieved via: 
 

 Direct provision by developers. 
 Section 94 Contributions to provide facilities and infrastructure. 

 
Council has relied on direct provision of facilities and infrastructure by developers to 
achieve early delivery of facilities and infrastructure. This can be through conditions of 
the development consent or through utilisation of a Material Public Benefit rather than 
relying on Section 94 contributions that provide for facilities at a later date. 
 
A key principle to the development of Warriewood Valley has been a sector-based 
approach (more in response to the fragmented ownership in the release area), whereby 
facilities and infrastructure directly related to the development of a sector is provided by 
the development process. 
 
Infrastructure and facilities common to the overall Release Area are part of ‘shared’ 
system and, as they are considered to be beyond direct provision by the developer, 
they are incorporated into a Section 94 Contributions Plan. It should be noted that any 
change in flood evacuation policy has an impact on infrastructure costs that will need to 
be identified as part of a contributions plan. 

 
Infrastructure, facilities and services need to address the requirements of the overall 
development of Warriewood Valley. A summary of existing infrastructure, facilities and 
services identified to address the needs of the Release Area is in Table 5. 

 
Table 5: Existing Infrastructure & Services 

 

Existing Identified 
Infrastructure & 

Facilities 

Any additional requirements from 
outcomes of review 

Recommendation 

Stormwater 
management facilities 

No additional requirements, still needs to 
be provided in accordance with adopted 
Water Management Specifications 

Strategy for provision – 
retain & include in 
Section 94 Contributions 
Plan 

Continued use of land 
(30%) for stormwater 
mgt credited to open 
space 

Dual-use of land assists in delivering the 
quantum of open space required for total 
dwellings 

Strategy for provision – 
retain & include in 
Section 94 Contributions 
Plan 

Traffic and Transport Increase in dwelling yield will require 
improvements to traffic and transport, as 
identified in AECOM Report and can be 
incorporated 

Strategy for provision – 
retain & include in 
Section 94 Contributions 
Plan 
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Open Space and 
Recreation 

Increase in dwelling yield will require 
additional quantum of open space and 
recreational areas, especially for sports 
fields. An initial analysis indicates future 
opportunity available to meet the 
required quantum of land.  

Strategy for provision – 
retain & include in 
Section 94 Contributions 
Plan 

Pedestrian and 
Cycleway Network 

No additional requirements, still needs to 
be provided to ensure connected network 
within Valley and immediate surrounds. 

Strategy for provision – 
retain & include in 
Section 94 Contributions 
Plan 

Community Services & 
Library Resources 

No additional community facility required 
as increase in dwelling yield can be 
accommodated in planned floorspace. 

Increase in dwelling yield will require 
additional library resources. 

Strategy for provision – 
retain & include in 
Section 94 Contributions 
Plan 

 
 
Each category of infrastructure and facilities identified above is still required in the 
development of Warriewood Valley. The strategies developed for each category of 
infrastructure and facilities, as expressed in the 2010 Planning Framework, will be 
retained and, where required, be amended accordingly (see Appendix 4) and will 
inform the preparation of a Section 94 Contributions Plan addressing the requirements 
of the resultant development anticipated for Warriewood Valley. 

 
10.2 Services 

 
Servicing capacity, such as utility services, must be identified and scheduled for 
delivery by servicing agencies. Utility service agencies and state agencies such as, 
Education and Training and Health have confirmed their ability to accommodate any 
increase in demand resulting from the Strategic Review.  

 
10.3 Affordable Housing Provision 

 
Affordable housing means ‘housing that is appropriate for the needs of a range of very 
low, low and moderate income households, priced to ensure households are able to 
meet other essential basic living costs’12 and encompasses a range of housing options.  
 
An emerging housing trend affecting Pittwater LGA and the Sydney Metropolitan Area 
has been the decline in housing affordability.  
 
At its meeting of 21 February 2011, Council resolved: 

 
6. That Council support that in any future strategic review of Warriewood Valley 

that results in higher densities, that Council will seek to require 10% of any 
additional housing density be provided as 'affordable rental housing', 
managed by an appropriate Community Housing Provider in perpetuity. 

 
The cost of housing in Pittwater (and the wider Sydney metropolitan region) has 
increased faster than income in both the owner/occupier and rental markets. This is 
quite evident in Pittwater LGA, where house prices are higher than most of Sydney. 
 

                                                 
12 Human Services Housing NSW (July 2010) NSW Affordable Housing Guidelines, 1. 
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When the cost of housing exceeds 30% of household income (for households earning 
less than 120% of the median income) this is referred to as ‘housing stress’. Those 
most affected by housing affordability and housing stress are low and medium waged 
workers who provide essential community services13 such as health, police, education, 
child and aged care.  

 
If housing is not affordable for key workers this has the potential to distort the 
economies of an area by increasing the cost of business. The time and effort invested 
in commuting and the increased pollution and congestion have negative effects on 
quality of life and the environment. Increasing affordable housing is a key social and 
economic imperative.14 
 
Demand for Affordable Housing 

 
Tables 6 and 7 below indicate a significant number of very low and low income 
households in Pittwater are in housing stress 
 
Table 6: Percentage of Affordable Rental Housing Stock Affordable to Very Low, 
Low and Moderate Income Households in Pittwater and the Sydney Statistical 
Division  
Source: Valuers General (VG) & Rental Bond Board (RBB) Data 
 

 % of Affordable Rental Housing Stock 

  
 Very Low Income 

Households 
 Low Income 
Households 

Moderate Income 
Households 

  Pittwater 
Sydney 
SD Pittwater

Sydney 
SD Pittwater Sydney SD 

Dec 2010 3 5 9 16 31 54 
 

 
Table 7: Number of Very Low, Low and Moderate Income Households in Rental 
Stress in Pittwater and the Sydney Statistical Division in 2006 
Source: ABS Census 2006  
 

 Number of Households in Rental Stress in 2006 

  
 Very Low Income 

Households 
 Low Income 
Households 

Moderate Income 
Households 

  Pittwater Sydney SD Pittwater Sydney SD Pittwater Sydney SD 
No in 
Rental 
Stress 388 65,475 436 36,611 421 22,500 

% in Rental 
Stress 97 93 88 61 56 32 
Total 

Renters  398 70,708 497 60,192 746 71,229 
 
Council, in introducing this social initiative through its resolution of 21 February 2011 
and reiterating it in the Local Planning Strategy, recognised the need to facilitate 
affordable rental housing to help alleviate housing stress. This requires housing to be 
priced well below private market rental and made available to local residents and/or 
local employees on low to moderate weekly incomes (who meet eligibility criteria set 

                                                 
13 Epic Dot Gov & Glazebrook Associates (2004) ‘Northern Beaches Key Worker Study’, Final Report to the NSW 
Departments of Housing and Infrastructure, Planning and Natural Resources, and Manly Warringah Council, Sydney. 
14 Regional Development Australia (2010) Regional Development Plan for Sydney, an initiative by the Australian Federal 
Government and NSW State Government. 
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Key Outcomes 
 

 A Section 94 Plan will need to be prepared to account for the increase in dwelling 
yield and the infrastructure and service requirements of the total development, and 
future development in the Southern Buffer. 

 
 The Economic Feasibility Study has advised that the feasibility of residential 

development relies on limiting the developer contribution rate (State and local) to 
approximately $50,000 per dwellings, less than the current $62,100 local levy. 

 

out in the NSW Affordable Housing Guidelines, July 2010), and managed by a 
Community Housing Provider. 
 
Planning Mechanisms for Affordable Housing Provision 
 
The recent review of the State Environmental Planning Policy (Affordable Rental 
Housing) 2009 identified the need to develop a new Affordable Housing Choice SEPP 
and the requirement for local government to develop LGA-specific Affordable Housing 
Choice Strategies that enable exemption from the Affordable Housing Choice SEPP. 
Preparation of this new SEPP has commenced. 
 
Currently, the only mechanism to generate or produce affordable housing stock is 
limited under Section 94F of the EP&A Act or through direct provision via a Voluntary 
Planning Agreement. 
 
The outcome of the Strategic Review results in an additional 193 dwellings. Any 
increase in dwelling yield will attract a need to provide affordable rental housing units, 
based on a 10% target. Any future residential development in the Southern Buffer will 
need to provide affordable housing at 10% of the total housing stock. 
 
Council’s resolution of 21 February 2011 set a 10% target for the provision of 
affordable rental housing in Warriewood Valley. The Section 94 Contributions Plan will 
need to consider opportunities to provide affordable rental housing. 
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Chapter 11

Conclusion
Warriewood Valley achieves “...very high quality outcomes for the urban 

fabric and public domain with strong FSD principles and triple bottom 
line reporting” 2008 UDIA - Public Sector Leadership Award

  Photo by: Amanda Clarke 2011
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11.0 Conclusion 
 
 
 
 
The Strategic Review provided opportunities to re-evaluate the dwelling densities applicable in 
Warriewood Valley as well as the requirements for infrastructure and services/facilities. It was also 
allowed an examination of the opportunities and constraints of the Southern Buffer. 
 
The recommended dwelling density up to 32 dwellings per developable hectare should provide 
financially viable, sustainable development outcomes enabling completion of the Warriewood 
Valley Release Area. 
 
The Strategic Review provides for an additional 193 dwellings above that anticipated by the 2010 
Planning Framework for those sectors.  
 
The exhibited concept plan developed for the Southern Buffer responds to its environmental 
constraints and values and embeds in it the vision for the Southern Buffer area, namely: 
 

‘A sustainable, created space...to work, play and interact. 
Where people come to meet and engage 

Connected with its community, in its setting.’ 

The exhibited concept plan is one option for this area and at this stage will not be progressed 
further. The onus is on landowners, acting independently or in partnership, to explore and further 
investigate opportunities for the future development of the sector. 
 
This Strategic Review Report, supported by the background land capability assessment approach, 
Hydrology Study, Strategic Transport Study, Urban Design Study and Economic Feasibility Study 
will allow the environmentally, socially and economically sustainable use of land in the Release 
Area, as first expressed in the precursor planning documents for Warriewood Valley. 
 
The resolution of flooding matters, in particular flood emergency response policy, that is acceptable 
to the relevant State Government departments must be developed prior to the rezoning of land that 
is not able to be evacuated in the event of a PMF event.  

 



Appendix 1 to 5

Appendices

  Photo by: Amanda Clarke 2011



WARRIEWOOD VALLEY STRATEGIC REVIEW REPORT                     APPENDIX 1 

   98 

 
Appendix 1: Chronology to the Development of 

Warriewood Valley 
 
  
 
 

1991 In 1991 land at Warriewood and Ingleside was included in the State 
Government’s Urban Development Program (now known as the Metropolitan 
Development Program). The then Minister for Planning appointed Pittwater 
Council as the authority responsible for the feasibility investigations and 
planning for a land release at Ingleside and Warriewood. 

 
Pittwater Council initiated the planning process and formed a Land Release 
Advisory Committee to discuss issues related to the investigation, planning 
and implementation of the land release process.  
 

1995 In 1995 Council produced a draft planning strategy for Warriewood and 
Ingleside – the Ingleside/Warriewood Urban Land Release Draft Planning 
Strategy (1995 Strategy), drawn from outcomes of a range of environmental 
and demographic studies to provide future development options (low to 
medium dwelling density scenarios), population projections and land use 
allocation.  
 
The 1995 Strategy anticipated up to 6,400 dwellings could be provided 
through the development of 700 hectares of land. Land surrounding the 
Warriewood Sewerage Treatment Plant (STP) (40 hectares) was excluded 
due to the uncertainty regarding the effect of the odours from the STP on 
surrounding land uses. 
 
In May 1995 the Council accepted the Ingleside/Warriewood Urban Land 
Release Draft Planning Strategy for the purpose of public exhibition and 
referral to the State Government. Consultation with the public and State 
Government authorities highlighted the infrastructure difficulties associated 
with a land release at Ingleside and the potential regional environmental 
impacts.  
 

May 1997 
 

The then Minister for Urban Affairs and Planning announced a restricted 
release of land for urban development within Warriewood only.  
 
The Minister specifically deferred consideration of land within a 400 metre 
‘buffer area’ surrounding the Warriewood STP. 
 
The Draft Warriewood Valley Urban Land Release Planning Framework 1997 
(1997 Framework), became the planning strategy that guided the 
development of Warriewood Valley.  Taking its lead from the projections 
contained in the 1995 Strategy, the 1997 Framework anticipated 1,510 
dwellings being provided within 110 hectares, including five hectares of 
industrial/commercial land and associated community facilities and 
infrastructure. The initial land release excluded 40 hectares of land 
surrounding the STP. 
 
A critical feature of the 1997 Framework was the establishment of a ‘sector 
by sector’ approach to ensure the coordinated and orderly planning and 
development of Warriewood Valley. 
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2001 Following Sydney Water’s decision to mitigate the odours associated with the 
Warriewood STP, Council produced and adopted the STP Buffer Sector Draft 
Planning Framework 2001 (2001 Framework) specifically for the area within 
400m of the STP. This enabled Buffer Areas 1, 2 and 3 (an area of 40 
hectares) to be rezoned for residential purposes, anticipating a yield of 
approximately 410 dwellings. 
 
Including the Buffer Areas, up to 1,920 new dwellings are anticipated to be 
accommodated in Warriewood Valley, within a density range of 8 to 25 
dwellings per hectare. 
 

May 2010 Council adopted the Warriewood Valley Planning Framework 2010 (‘the 2010 
Planning Framework’) as the comprehensive planning strategy for 
Warriewood Valley. The 2010 Planning Framework consolidated the Draft 
Warriewood Valley Urban Land Release Planning Framework 1997 and STP 
Buffer Sector Draft Planning Framework 2001 into a single document. 
 
Principally, the 2010 Planning Framework retained the approach and 
recommendations of the 1997 and the 2001 Frameworks, consistent with the 
results of the environmental studies undertaken in the 1990s, to ensure the 
original goals and objectives of these earlier Frameworks were carried 
forward into the planning and future management of the Valley, until such 
time that further detailed studies were undertaken.  
 
The 2010 Planning Framework reviewed the land identified for residential 
development and not yet developed or not yet rezoned for residential 
purposes to ascertain opportunities and the appropriateness of increasing 
dwelling yields. The dwelling potential at certain locations was revised to 
achieve the maximum dwelling density of 25 dwellings per developable 
hectare, where it was deemed consistent with the outcomes of the original 
environmental studies and the 1997 and 2001 Frameworks, while some land 
retained its existing dwelling yield due to the development constraints 
identified in the original studies.  
 
It retained the collaborative, sector based approach initially established in 
1997. 
 
The 2010 Planning Framework however, did not address the development 
potential of non-residential sectors within Warriewood Valley. In particular, no 
change was made to the development capability of the Southern Buffer area 
as determined in the 2010 Planning Framework. In recognition of Council’s 
resolution on 21 December 2009 that this area would be subject to a future 
review by the Department and Council, it was considered more appropriate 
to flag the Southern Buffer area as subject to a future review process.  
 
A total of 2,012 dwellings were now anticipated in a total area of 150 
hectares, resulting in an additional 127 dwellings being accommodated in 
Warriewood Valley. 
 

January 
2011 

The Planning Assessment Commission (PAC) approved development at 14-
18 Boondah Road, Warriewood under Part 3A of the Environmental Planning 
and Assessment Act 1979. The PAC approved a density of 60 dwellings per 
developable hectare and 3 storeys. A number of buildings could be built to 4 
storeys.  
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Appendix 2: Land Capability Mapping 
 
 
 
 
This document establishes the classification criteria for each of the sustainability characteristic 
map layers that contribute to the Warriewood Valley Strategic Review Report. 
 
As well as forming the basis for land use allocation decisions, those criteria (as they apply to 
sections of land individually and collectively) will form a basis for related development controls and 
land management prescriptions which can be applied to future development and use of the land to 
ensure that adverse impact is minimised and sustainability achieved. 
 
Each sustainability characteristic map layer represents an ‘environmental, economic or social’ 
characteristic that influences land use allocation decision and identifies issues that need to be 
addressed in the future management of the land. 
 
Each of the individual map layers has been divided into 3 classes: 

 
 Class A: Low restriction to intensification of development.  

Existing development may require generic management prescriptions to achieve 
sustainable land use.  Intensification of development must be confined to defined targets to 
maintain sustainability. 
 

 Class B: Moderate restriction to intensification of development.  
Existing development forms require generic management prescriptions to achieve 
sustainable land use.  Any intensification of land use needs site specific investigation and 
must address constraints that apply to land. 
 

 Class C: Significant restriction to intensification of land use.  
Existing development forms require site specific and detailed management prescription to 
achieve sustainable land use.  No intensification of development unless specific constraint 
can be fully addressed.  

 
The following tables set out the individual sustainability characteristic map layers that contribute to 
the Composite Capability Map (Map 3 in Chapter 6) and specify their respective classification 
criteria. 
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Map 13: Sector 901 Sub-sectors A - H 
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Appendix 4: Strategies for Provision of Infrastructure & 

Community Facilities 
 
 
Source: Warriewood Valley Planning Framework 2010 
 
STORMWATER MANAGEMENT FACILITIES PROVISION STRATEGY 
 
Objective 
To provide an overall stormwater management system which serves those areas within 
Warriewood Valley designated for urban development and ensures that stormwater does not 
adversely impact on private property, public land, or receiving waters. 
 
Land to which this strategy applies 
The strategy applies to all land in Warriewood Valley Urban Land Release area together with the 
residential and industrial/commercial areas of Stage 1 (of the Warriewood Valley Urban Land 
Release) released in 1986. 
 
Note: In 1997, part of Sector 1 was zoned for light industrial use under the 1986 Warriewood Valley 
Stage One Release. Its inclusion in the land release as residential land follows from Council 
decision based on the premise that there should be no financial disadvantage to Council in terms 
of its existing and future Section 94 liabilities. 
 
The strategy applies to all of the land shown on the map, in that the provision of the drainage and 
stormwater management facilities, while being located along or adjacent to major watercourses 
through the Valley, provide a shared level of amenity for all these undeveloped areas designated 
for urban development. 
 
On this basis, provision of community water management facilities by developers (either direct or 
indirect) should be proportional to the number of dwellings to be developed in the residential areas 
regardless of location or sector. Contributions from remaining land undeveloped in the Stage 1 
industrial/commercial areas and proposed new industrial/commercial areas at the northern end of 
the Valley should be on a per m2 basis. 
 
Sector 20 is an isolated sector to the north of Mona Vale Road and drains towards Pittwater. As it 
is a single sector draining to independent receiving waters the implementation of stormwater 
management facilities and structures are isolated from those associated with the remaining 
development area and therefore should be treated independently and as part of the development 
process for that sector. 
 
Combined use of land required for Stormwater Management Facilities 
The Environmental and Demographic studies for the land release have identified a requirement for 
preservation of open space strips along natural watercourses flowing through the Valley including 
Narrabeen Creek, Mullet Creek and Fern Creek. These open space strips will need to include 
Stormwater Management structures designed in an environmentally sensitive way to achieve the 
combined objectives of both the Stormwater Management Strategy and the need to provide open 
space. 
 
In this regard 30% of the land provided by residential development for the Stormwater 
Management Facilities can be credited towards open space contributions that would otherwise be 
required. 
 
Opportunities for provision of facilities 
Those sectors which have direct frontage to the water courses passing through the Valley allow an 
opportunity for developers to directly provide facilities. Remaining areas which are not adjacent to 
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watercourses (including the underdeveloped properties in the industrial/commercial area) can be 
levied through Section 94 Plan Contribution or offered an opportunity to construct facilities on land 
already acquired by Council to the value of the contribution that would otherwise be payable. 
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Figure 4: Water Management 
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TRAFFIC AND TRANSPORT PROVISION STRATEGY 
 
Objective 
To provide an overall traffic and transport management system which serves those areas of 
Warriewood Valley designated for urban development. 
 
Land to which this strategy applies 
The strategy would apply to all of the land in Warriewood Valley Urban Land Release with the 
exception of Sector 20, together with the industrial/commercial and residential areas of Stage 1 of 
Warriewood Valley released in 1986 in the northern sections of the Valley. 
 
Note: In 1997, part of Sector 1 was zoned for light industrial use under the 1986 Warriewood Valley 
Stage One Release. Its inclusion in the land release as residential land follows from Council 
decision based on the premise that there should be no financial disadvantage to Council in terms 
of its existing and future Section 94 liabilities. 
 
The strategy requires the provision of the traffic and transport facilities at a shared level of amenity 
for all those undeveloped areas designated for urban development. 
 
On this basis provision of traffic and transport facilities by developers (either direct or indirect) 
should be proportional to the number of dwellings to be developed in the residential areas 
regardless of location or sector. Contribution from remaining land undeveloped in the Stage 1 
industrial/commercial and residential areas at the northern end of the Valley together with the 
adjoining sectors designated for industrial/commercial development should be on a per m² basis 
and relate to the traffic generation capacity. 
 
Sector 20 is an isolated sector to the north of Mona Vale Road. The implementation of its traffic 
and transport management facilities to service this sector is not associated with the remaining 
development area and therefore should be treated independently and as part of the development 
process for that section. 
 
Opportunities for provision of facilities 
All sectors that have direct frontage to road reserves where there is opportunity to directly provide 
facilities particularly half width road construction. 
 
In addition to half road constructions there are significant opportunities for direct provision of traffic 
and transport facilities through construction of intersections, traffic control structures and bridges. 
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Figure 5: Road Network (Subject to change as a result of the Strategic Transport Study and future planning 
in the Southern Buffer area) 
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PUBLIC RECREATION AND OPEN SPACE PROVISION STRATEGY 
 
Objective 
To provide a public recreation and open space system which serves those areas within 
Warriewood Valley designated for urban development. 
 
Land to which this strategy applies 
The strategy applies to all of the land in Warriewood Valley Urban Land Release, in that the 
provision of public recreation and open space facilities provide a shared level of amenity for all 
these undeveloped areas designated for residential urban development. 
Note: In 1997, part of Sector 1 was zoned for light industrial use under the 1986 Warriewood Valley 
Stage One Release. Its inclusion in the land release as residential land follows from Council 
decision based on the premise that there should be no financial disadvantage to Council in terms 
of its existing and future Section 94 liabilities. 
 
On this basis provision of facilities by developers (either direct or indirect) should be proportional to 
the number of dwellings to be developed in the residential areas regardless of location or sector. 
 
Land provided by multiple use facilities 
The buffer areas, open space links and drainage facility areas provide a multiple use function. 
Where residential development has provided for these facilities it is appropriate to credit that 
contribution with a 30% factor in regard to open space requirements. 
 
All proposed residential development has contributed to these facilities (in combination) other than 
Sector 20. In the case of Sector 20, offsets can be offered depending on the level of provision of 
these facilities at detailed planning and development application stage. 
 
This principle may also be applicable to other sectors should land be proposed to be used in a way 
that will provide realistic multi-use open space functions (i.e. water management structures). 
 
Opportunities for provision of facilities 
Those sectors which have land suitable for public open space and recreation facilities provide an 
opportunity for developers to directly provide facilities. There is relatively limited opportunity in the 
early stages of development to directly provide recreation and open space as an open space plan 
specifying areas to be targeted for development will need to be produced. 
 
Areas which cannot directly provide facility, can be levied through a Section 94 Plan Contribution 
or offered an opportunity to construct facilities on land already acquired by Council to the value of 
the contribution that would otherwise be payable. 
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Figure 6: Open Space (Subject to change as actual quantum required is dependant on final dwelling yield) 
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PEDESTRIAN AND CYCLEWAY NETWORK PROVISION STRATEGY 
 
Objective 
To provide an overall pedestrian and cycleway network which serves those areas within 
Warriewood Valley designated for urban development. 
 
Land to which this strategy applies  
The strategy would apply to all of the land in the Warriewood Valley Urban Land Release. 
 
Note: In 1997, part of Sector 1 was zoned for light industrial use under the 1986 Warriewood Valley 
Stage One Release. Its inclusion in the land release as residential land follows from Council 
decision based on the premise that there should be no financial disadvantage to Council in terms 
of its existing and future Section 94 liabilities. 
The strategy applies to all residential land in that the provision of a pedestrian cycleway network 
provides a shared level of amenity for all these undeveloped areas designated for residential 
development. 
 
On this basis, provision of facilities by developers (either direct or indirect) should be proportional 
to the number of dwellings to be developed in the residential areas regardless of location or sector. 
 
As Sector 20 is an isolated sector to the north of Mona Vale Road, the provision of this facility to 
service its future residents should be treated independently and as part of the detailed planning 
and development process for that sector. 
 
Those sectors which provide an opportunity for developers to directly provide facilities will be 
encouraged to do so. In this regard the majority of sectors have an opportunity for direct provision. 
 
Where facilities cannot be directly provide costs can levied through a Section 94 Contribution Plan. 
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Figure 7: Pedestrian/cycleway network (Subject to change, with future planning of the Southern Buffer 
area) 
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COMMUNITY SERVICES PROVISION STRATEGY 
 
Objective 
To provide an appropriate level of community service facilities which serves those areas within 
Warriewood Valley designated for urban development. 
 
Land to which this strategy applies 
The strategy would apply to all of the land in Warriewood Valley. 
 
Note: In 1997, part of Sector 1 was zoned for light industrial use under the 1986 Warriewood Valley 
Stage One Release. Its inclusion in the land release as residential land follows from Council 
decision based on the premise that there should be no financial disadvantage to Council in terms 
of its existing and future Section 94 liabilities. 
 
The strategy applies to all residential land in that the provision of community service facilities 
provide a shared level of amenity for all these undeveloped areas designated for residential 
development. 
 
On this basis, provision of facilities by developers (either direct or indirect) should be proportional 
to the number of dwellings to be developed in the residential areas regardless of location or sector. 
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Report to the Sustainable Towns & Villages Committee Meeting to be held on 19 May 2014. Page 1 

SUBJECT: 9 Fern Creek Road Warriewood - Proposed Land Swap 
 

Meeting: Sustainable Towns & Villages Committee  Date: 19 May 2014 
 

 

STRATEGY: Corporate Management 
 

ACTION: Manage Council’s Commercial Activities 
 

 

PURPOSE OF REPORT 
 

To seek Councils approval to enter into formal negotiations with Australand for a proposed land 
swap of 9 Fern Creek Road Warriewood. 
 
1.0   BACKGROUND 

1.1 Council at its meeting on 21 April 2008 endorsed the acquisition of 9 Fern Creek Road 
Warriewood for the purpose of establishing a Large Local Park (refer Attachment 1). 

1.2 The total area of the land is 1.155ha which includes the creekline component (see 
Attachment 2) 

1.3 The acquisition price of the land in 2008 was $4,000,000 and was funded from the 
Warriewood Valley Section 94 Plan 

1.4 The acquisition of one hectare of land for the purpose of establishing a Large Local Park 
within Sector 9 of the Warriewood Valley Urban Release area was in accordance with the 
Council’s adopted Section 94 Contributions Plan for Warriewood Valley, at the time, and 
was a key element of the pre-planning for the Warriewood Valley land release for many 
years. 

1.5 The land was rezoned in line with its intended use as a Large Local Park, and it was 
appropriate that the land be classified as “Operational” land under the Local Government 
Act, 1993 upon acquisition, so as to not pre-empt the outcome of any future rezoning 
application.  

1.6 The sector required some flexibility of land use depending upon the outcome of the master 
planning process for the Sector and how the park would fit into other developments. For this 
reason the “operational” classification provides the necessary flexibility required. 

1.7 The 1ha Large Local Park is highlighted for ‘future design to be carried out’ in the current 
review of the Warriewood Valley Section 94 Plan that is currently on public exhibition. 

2.0 ISSUES 

2.1 In the interest of finalising the development of Sector 9 in Warriewood Valley, Council staff 
have taken a proactive role in helping to provide a better planning outcome.  To this end 
Councils has engaged in discussions with all landowners that neighbour 9 Fern Creek 
Road, these properties include; 

 11 Fern Creek Road (Australand) 
 12 Fern Creek Road (Australand) 
 13 Fern Creek Road (Australand) 
 6 Orchard Street (Dragon Eye Properties) 

2.2 In October 2013 Australand formally put a proposal to Council which would involve land 
swaps associated with Australand held lots in Warriewood Sector 9 and Councils Lot 5 DP 
736961.   
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The proposal put forward would create an equivalent 1HA of public open space but more 
importantly also deliver this space as per Councils master-plan and vision for large public 
areas that links the creek into sector 8 (which was also developed by Australand) and 
provide the best possible urban design outcome for the community. Australand have been 
involved in development in Warriewood area for a number of years with the most recent 
development completed in 2009 which was sector 8. Australand are envisaging a 28 home 
development (subject to DA applications), which would be in line with the other completed 
sectors by Australand. The proposal is in Attachment 3.  This proposed land swap would 
include the following aspects; 

 Undergrounding of electrical cables 

 Road, parking, stormwater & footpath construction 

 A pedestrian bridge be built to connect to the playground in Sector 8 

 Includes bike and walking paths as well as shade structures and bbq’s 

2.3 Since the approach by Australand, Dragoneye Properties (6 Fern Creek Road) have had a 
pre-lodgement meeting with Council’s planning department. In order to facilitate a better 
planning outcome with respect to vehicular access from Garden Street to Fern Creek Road 
discussion have been held with Dragoneye Properties in order to properly locate a 
connection between these two roads. This connection is crucial to the overall future 
development of 2,4 & 6 Orchard Road including Australand owned land across Sector 9. 
Attachment 4 provides an overview of the proposed layout by the adjoining land owners.  

2.4 After these discussions, council’s property, landscape design and planning assessment 
teams have been working together on a new concept design for the Large Local Park 
(Attachment 3). 

2.5 Comments on Proposed Concept Plan by Planning & Assessment  

The Concept Plan proposes a revised open space arrangement, with a more linear open 
space configuration on the southern side of Fern Creek.  This proposal will be similar to the 
existing arrangement on the northern side of Fern Creek (within Sector 8), thereby 
achieving a more integrated and cohesive open space arrangement with the existing park. 
This arrangement will benefit both the quality of the open space and the future residential 
development, which will front onto it.  The revised open space layout will also facilitate the 
improvement of the existing biodiversity connection between the Fern Creek corridor and 
Ingleside Chase Escarpment.  
 
In adopting the Warriewood Valley Strategic Review Report 2012 in June 2013, Council 
relinquished the ‘sector-based’ requirement for development within the Release Area, 
allowing the remaining undeveloped areas to be developed as separate land parcels.  
 
Although this decision enables development of the majority of properties within the Release 
Area proceeding in a timely manner, it also has the potential to hinder the development of 
certain land parcels which, due to their lot layout and the configuration of the current road 
network, need to be developed with neighbouring properties to achieve access or 
necessary setbacks from environmentally sensitive land or hazards.  
 
The current lot and road layout within Sector 9 makes any future development of 11, 12 and 
13 Fern Creek Road difficult; these properties being landlocked with no frontage onto Fern 
Creek Road.  Access for maintenance to these properties is currently via 9 Fern Creek 
Road through an arrangement with Council.  

 
Based on the current layout, any development of 11, 12 and 13 Fern Creek Road would be 
reliant on a legal agreement (in the form of an easement) being reached with adjoining 
landowners who have a frontage onto this road.   
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The development potential of 11 Fern Creek Road and 13 Fern Creek Road is also limited 
not only by their lot configuration but also flooding and bushfire affectation and biodiversity 
constraints.  

Sector 9 is currently served by vehicular access from Garden Street, Orchard Street and 
Fern Creek Road.  The existing properties at 6 and 4 Orchard Street are long narrow lots 
that currently only have road access at their southern ends, therefore making them 
awkward to develop in isolation.  The revised open space arrangement and subsequent 
improved road network will also result in improved access arrangements for these 
properties (Attachment 4).  

The concept plan, in reconfiguring the open space provision along the creek line, will 
facilitate a better open space and development outcome for the northern part of Sector 9 by 
integrating the open space with the existing park in Sector 8 and unlocking the development 
opportunity of the remaining portion of 9 Fern Creek Road and allowing development to be 
more appropriately positioned on surrounding properties.  

2.6 Section 94 Requirements 

As the existing 1ha (9 Fern Creek Road) was funded out of Section 94 funds Council is 
obliged to provide the equivalent and/or more land area in any land swap proposal.  Any 
and all financial gain from the land swap would also be put back into the Warriewood Valley 
Section 94 Plan to fund additional parts of the plan 

2.7 Way Forward 

Due to the complex nature of the land holdings in question and the future development 
potential, the proposed negotiation process would include the following: 

 Finalisation of the new layout of the Large Local Park  

 The proposed landswap lots to be surveyed to assess future lot sizes and land 
transfers – to ensure that Council does not loose recreation area within the 
existing 1ha 

 The appointment of a qualified valuer to assess and value the entire land swap 
taking all lots and future transfers into consideration 

 Negotiations to be formally started with Australand 

 Report to Council on the outcome of negotiations 
 

3.0 SUSTAINABILITY ASSESSMENT  

3.1 Supporting & Connecting our Community (Social) 

The proposed landswap will create a better public amenity by providing a park that is 
aligned to the creek.  The park will also provide further parking for the popular playground 
opposite in Sector 8. 

3.2 Valuing & Caring for our Natural Environment (Environmental) 

This proposed Large Local Park will create a large creek buffer of up to 50m wide to which 
the community will have access.  Creekline works will also be carried out in the vicinity. 

3.3 Enhancing our Working & Learning (Economic) 

There is a potential economic benefit to this land swap taking place; this will be dependent 
on the valuation obtained and subsequent negotiations. 
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3.4 Leading an Effective & Collaborative Council (Governance) 

The fact that the Council owned land was purchased using Section 94 funds means that 
any changes to the current ownership and/or layout needs to come out neutral and that the 
Warriewood community receives back an equal or greater benefit from the land swap. 

3.5 Integrating our Built Environment (Infrastructure) 

The concept plan, in reconfiguring the open space provision along the creek line, will 
facilitate a better open space and development outcome for the northern part of Sector 9. 

 

4.0 EXECUTIVE SUMMARY 
 

 Council at its meeting on 21 April 2008 endorsed the acquisition of 9 Fern Creek Road, 
Warriewood for the purpose of establishing a Large Local Park. 

 

 The total area of the land is 1.155ha which includes the creekline component. 
 

 The acquisition price of the land in 2008 was $4,000,000 and was funded from the 
Warriewood Valley Section 94 Plan. 

 

 The acquisition of one hectare of land for the purpose of establishing a Large Local 
Park within Sector 9 of the Warriewood Valley Urban Release area was in accordance 
with the Council’s adopted Section 94 Contributions Plan for Warriewood Valley, at the 
time, and was a key element of the pre-planning for the Warriewood Valley land 
release for many years. 

 

 In October 2013 Australand formally put a proposal to Council which would involve land 
swaps associated with Australand held lots in Warriewood Sector 9 and part of 
Council’s Lot 5 DP 736961. The proposal put forward would create an equivalent 1HA 
of public open space but more importantly also deliver this space as per Councils 
master-plan and vision for large public areas that links the creek into sector 8. 

 

 The concept plan, in reconfiguring the open space provision along the creek line, will 
facilitate a better open space and development outcome for the northern part of Sector 
9 by integrating the open space with the existing park in Sector 8 and unlocking the 
development opportunity of the remaining portion of 9 Fern Creek Road and allowing 
development to be more appropriately positioned on surrounding properties. 

 
 

 
RECOMMENDATION 
 
1. That the General Manager be authorised to enter into negotiations with Australand relating to 

the proposed land swap and realignment of the Large Local Park (9 Fern Creek Road, 
Warriewood). 

 
2. So that Council will not lose any existing benefit and community use from the land swap, the 

overriding principle of negotiations will be on an ‘area for area’ basis. 
 
3. That a report be brought back to Council detailing the negotiation process and proposed 

transfer of lands. 
 
 
 
 
Report prepared by  
 
Paul Reid 
MANAGER - COMMERCIAL, PROPERTY & PROJECTS   
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ATTACHMENT 1 
 

SUBJECT: Acquisition of land for District Park – Sector 9, Warriewood 
Valley Land Release 

 
Meeting: Council Date: 21 April 2008  
 
 

EXECUTIVE SUMMARY 
 

 

PURPOSE OF REPORT 

To seek the Council’s endorsement for the acquisition of land from Sector 9 of the Warriewood 
Land Release area for the purpose of establishing a District Park. 

BACKGROUND 

The pre-planning for the Warriewood Valley Urban Land Release has required the acquisition of 
one hectare of land in Sector 9 for the purpose of establishing a district park for many years. 

ISSUES 

 Identification of Suitable Land for Acquisition 
 Acquisition Process & Classification of Land 

FINANCIAL IMPLICATIONS 

The Warriewood Valley Section 94 Plan has set aside funds for the acquisition of land within 
Sector 9 for the purpose of establishing a district park. For the financial sustainability of the Section 
94 Plan, it is important that the acquisition process be completed in the short term given the 
increase in land values in the Warriewood Valley and the corresponding cost to the Plan if 
acquisition of the open space is unnecessarily delayed. 

POLICY IMPLICATIONS 

The acquisition of one hectare of land for the purpose of establishing a District Park within Sector 9 
of the Warriewood Valley Urban Release area is in accordance with the Council’s adopted Section 
94 Contributions Plan for Warriewood Valley and has been a key element of the pre-planning for 
the Warriewood Valley land release for many years. 
 
 

SUMMARY OF RECOMMENDATION 

 
That the General Manager be authorised to complete the acquisition of land at 9 Fern Creek Road, 
Warriewood for the purpose of establishing a District Park in Sector 9 of the Warriewood Valley 
Urban Release area. 
 

1.0 BACKGROUND 

The pre-planning for the Warriewood Valley Urban Land Release has required the 
acquisition of one hectare of land in Sector 9 for the purpose of establishing a district park 
for many years.  

2.0 ISSUES 

2.1 Identification of Suitable land for Acquisition 
 
The Council’s Warriewood Valley Team has assessed the suitability of a number of land 
parcels in Sector 9 of the Warriewood Valley Urban Release area that may be appropriate 
for acquisition by Council for the purpose of establishing a District Park. The location of a 
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site for a district park has been a major impediment to the progression of the draft 
Masterplan within Sector 9 of the Land Release area.  
 
The Team has concluded that the land at 9 Fern Creek Road, Warriewood, currently owned 
by Stockland Development Pty Ltd, is the most appropriate available land in Sector 9 for 
that purpose. 
 
The subject vacant land is currently zoned 1(b)(Non-Urban “B”). It has an area of 1.155ha. 
A survey and aerial photograph of the site is attached to the report. 
 
2.2 Acquisition Process & Classification of Land 
The Council engaged an independent valuation firm to assess the value of the subject land 
for the purpose of negotiating its acquisition from Stocklands. Negotiations have been held 
with Stocklands, who have indicated a willingness to dispose of the land. A confidential 
memorandum on the status of those negotiations is included as a confidential attachment to 
this Agenda. 
 
As the subject land will need to be rezoned in line with its intended use as a district park, it 
is appropriate that the land be classified as “Operational” land under the Local Government 
Act, 1993 upon acquisition, so as to not pre-empt the outcome of any future rezoning 
application.  
 
Similarly, the Sector needs to retain some flexibility of land use depending upon the 
outcome of the master planning process for the Sector which is currently underway. For this 
reason an “operational” classification provides the necessary flexibility. 

3.0 FINANCIAL IMPLICATIONS 

The Warriewood Valley Section 94 Plan has set aside funds for the acquisition of land 
within Sector 9 for the purpose of establishing a district park. For the financial sustainability 
of the Section 94 Plan, it is important that the acquisition process be completed in the short 
term given the increase in land values in the Warriewood Valley and the corresponding cost 
to the Plan if acquisition of the open space is unnecessarily delayed. 

4.0 POLICY IMPLICATIONS 

The acquisition of one hectare of land for the purpose of establishing a District Park within 
Sector 9 of the Warriewood Valley Urban Release area is in accordance with the Council’s 
adopted Section 94 Contributions Plan for Warriewood Valley and has been a key element 
of the pre-planning for the Warriewood Valley land release for many years. 
 

RECOMMENDATION 

1. That the General Manager be authorised to complete the acquisition of land at 9 Fern 
Creek Road, Warriewood (Lot 5 DP 7369613) for the purpose of establishing a District Park 
in Sector 9 of the Warriewood Valley Urban Release area. 

2. That the subject land be classified as Operational land under the Local Government Act, 
1993 upon acquisition. 

 
3. That the General Manager be authorised to sign and affix the Seal of Council to all relevant 

documentation. 
 

Report prepared by  

 
Steve Rawe 
PROJECT MANAGER, COMMERCIAL 
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Attachment 1  (to 21.4.08 report) 
 

Survey Plan of Lot 5, DP 736961 (9 Fern Creek Road, Warriewood) 
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Attachment 2 (to 21.04.08 report) 
 

LOCALITY MAP 9 FERN CREEK ROAD WARRIEWOOD 
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Attachment 3 (to 21.04.08 report) 
  

AERIAL PHOTOGRAPH 
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ATTACHMENT 2 
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ATTACHMENT 3 
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ATTACHMENT 4 

 



 

17 January 2017 
Planning Proposal Local Central Park 10524 
 
 

ATTACHMENT 7 - Report Warriewood Valley Open Space- 
Southern Component of Central Local Park (Sector 9) May 
2015 
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SUBJECT: Warriewood Valley Open Space- Southern Component of 
Central Local Park (Sector 9) 

 
Meeting: Sustainable Towns & Villages Committee   Date: 18 May 2015 
 

 
COMMUNITY STRATEGIC PLAN STRATEGY: Recreational Management 
 
COMMUNITY STRATEGIC PLAN OBJECTIVE: 

To develop, manage and maintain recreational facilities to best practice standards in a cost 
effective and sustainable manner 

 
DELIVERY PROGRAM ACTION: 

To provide planning, design, investigation and enhancement of recreational facilities  
 

 
1.0 EXECUTIVE SUMMARY 

 
The population increase associated with the Warriewood Valley urban land release generates a 
need for open space, including a combined 2 hectare Central Local Park (CLP) located within 
Sectors 8 & 9. The Warriewood Valley S94 Plan has been established to fund this outcome along 
with other open space and infrastructure requirements.  
 
The northern half of this CLP has been provided in conjunction with the development of Sector 8. 
The southern half of the CLP is to be within Sector 9, with the intention that it tend to mirror the 
shape of the northern half. 
 
In 2008 Council acquired 9 Fern Creek Road, an existing 1.15 hectare parcel of land in Sector 9 to 
facilitate the southern half of the CLP (refer Attachments 1 and 2). 
 
It was acknowledged that the shape and location of this lot did not directly match the preferred final 
layout. As such when the land was acquired it was classified as Operational Land to provide future 
flexibility to change its shape which would involve a partial landswap.   
 
In October 2013, Australand, the owner of land adjoining both sides of Council's 9 Fern Creek 
Road, formally put to Council a proposal to swap part of its land for part of Council’s land to 
facilitate both the development of their land holdings as well as help to achieve the preferred open 
space layout.  
 
More recently, Council has rezoned the remainder of the developable land in the Warriewood 
Valley land release and will now permit individual lots to develop in an attempt to encourage a 
faster rate of development.  A number of lots in Sector 9 are now the subject of Development 
Applications and as such it is important to conclude an outcome for the southern half of the CLP. 
 
This report outlines the landswap proposal and the community engagement carried out and 
recommends that the concept layout plan be endorsed and negotiations take place with the 
adjoining land owner, Australand, to progress this outcome. 
.  
Should the landswap be formally agreed and proceed in accordance with the Memorandum of 
Understanding(MOU), then a rezoning of relevant components of both Council and private land 
would need to occur as well as land and financial transactions concluded. 
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2.0 RECOMMENDATION 
 
1. That the Concept Layout Plan for the Central Local Park, in particular the southern 

half located within Sector 9 be endorsed as the preferred layout and the General 
Manager be authorised to enter into negotiations with Australand, the owner of the 
adjoining lands to progress this outcome. 
 

2. That the transaction be captured by a Memorandum of Understanding between the 
parties and be based on the following: 
 

 The creekline corridor acquisition is completed as a separate financial 
transaction as per the S94 Plan  prior to the landswap to establish net areas of 
land involved 

 an area for area swap of land so that the net open space compared to the 
current rectangle is not reduced 

 the valuation of the lands to be swapped being based on highest and best use 

 a financial adjustment to be made noting the difference in land valuations 

 the Under-grounding of the overhead power where practical as per Ausgrid 
requirements 

 The direct provision of full width road infrastructure (excluding parking bays on 
the reserve side) by Australand 

 The land being swapped to be rezoned to be consistent with the intended future 
land use. In this regard: 

I. the part of the land owned by Council currently zoned recreational would 
be rezoned to  residential with a potential yield of 32 dwellings per 
developable hectare 

II. the part of the land owned by Australand currently zoned for residential 
would be rezoned to recreational and the adjoining land not being swapped 
provided a pro-rata development potential where this is already a lower 
fixed yield 

 
3. That an updated valuation be obtained from an independent Valuer to ascertain the 

likely land values of the various parcels involved in the overall transaction. 
 

4. That a probity advisor be appointed to oversee and report on this transaction, 
 

5. That a report be brought back to Council detailing the negotiation, the Memorandum 
of Understanding and the financial aspects of the transaction.  

 
 

 
3.0 BACKGROUND 

 
3.1 PURPOSE 

 
To endorse the Concept Layout for the Central Local Park, in particular the southern half 
located in the northern part of Sector 9 of the Warriewood Valley land release. 
 
To enter into formal negotiations with Australand, the adjoining landowner, with the 
intention of a swap of lands to achieve this open space outcome as well as a more orderly 
and functional land use outcome. 
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3.2 BACKGROUND 
 
The population increase associated with the Warriewood Valley urban land release 
generates a need for open space, including a combined 2 hectare Central Local Park (CLP) 
located within Sectors 8 & 9 that would straddle Fern Creek. The Warriewood Valley S94 
Plan has been established to fund this outcome along with other open space and 
infrastructure requirements.  
 
The northern half of this CLP, which has a linear shape with central bulge, has been 
provided in conjunction with the development of Sector 8, including the playground 
component (Rocket Park). The southern half of the CLP is to be within Sector 9, with the 
intention that it tend to mirror the shape of the northern half with the Fern Creek creek line 
corridor through the middle as a central environmental feature. 
 
Unlike Sector 8, where the park and residential housing were master-planned and provided 
at the one time, development of Sector 9 as a whole sector had not progressed.  In 2008 
the opportunity arose to acquire 9 Fern Creek Road, an existing 1.15 hectare parcel of land 
in Sector 9 to facilitate the southern half of the CLP. This was an existing rectangular lot, 
being part of the pre-existing non-urban lot layout and included a component of the 
creekline corridor. The net area of the land, exclusive of the creekline corridor is approx. 
9,300sqm. Council resolved to acquire this land and this transaction was completed. 
 
It was acknowledged that the shape and location of this lot did not directly match the 
preferred final layout. As such when the land was acquired it was classified as Operational 
Land to provide future flexibility to change its shape in conjunction with the future master-
planning and rezoning of Sector 9. This would also need to involve adjoining land owners 
and some form of landswap(s) and rezoning. 
 
In October 2013, Australand, the owner of land adjoining both sides of Council's 9 Fern 
Creek Road, formally put to Council a proposal to swap part of its land for part of Council’s 
land to facilitate both the development of their land holdings as well as help to achieve the 
preferred open space layout. In this regard it is noted that Australand developed Sector 8 
(to the north of Fern Creek) which contains the northern component of the CLP. This 
proposal was reported to Council 19 May 2014 and Council resolved:  

1. That Council give in principle support for the development of a large local park in Sector 
9 of Warriewood Valley.  

2. That the General Manager enter into discussions with surrounding land owners with a 
view to achieving an understanding of the possibilities within that area.  

3. That Lot 5 / DP 736961 be valued at its highest and best use.  
4. That at the conclusion of discussions, and before reaching a final agreement, the 

General Manager is to report back to Council.  
5. That in parallel to the General Manager’s negotiations that community consultation is 

undertaken with residents of Warriewood Valley and any other interested parties with 
regard to a large local park.  

Council has rezoned the remainder of the developable land in the Warriewood Valley land 
release and will now permit individual lots to develop in an attempt to encourage a faster 
rate of development, however, there is still a preference for larger land holding to combine.  
A number of lots in Sector 9 are now the subject of Development Applications and as such 
it is important to conclude an outcome for the southern half of the CLP. 
 
The subject Council land (existing rectangular lot) was zoned recreational so as not to pre-
empt a future landswap. The 1ha Large Local Park was highlighted for ‘future design to be 
carried out’ in the current review of the Warriewood Valley Section 94 Plan (S94 Plan). 
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Should the landswap be formally agreed and proceed, then a rezoning of relevant 
components of both Council and private land would need to occur. 
 

3.3 POLICY IMPLICATIONS 
 

Warriewood Valley S94 Plan and associated Open Space Masterplan. 
 

3.4 RELATED LEGISLATION  
 

Local Government Act, 1993 relating to dealing in Council-owned land 
 

3.5 FINANCIAL ISSUES 
 

3.5.1 Budget 
Should the recommended landswap proceed, each party will pay their reasonable 
share of the costs.  Council’s costs will be recouped from the Warriewood Valley 
S94 Developer Contributions Plan. In addition, if the landswap results in a net cash 
settlement to Council, this will be reinvested into the S94 Plan to assist with 
achieving the remaining outcomes for the land release, noting that the S94 Plan 
paid for the purchase of the subject rectangular lot. 
 

3.5.2 Resources Implications 
The proposal can be accommodated by and is consistent with the Warriewood 
Valley S94 Plan and associated Masterplans.  Any net residual financial return will 
be reinvested in the S94 Plan to help fund the overall outcomes to be achieved, in 
particular other identified open space outcomes.  
 

4.0 KEY ISSUES 

4.1  Section 94 Requirements  

The S94 Plan and the Open Space Strategy clearly articulate the need for provision of open 
space in Warriewood Valley as part of the urban land release  
 

In accordance with this need, the acquisition of 9 Fern Creek Road was funded from the 
Warriewood Valley S94 Plan.  Council is therefore obliged to provide the equivalent area of 
open space land in any landswap proposal.  Any financial gain from the landswap would 
also be put back into the Warriewood Valley S94 Plan to help fund Plan outcomes. 

4.2  Existing proposal 

In October 2013 Australand put a proposal to Council which would involve swapping parts 
of land associated with Australand held lots in Warriewood Valley Sector 9 and part of 
Councils Lot 5 DP 736961.  
 

The proposal would create an equivalent area of public open space but more importantly 
better align with the intended shape of the Central Local Park and its recreational and 
environmental setting. It will also provide for a more orderly and functional land use 
outcome, including a more logical and better configures internal road network, consistent 
with the desired overall outcome for Sector 9 has it developed as one entity.  

4.3  Consultation with Warriewood residents 

Consistent with Council’s resolution of 19 May 2013 the community engagement has 
included: 
 

 4100 flyers letter box dropped to every household in Warriewood as well as mailed to 
assumed absentee owners (those with a different postal address to their home 
address)  

 The flyer included notification of the public meeting as well as the Draft Concept Plan 
and associated details  
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 Notification of the public meeting was posted on Councils website as well as advertised 
in Council’s bi-weekly update in the Manly Daily. 

 The public meeting was held on site on 17 October 2014 
 A meeting was held with WRA relating to their alternate proposal and concerns 

4.4  Outcomes of Consultation 

From the feedback from residents relating to the flyer and the feedback gained from the 
public meeting the following primary issues were raised:  

 
 Concern that Council would lose land for recreation purposes 

Response – there would be no loss of recreational land with the minimum requirement 
being land area for land area.  

 Concern that Council would be giving away valuable and developable land to private 
interests at a loss. 
Response – Council will not be giving away valuable and developable land - all land 
parcel involved in the landswap will be subject to a formal valuation that will take into 
consideration the highest and best use, in particular development potential of these 
individual parcels. A financial adjustment will be made having regard for any potential 
difference in land valuations. 

 Concern that the linear shape proposed for the park would not accommodate the 
recreational needs of the existing and future community, as it would be too small or too 
narrow. 
Response – the proposed parkland in conjunction with the northern half will suitably 
accommodate a broad range of recreational needs. It should be noted that the 
southern half of the CLP was never intended to be an active sports oval that as a guide 
would need a structured field with a width of 50 metres and a length of 100 metres with 
associated run-out areas, carpark and amenities. In comparison, the grassland 
component of the proposed parkland has a general width of 45 metres (inside of 
perimeter path) and is over 200 metres long with an approx. 500 metre long perimeter 
path for walking/cycling – this is more than adequate to play informal ball sports, fly a 
kite, exercise, picnic, walk/cycle, etc. The overall parkland is over 300 metres long 
which in turn provides a gateway to the Ingleside Chase Escarpment Reserve at its 
western end and connects with the intended bushland trails. The fire trail connection 
will also double as another walking /cycling circuit    

 What the rate of provision for open space including active and passive recreation in 
Warriewood Valley under the S94 Plan? 
Response – the recent amendment to the Warriewood Valley S94 Plan provides a 
schedule of the quantum of open space and its spatial distribution. As part of the open 
space network, the Central Local Park is located within Sectors 8 & 9 and is intended 
to be 2 hectares (approx. 1ha to the north of Fern Creek and approx. 1ha to the south)    

 What facilities will be provided in the park? For example will there be toilets, walking 
paths, grassed areas for play or dog off-leash areas?  
Response – the southern half of the CLP is intended to be complementary to the 
northern half not a duplication. Both halves of the CLP will be connected via a centrally 
located shared path bridge over Fern Creek. There will be a toilet facility in the northern 
half at the playground in close proximity to the bridge and as such there will not be 
another toilet facility in the southern half. The intention is to provide large areas of open 
grassland with a perimeter pathway, picnic shelters with BBQs, roadside parking and 
landscaping in keeping with this recreational setting and environmental  

 Can Council keep the existing land and buy more to provide more open space 
especially if densities keep going up? 
Response – the S94 Plan is already under financial pressure to deliver open space and 
infrastructure outcomes and there is no scope to keep the existing land holding and 
buy more land. It needs to be appreciated that the combined area of open space 
associated with the CLP exceeds 2 hectares with a range of recreational opportunities 
that can be accommodated 
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 Will play area be taken up by carparking? How will carparking be provided and who will 
use it?  
Response – Carparking is a necessary part of the infrastructure for open space and 
this will be provided as part of the recreational land as was the case with northern 
component of the CLP. This is the case whether the rectangular lot remained or the 
preferred configuration is achieved 

 

Subsequent to the on-site meeting, concern was raised over the accuracy of the pickets 
and tape that Council had installed to mark out the shape of the land under consideration. It 
was confirmed that while the plan survey was correct, there was a 5m overestimation in the 
field of the width of the park relative to the creekline corridor/centreline. This had arisen as 
a result of the creek centreline having been adjusted as part of the Sector 8 creekline 
corridor rehabilitation. This can also be seen on the Deposited Plan where the Council lot 
northern boundary juts further to the north compared to the land adjoining. These 
anomalies have now been taken into consideration.  

4.5  Assessment of Proposal developed by Warriewood Resident Association (WRA) 

After ongoing interaction and engagement with WRA, the resident association developed a 
proposal and put this to council staff for consideration. Council staff met with WRA on 
numerous occasions to discuss the details of their proposed concept. After meeting with 
WRA, council staff assessed the WRA proposal as part of the final proposed concept plan.  

4.6  Discussion with neighbouring Land Owners   

Consistent with Council’s resolution of 19 May 2013, Council staff engaged in discussions 
with the owners of the following properties that neighbour 9 Fern Creek Road:  
 

 11 Fern Creek Road (Australand) 
 12 Fern Creek Road (Australand) 
 13 Fern Creek Road (Australand) 
 4 Fern Creek Road (Private owner) 
 5 Fern Creek Road (Private owner) 
 2 Fern Creek Road (ABAX Developments) 
 6 Orchard Street (Dragon Eye Properties)  

 
This provided an opportunity to discuss the proposal, how this could be accommodated 
within the Sector 9 component of the land release and consider other pertinent issues or 
alternatives. Through this more specific stakeholder engagement no other viable alternative 
was developed and as such the proposal that involves a landswap with Australand remains 
as the preferred outcome. 

4.7   Recent Developer Interest in Sector 9 (Recent Planning Applications) 

Since the approach by Australand, there has been a number of development applications 
received for development of land in Sector 9 which in part also include consideration of a 
potential landswap and road connection over Council’s land. It is therefore now imperative 
that there be certainty for Sector 9 as to the final layout of the parkland as well as the land 
to be swapped for housing development/road infrastructure outcomes  

4.8 Final Proposed Concept Plan  

Details of Proposed Concept 
 
The proposal involves swapping the southern portion of the land that Council purchased to 
facilitate the southern half of the CLP with other privately-owned land. Through this swap 
the privately owned land acquired will be rezoned to recreational and conversely the 
recreational land that the developer will acquire will be rezoned to residential. The land will 
be valued at its highest and best use not just its current zoning. The total area of future 
parkland will remain as large as the current Council land-holding. The Final Proposed 
Concept Plan is shown in Attachment 3.  
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After considerable engagement with residents and Warriewood Residents’ Association, the 
proposed concept has been modified and is intended to include the following 
characteristics: 

 No net loss of open space compared to rectangular lot 
 Provision of a large open grassed area to kick a ball, exercise or fly a kite 
 sheltered picnic tables/BBQs 
 perimeter paths to walk or ride a bike – the perimeter path has been pushed to the 

extents of the open space that will result in approximately 8,000m2.- This will facilitate a 
width of approximately 50m of open space.  

 a new bridge over Fern Creek connecting the southern half and northern half of the 
CLP  

 perimeter car parking 
 gateway to Escarpment Reserve as well as multi-use of fire trail connection 
 compatible landscaping 
 facilitates residential development in a more compatible location including a new 

access road to Garden Street 
 undergrounding of overhead powerlines subject to Ausgrid requirements. 

 
Land Dealing Summary 
 
The proposal involves swapping part of the land Council purchased to facilitate the park 
with other privately-owned land. The total area of future parkland will remain as large as the 
current Council land-holding (Attachment 4). As per Attachment 4, the hatched area of 
Council owned land and Australand land is proposed to be swapped. Due to requirements 
within Section 94 it is incumbent on Council to swap area for area and that no land is lost in 
this swap. The proposed landswap to be undertaken involves the following land – all of 
which excludes the creekline corridor acquisitions which will be a separate transaction but 
in parallel: 
 

 Southern part 9 Fern Creek Road (Pittwater Council) 
 Northern part 11 Fern Creek Road (Australand) 
 Northern part 12 Fern Creek Road (Australand) 
 All 13 Fern Creek Road (Australand) 

 
Comments on Final Proposed Concept Plan by Planning & Assessment  
 
The Concept Plan proposes a revised open space arrangement, with a more linear open 
space configuration on the southern side of Fern Creek. This proposal will be similar to the 
existing arrangement on the northern side of Fern Creek (within Sector 8), thereby 
achieving a more integrated and cohesive open space arrangement with the existing park. 
This arrangement will benefit both the quality of the open space and the future residential 
development, which will front onto it. The revised open space layout will also facilitate the 
improvement of the existing biodiversity connection between the Fern Creek corridor and 
Ingleside Chase Escarpment. 
 
In adopting the Warriewood Valley Strategic Review Report 2012 in June 2013, Council 
relinquished the ‘sector-based’ requirement for development within the Release Area, 
allowing the remaining undeveloped areas to be developed as separate land parcels. 
 
Although this decision enables development of the majority of properties within the Release 
Area proceeding in a timely manner, it also has the potential to hinder the development of 
certain land parcels which, due to their lot layout and the configuration of the current road 
network, need to be developed with neighbouring properties to achieve access or 
necessary setbacks from environmentally sensitive land or hazards.  
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The current lot and road layout within Sector 9 makes any future development of 11, 12 and 
13 Fern Creek Road difficult; these properties being landlocked with no frontage onto Fern 
Creek Road. Access for maintenance to these properties is currently via 9 Fern Creek 
Road through an arrangement with Council.  
 
Based on the current layout, any development of 11, 12 and 13 Fern Creek Road would be 
reliant on a legal agreement (in the form of an easement) being reached with adjoining 
landowners who have a frontage onto this road.  
 
The development potential of 11 Fern Creek Road and 13 Fern Creek Road is also limited 
not only by their lot configuration but also flooding and bushfire affectation and biodiversity 
constraints.  
 
Sector 9 is currently served by vehicular access from Garden Street, Orchard Street and 
Fern Creek Road. The existing properties at 6 and 4 Orchard Street are long narrow lots 
that currently only have road access at their southern ends, therefore making them 
awkward to develop in isolation. The revised open space arrangement and subsequent 
improved road network will also result in improved access arrangements for these 
properties (Attachment 4).  
 
The concept plan, in reconfiguring the open space provision along the creek line, will 
facilitate a better open space and development outcome for the northern part of Sector 9 by 
integrating the open space with the existing park in Sector 8 and unlocking the 
development opportunity of the remaining portion of 9 Fern Creek Road and allowing 
development to be more appropriately positioned on surrounding properties.  
 
Comments on Final Proposed Concept Plan by Reserves & Recreation 
 
The proposed southern half of the CLP will reflect the shape of the existing (Rocket Park) to 
the north.  This parkland will provide passive recreation opportunities to ride a bike, fly a 
kite or kick a ball.  The proposed concept allows for the continuation of the cycle network 
across the Valley. This cycleway has been designed on the edges of the park to ensure a 
large amount of open grassed area.  A reasonable amount of parking has also been 
provided along the southern boundary in a modified configuration to enable the width of 
parkland to be increased over the western portion.  
 
Comments on Final Proposed Concept Plan by Urban Infrastructure  
 
The extension of Fern Creek Road to the east will allow access to 2, 4 and 6 Fern Creek 
Road.  The new layout has been proposed in recent development applications and will then 
connect through to Garden Street. 
 
Comments on Final Proposed Concept Plan by Commercial Property & Projects  
 
The proposed landswap will be administered as a commercial transaction based on highest 
and best use land valuations. It is envisaged that there would be a net financial return to 
back to the S94 Plan due to the increase in sale value of Council’s existing land holding 
and the lesser purchase value of some of the land to be acquired.  
 
Comments on Final Proposed Concept Plan by Section 94 Committee 

The acquisition of 9 Fern Creek Road was funded out of Section 94 funds Council is 
obliged to provide the equivalent of this land area in any landswap proposal (net of the 
creekline corridor component).  Any and all financial gain from the landswap would also be 
put back into the Warriewood Valley S94 Plan to help fund remaining outcomes 
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4.9   Way Forward  

Due to the complex nature of the land holdings in question and the future development 
progress within Sector 9, the proposed negotiation process would include the following:  
 

 Finalisation of the new layout of the Large Local Park  
 The proposed land dealings be surveyed to assess future lot sizes and land transfers – 

to ensure that Council does not loose recreation area within the existing 1ha 
 A full valuation process in undertaken by a registered valuer to assess the proposed 

landswap and all the associated transactions 
 Negotiations to be formally started with landowners 
 Report to Council on the outcome of negotiations  

 
 

 

5.0 ATTACHMENTS / TABLED DOCUMENTS  
 

Attachment 1 – 9 Fern Creek layout (Council owned land) 
Attachment 2 – Location map showing 9 Fern Creek within Sector 9 
Attachment 3 – Proposed concept of the new linear park 
Attachment 4 – Sector 8 & 9 Open Space Masterplan 

 
 

 
6.0 SUSTAINABILITY ASSESSMENT  
 
6.1 GOVERNANCE & RISK 

 
6.1.1 Community Engagement 

As per the Council recommendation of 19 May 2014, Council’s staff have 
extensively engaged with Sector 9 land owners, the local resident group (WRA) and 
the broader community. There have been a number of meetings with WRA and 
stakeholders to reach the final concept design. 

 
6.1.2 Risk Management 

The fact that the Council owned land was purchased using Section 94 funds means 
that any changes to the current ownership and/or layout needs to be managed 
under strict probity arrangements. This is particularly important when it involves a 
direct transaction. In this regard, the level of detail and community and stakeholder 
engagement has identified the land intended to be swapped by Australand and the 
Council should provide mutually beneficial outcomes.  

 
6.2 ENVIRONMENT 

 
6.2.1 Environmental Impact 

The creekline corridors through the Warriewood Valley i.e Narrabeen Creek and 
Fern Creek generally have a 50 metre wide central corridor that contains riparian 
habitat as well as shared path connection(s). These corridors provide important 
continuous wildlife connections from the Escarpment to the Warriewood Wetlands. 
 
The Central Local Park has the Fern Creek creekline corridor as a central 
environmental feature. The northern half of this corridor has already been acquired 
and co-joins the recreational open space. The southern half of the creekline corridor 
will also be acquired and in conjunction with the proposed southern half layout 
ensures there is a broad expanse of adjoining open space that can suitably integrate 
both environmental and recreational requirements, particularly as a gateway to the 
Ingleside Chase Escarpment Reserve to the west. 
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In comparison, if the private land intended to be swapped remains there would be 
roads and housing development much closer to the creekline corridor at this 
important transitional location.  

 
6.2.2 Mitigation Measures 

The environmental impact of the proposed parkland is minimal and will generally be 
similar to the current grassed paddocks albeit better maintained.  The proposed 
perimeter pathway also provides a managed edge between the riparian plantings 
and the open grassland. It is noted that the grassland also provides habitat for 
grazing and foraging animals such as wallabies and bandicoots. In this regard it is 
important that cats and dogs be effectively managed to prevent fauna loss. 
 

6.3 SOCIAL 
 
6.3.1 Address Community Need & Aspirations  

The proposed landswap will create a better public amenity by providing a park that 
is aligned to the creek. This provides a recreational space with an open feel that is 
readily accessible and compatible with the northern half of the CLP. The alternative 
rectangular lot had the disadvantage of being somewhat hemmed in on three sides 
by surrounding medium density developments with parking around those perimeters 
as well as the likely overviewing this may cause.  
 

6.3.2 Strengthening local community 
The concept plan, in reconfiguring the open space provision along the creek line, will 
facilitate a better open space and development outcome for the northern part of 
Sector 9. This in turn with the bridge connection and other connecting pathways will 
significantly strengthen the local communities to the south, north and east adding to 
the liveability and appeal of Warriewood Valley. 

 
6.4 ECONOMIC 
 

6.4.1 Economic Development 
There is a potential economic benefit as a result of this landswap, in particular 
aligning land uses to best effect to provide important open space as well as housing 
outcomes. Unlocking Sector 9 for development is also vitally important to the local 
economy and job creation as well as providing much needed contribution to the S94 
Plan to fund remaining infrastructure provision not provided by adjoining developers 
and as identified in the Plan.    
 
The landswap will be based on a land area for land area as well as a cash 
settlement that has regard to the highest and best use potential of the lands being 
swapped / acquired.   

 
 
 
 
Report prepared by 
 
 
Paul Reid 
MANAGER, CORPORATE DEVELOPMENT & COMMERCIAL 
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ATTACHMENT 1 
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ATTACHMENT 2 
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ATTACHMENT 3 
 

  



 

Report to the Sustainable Towns and Villages Committee for the meeting to be held on 18 May 2015 Page 14 

 

ATTACHMENT 4 

 



 

17 January 2017 
Planning Proposal Local Central Park 10524 
 
 

Attachment 8- Warriewood Valley Landscape Masterplan & 
Design Guidelines (May 2016) 

Warriewood Valley Landscape Masterplan & Design Guidelines (May 2016) p 23 
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DISCLAIMER

NOTE:
The facilities and features on this plan are diagramatic only and 
the actual location will be subject to regular reviews of the Section 
94 Plan by Council, and will also be dependant on survey, site 
considerations and compliance with all relevant standards and 
requirements.

All internal Sector Road Layouts/ Landscaping/ Open Space 
(Apart from Sectors 1, 2, 10, 11 and 12) are indicative only and 
refl ect submissions by the Developers at the time of preparation of 
this Plan.

Council does not endorse or otherwise the proposals by the 
Developer in each Sector
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1.1 Generally
The Warriewood Urban Release Area Landscape Masterplan and Design Guidelines 

have been prepared to provide Pittwater Council and the development community 

with a coordinated basis upon which planning and design of streetscape, open space 

and creekline improvements can be undertaken through out staged development 

of the release area.

The design guidelines are aimed to provide minimum standards upon which site 

specifi c design development of sustainable landscape strategies can be undertaken. 

Landscape elements include:

• Setbacks of street tree planting to road corridors

• Standards for street tree planting materials and size

• Standards for open space and creekline landscape enhancement and key 

design principles

The Warriewood Valley Urban Release project is a signifi cant initiative which 

aims to establish a coordinated framework for integrated development to occur in 

the valley focusing upon the “green” corridors provided by creeklines and related 

open space and roadway links.

The Landscape Masterplan and Design Guidelines build upon the existing planning 

controls in place for the Warriewood Valley Urban Release Area including:

• Development Control Plan No.9 (1997)

• Development Control Plan No.29 (2001)

• Pittwater 21 Development Control Plan (2004)

• Warriewood Valley Section 94 Contribution Plan (2004)

• Warriewood Valley Roads Masterplan (2004)

The recommendations and principles established by the masterplan/design 

guidelines supplement the landscape controls provided in these documents and 

should be read in conjunction with them.

The development of site specifi c design solutions by development consortiums 

must take into account detailed site conditions including levels, existing vegetation, 

etc.  The solutions must integrate and respond to the requirements outlined in this 

document and the preceding planning controls identifi ed above.  Design solutions 

must also encompass the opportunities  for innovative and stimulating landscape 

design which can enhance the lifestyles of permanent and workforce residents, and 

develop a sustainable and attractive environment for the Warriewood Valley.  

1.2 Structure of the Report
This report is presented in three principal sections:

Section 2 Landscape Masterplan

 Describes the overall landscape strategies for the urban release 

area incorporating creekline corridors, open space areas (District 

Parks, Neighbourhood Parks, and Sport Fields), and road corridors 

(Avenues, Industrial Avenues, and Sector Roads).

Section 3 Streetscape Planting Guidelines

 Landscape plan and sectional guidelines for design development 

of street corridor plantings.  

Section 4 Creekline Planting Guidelines

 Landscape plan and sectional guidelines for design development 

of creek corridor landscape treatments.  Guidelines provide design 

principles which must be subject to site specifi c Hydraulic and Civil 

Engineering design.  

Section 5 District Park / Active Sportsfi eld

 Schematic plans of generic district park design and schematic of 

active sportsfi eld / detention basin.  

Section 6 Fire Trail

 Typical treatment of the Bush Trail/ Perimeter Road to the west of 

the urban release area.
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2.1 Generally
The Landscape Masterplan on the following page summaries the landscape related 

components of the Warriewood Valley Urban Release Area Planning Controls (DCP’s, 

Section 94 Plan, and Roads Masterplan).  These include:

Street Corridors Street tree planting themes to avenues, industrial 

avenues, and sector streets.  Street trees species for sector 

shareways and accessways are also identifi ed.

Creekline Corridors, Indicate the 50 m wide multi-use open space 

Open Space and reservation to the Narrabeen and Fern Creek 

Buffer Zones Corridors to incorporate pedestrian/cycleway access, 

creekline rehabilitation and bank stabilisation, weed 

removal and native revegetation, and passive use 

recreation.

Open Space and The Masterplan incorporates an indicative open 

Buffer Zones  space scheme for district and neighbourhood parks 

incorporating development conservation proposals. 

 Buffer zones as indicated represent proposed location 

of dual purpose (buffer and access link) zones adjoining 

sensitive areas or required setbacks and screening.

Service and Recreation Identify the indicative location of off road pedestrian 

and cycleway linkages, playground facilities and public 

transport nodes.

The aim of the masterplan is to provide a consolidated reference document encompassing 

all landscape related objectives and requirements of the planning controls for the urban 

release area.

pedestrian/cycle paths and street lighting.

The presence of underground services and utilities places a signifi cant constraint on the 

ability to provide meaningful street tree canopy.  Street trees of adequate scale (height 

and spread) are the fundamental strategy by which Council’s objectives of “Bushland in 

the Valley” and quality of living and working environment can be realised.

The cross sections shown on the streetscape guidelines indicate the options available for 

incorporation of street tree planting in the typical footpath reserve situation identifi ed 

by Council’s Masterplan.  

These options indicate that for Sub Arterials a consistent setback 0.55 metres from the 

property boundary is preferred.  To Avenues incorporating existing kerb and footpath 

formations and services/ utilities (eg. section of Macpherson Street)  this may require 

adjustment based on exact location of Energy Australia Ultilities.

For Collector Roads, a centred carriageway, enabling a tree alignment of 2.0 metres from 

property boundary is preferred.

Liaison will be required with Energy Australia (Avenues) and Telstra (Collector Roads) 

to ensure that tree alignments can be achieved for these corridor types.

Key Public Domain Principles outlined in the Warriewood Valley DCP which underpin 

the masterplan and design guidelines following include:

Safety Provision of safe pedestrian and cycle access through 

road corridors, creek corridors, and open space areas.

Connectivity Vehicular and pedestrian access is effi ciently managed 

through a hierarchy network of attractive and clearly 

defi ned links.

Bush in the Valley A minimum of 40% of creekline corridor area is to 

comprise native vegetation (existing and new) to 

establish interconnected fl ora and fauna corridors.  The 

corridors are to support multi-use objectives including 

pedestrian/cycle access, and passive recreation.

Recreation in the Valley Distribution of open space / parkland areas to cater for a 

variety of functions and user types including playground 

facilities and park furniture.

Streetscape guidelines have been prepared to guide those responsible for planning and 

development of the public domain in the Warriewood Valley in the implementation of 

Council’s objectives for a coordinated, functional and attractive landscape image.

A key consideration in the development of guideline has been the objective of establishing 

common themes for the layout of streetscape elements such as tree planting, shared 
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STREET CORRIDORS

LARGE TREES EUCALYPTUS ROBUSTA

 EYCALYPTUS PUNCTATA

 ANGOPHORA COSTATA

 ANGOPHORA FLORIBUNDA

SMALL TREES BACKHOUSIA MYRTIFOLIA

 LIVISTONA AUSTRALIA

 CALLITRIS RHOMBOIDEA

 CERATOPETALUM GUMMIFERUM

 BANKSIA SERRATA

 BANKSIA ERICIFOLIA

 TRISTANIA LAURINA

SHRUBS BANKSIA MARGINATA

 BANKSIA SPINULOSA

 BANKSIA OBLONGIFOLIA

 BANKSIA ROBUR

 BANKSIA COLLINIA

 BANKSIA FLAVESCENS

 LEPTOSPERMUM LAEVIGATUM

 LEPTOSPERMUM PETERSONII

 LEPTOSPERMUM CARDWELL

 LEPTOSPERMUM PINK CASCADE

 LEPTOSPERMUM SCOPARIUM

 KUNZEA AMBIGUA

 CALLISTEMON SP.

 DIANELLA SP.

 LOMANDRA SP.

 MELALEUCA SP.

 ACAERA SP.

 ANIGOZANTHUS SP.

 CORREA ALBA

 CORREA MARIONS MARVEL

 DORYANTHES EXCELSA

 GREVILLEA SERICEA

 GREVILLEA SPECIOSA

 GREVILLEA ROBUSTA.

 LAVANDULA DENTATA

 WESTRINGIA FRUTICOSA

 WESTRINGIA WYNYABBIE GEM

 WESTRINGIA ZENA

CREEKLINE CORRIDORS    NARRABEEN FERN MULLET 

(25M PRIVATE CREEKLINE BUFFER STRIP)   CREEK  CREEK CREEK 

      
CANOPY TREES SWAMP MAHOGANY EUCALYPTUS ROBUSTA  X   X 

 PORT JACKSON FIG FICUS RUBIGINOSA    X X 

 SANDERPAPER FIG FICUS CORONATA    X  

 WATER GUM TRISTANIOPSIS LAURINA    X X 

 SMOOTH BARKED APPLE ANGOPHORA COSTATA    X X 

 ROUGH BARKED APPLE ANGOPHORA FLORIBUNDA    X  

 SWAMP SHE-OAK CASUARINA GLAUCA  X   X 

 SNOW-IN-SUMMER MELALEUCA LINEARIFOLIA     X 

 SWAMP PAPERBARK MELALEUCA ERICIFOLIA  X   X 

 CABBAGE TREE PALM LIVISTONIA AUSTRALIS  X  X X 

 COAST BANKSIA BANKSIA INTEGRIFLORA  X   X 

 TURPENTINE SYNCARPIA GLOMULIFERA     X 

 SCRIBBLY GUM EUCALYPTUS PUNCTATA  X   X 

 BANGALAY EUCALYPTUS BOTRYOIDES    X X 

 LILLY PILLY ACMENA SMITHII    X  

 CHEESE TREE GLOCHIDION FERDINANDI    X X 

  SCHIZOMERIA OVATA    X  

 COACHWOOD CERATOPETALUM APETALUM    X X 

 ROUGH TREE FERN CYATHEA AUSTRALIS  X  X X 

      
      
      

UNDERSTOREY/SHRUBS ROUGH TREE FERN CYATHEA AUSTRALIS  X  X X 

 SWEET WATTLE ACACIA SUAVEOLENS  X  X X 

 HONEYSUCKLE BANKSIA BANKSIA SPINULOSA  X   X 

 COAST BANKSIA BANKSIA INTEGRIFOLIA  X   X 

 NSW CHRISTMAS BUSH CERATOPETALUM GUMMIFERUM X  X X 

 PINK SPIDER FLOWER GREVILLEA SERICEA  X   X 

 CYCAD MACROZAMIA COMMUNIS  X   X 

 RED FLOWERING PAPERBARK MELALEUCA HYPERICIFOLIA  X   X 

 BLACK WATTLE CALLICOMA SERRATIFLOLIA    X  

 GOLDEN GUINEA FLOWER HIBBERTIA SCANDENS  X  X X

NATIVE GRASS & AQUATICS GRASS TREE XANTHORRHOEA SPP  X   X 

 DOG ROSE BAUERA RUBIODES    X X 

 KANGAROO GRASS THEMEDA AUSTRALIS    X X 

 WATER VINE CISSUS HYPOGLAUCA  X  X X 

 RUSH JUNCUS SPP  X  X X 

 WATER SEDGE GAHNIA SIEBERANA  X   

 MAT RUSH LOMANDRA LONGIFOLIA  X  X X 

 WEEPING GRASS MICROLAENA STIPOIDES  X  X X  

      

RECREATION OPEN SPACES      

      

FERN CREEK DISTRICT PARK REFER CREEKLINE CORRIDOR PLANTING - FERN     

APOLLO RESERVE WETLAND REFER CREEKLINE CORRIDOR PLANTING - NARRABEEN     

SECTOR 1 N’BHOOD PARK REFER CREEKLINE CORRIDOR PLANTING - NARRABEEN     

SECTOR 8 N’BOURH’D PARK REFER CREEKLINE CORRIDOR PLANTING - FERN     

SECTOR 10 N’BOURH’D PARK REFER CREEKLINE CORRIDOR PLANTING - MULLET     

BOONDAH RD SPORTSFIELDS REFER CREEKLINE CORRIDOR PLANTING - NARRABEEN     

      

      

BUFFER PLANTINGS      

      

SECTOR ONE REFER CREEKLINE CORRIDOR PLANTING - NARRABEEN     

SECTOR THREE REFER CREEKLINE CORRIDOR PLANTING - FERN     

WARRIEWOOD WETLAND REFER CREEKLINE CORRIDOR PLANTING - MULLET     

Plant species for landscape development
CREEKLINE CORRIDORS
(CENTRAL 50M PUBLIC CORRIDOR)

AQUATIC PLANTS  ALISMA PLANTAGO-AQUATICA

(0.0 TO 0.3M WATER DEPTH) BAUMEA ARTICULATA

 BAUMEA JUNCEA

 BAUMEA RIBIGNOSA

 BOLBOSCHOENUS FLUVIATILIS

 BOLBOSCHOENUS CADWELLII

 ELEOCHARIS SPHACELATA

 PHILYDRUM LANGUINOSUM

 PHRAGMITIES AUSTRALIA

 SCHENOPLECTUS VALIDUS

 TRIGLOCHIN PROCERA

LITTORIAL PLANTS  CAREX APPRESSA

FREQUENTLY INUNDATED JUNCUS KRAUSSII

 JUNCUS USITATUS

 CYPERUS BREVIFOLIUS

 ISCAHNE GLOBOSA

 PHILYDRUM LANGUINOSUM

GRASSES INFREQUENTLY  CAREX APPRESSA

INUNDATED DIANELLA CAERULEA

 GAHNIA SIEBERANA

 ISOLEPIS NODOSA

 LOMANDRA LONGIFOLIA

 JUNCUS USITATUS

 PLUS LOCALLY NATIVE GRASSESS

SHRUBS ACACIA ELONGATA

 ACACIA LONGIFOLIA

 ACACIA SUAVEOLENS

 ACACIA IMPLEXA

 ACACIA DECURRENS

 CALLISTEMON CITRINUS

 CALLISTEMON LINEARIS

 GOODENIA PANICULATA

 LEPTOSPERMUM JUNIPERINUM

 KUNZEA AMBIGUA

 MELALEUCA ERICIFOLIA

 PULTANAEA VILLOSA

 PITTOSPORUM REVOLUTUM

TREES ACMENA SMITHII

 ANGOPHORA COSTATA (ON SAND RIDGES)

 ANGOPHORA FLORIBUNDA

 BACKHOUSIA MYRTIFOLIA

 CALLITRIS RHOMBOIDEA

 CASUARINA GLAUCA

 CERATOPETALUM GUMMIFERUM

 EUCALYPTUS ROBUSTA

 EUCALYPTUS BOTRYOIDES

 SYNCARPIA GLOMULIFERA

 LIVISTONA AUSTRALIS

 CERATOPETALUM APETALUM

 GIOCHIDION FERDINANDI
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Plan (Not to scale)

Section A-A (Not to scale) Section B-B (Not to scale)

S-1
Local Sub Arterial (B) Street

Guidelines
Location
Ponderosa Parade, MacPherson Street, 
Warriewood Road (east of MacPherson 
Street), Garden Street 
Principles
Street tree planting to be installed as 
per masterplan generally at 7-15m 
nominal centres.
All street trees to be minimum 500 
litre stock and be subject to pre-order 
of plant material.  All trees to be grown 
by recognised nursery under natspec 
growing guidelines.  
All street tree plantings to include 
hardwood timber tree guard.  
Existing trees to be retained where 
possible and only where a minimum 
root area of 4m2 can be retained at 
the tree base.  
All kerb widenings to incorporate mass 
planted areas (rather than turf) that is 
able to be hedged or easily manicured.  
Planting should be selected relative 
to sight lines required for specific 
locations.  
Street tree plantings to footpath should 
generally include underplantings of 
native grass and a strip of deco granite 
adjoining the kerb to enable opening 
of car doors.  
Garden areas to include minimum 
400mm cultivated soil (compost added) 
and mulched with 100mm hardwood 
chip.  Planting to be at a high density 
(ie. 4 per m2) and generally include 
drought tolerant native species up 
to 1m n ultimate height.  All shrub / 
groundcover planting to be minimum 
5 litre size.  
Water points to be provided to verge 
planting areas at 50-100m centres 
dependent on ultimate street layout.  
All pram or disabled access ramps to be 
in accordance with Austroad, DDA and 
Australian Standards.  
All proposed works must be liaised with 
utility authorities (via Dial Before You 
Dig) with utility location drawings kept 
on site at all times.  
Generally all plant material is to be 
endemic to the area.  Plant material 
not endemic to the area may be used 
to accent planting for nominated 
entries or features but kept to a design 
minimum.
St ree t  l igh t ing  poles  must  be 
conventional Energy Australia, i.e. 
either Decorative Style No.1 or Style 
No.2.  

R E F E R  T O  C U R R E N T 
WARRIEWOOD VALLEY ROADS 
M A S T E R  P L A N  F O R  R O A D 
RESERVE AND CARRIAGEWAY 
WIDTHS 
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S-2
Collector Street 

Guidelines
Location
Foley Street, Jubilee Avenue, Vineyard 
Street, Orchard Street, Fern Creek Road, 
Daydream Street, Boondah Road
Principles
Street tree planting to be installed as 
per masterplan generally at 7-15m 
nominal centres.
All street trees to be minimum 500 
litre stock and be subject to pre-order 
of plant material.  All trees to be grown 
by recognised nursery under natspec 
growing guidelines.  
All street tree plantings to include 
hardwood timber tree guard.  
Existing trees to be retained where 
possible and only where a minimum 
root area of 4m2 can be retained at 
the tree base.  
All kerb widenings to incorporate mass 
planted areas (rather than turf) that is 
able to be hedged or easily manicured.  
Planting should be selected relative 
to sight lines required for specific 
locations.  
Street tree plantings to footpath should 
generally include underplantings of 
native grass and a strip of deco granite 
adjoining the kerb to enable opening 
of car doors.
Garden areas to include minimum 
400mm cultivated soil (compost added) 
and mulched with 100mm hardwood 
chip.  Planting to be at a high density 
(ie. 4 per m2) and generally include 
drought tolerant native species up 
to 1m n ultimate height.  All shrub / 
groundcover planting to be minimum 
5 litre size.  
Water points to be provided to verge 
planting areas at 50-100m centres 
dependent on ultimate street layout.  
Integrate requirements for driveways 
to layout of street trees to provide 
balanced visual character.  
All pram or disabled access ramps to be 
in accordance with Austroad, DDA and 
Australian Standards.  
All proposed works must be liaised with 
utility authorities (via Dial Before You 
Dig) with utility location drawings kept 
on site at all times.  
 Generally all plant material is to be 
endemic to the area.  Plant material 
not endemic to the area may be used 
to accent planting for nominated 
entries or features but kept to a design 
minimum. 
St ree t  l igh t ing  poles  must  be 
conventional Energy Australia, i.e. 
either Decorative Style No.1 or Style 
No.2.   

Plan (Not to scale)

Section A-A (Not to scale) Section B-B (Not to scale)

R E F E R  T O  C U R R E N T 
WARRIEWOOD VALLEY ROADS 
M A S T E R  P L A N  F O R  R O A D 
RESERVE AND CARRIAGEWAY 
WIDTHS 
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S-3

Guidelines
Principles
Street tree planting to be installed as 
per masterplan generally at 7-15m 
nominal centres.
All street trees to be minimum 500 
litre stock and be subject to pre-order 
of plant material.  All trees to be grown 
by recognised nursery under natspec 
growing guidelines.  
Existing trees to be retained where 
possible and only where a minimum 
root area of 4m2 can be retained at 
the tree base.  
All street tree plantings to include 
hardwood timber tree guard.  
Street tree plantings to footpath should 
generally include underplantings of 
native grass and a strip of deco granite 
adjoining the kerb to enable opening 
of car doors.
Garden areas to include minimum 
400mm cultivated soil (compost added) 
and mulched with 100mm hardwood 
chip.  Planting to be at a high density 
(ie. 4 per m2) and generally include 
drought tolerant native species up 
to 1m n ultimate height.  All shrub / 
groundcover planting to be minimum 
5 litre size.  
Water points to be provided to verge 
planting areas at 50-100m centres 
dependent on ultimate street layout.  
Integrate requirements for driveways 
to layout of street trees to provide 
balanced visual character.  
All pram or disabled access ramps to be 
in accordance with Austroad, DDA and 
Australian Standards.  
All proposed works must be liaised with 
utility authorities (via Dial Before You 
Dig) with utility location drawings kept 
on site at all times.  
All trees planted in turf to include 
timber edges with 1.5x1.5 hardwood 
edging and tree guard.  
Generally all plant material is to be 
endemic to the area.  Plant material 
not endemic to the area may be used 
to accent planting for nominated 
entries or features but kept to a design 
minimum. 
St ree t  l igh t ing  poles  must  be 
conventional Energy Australia, i.e. 
either Decorative Style No.1 or Style 
No.2.   

Local Street 

Plan (Not to scale)

Section A-A (Not to scale)

R E F E R  T O  C U R R E N T 
WARRIEWOOD VALLEY ROADS 
M A S T E R  P L A N  F O R  R O A D 
RESERVE AND CARRIAGEWAY 
WIDTHS 
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S-4

Guidelines
Principles
Street tree planting to be installed as 
per masterplan generally at 7-15m 
nominal centres.
All street trees to be minimum 500 
litre stock and be subject to pre-order 
of plant material.  All trees to be grown 
by recognised nursery under natspec 
growing guidelines.  
Existing trees to be retained where 
possible and only where a minimum 
root area of 4m2 can be retained at 
the tree base.  
All street tree plantings to include 
hardwood timber tree guard.  
All kerb widenings to incorporate mass 
planted areas (rather than turf) that is 
able to be hedged or easily manicured.  
Planting should be selected relative 
to sight lines required for specific 
locations.  
Street tree plantings to footpath should 
generally include underplantings of 
native grass and a strip of deco granite 
adjoining the kerb to enable opening 
of car doors.
Garden areas to include minimum 
400mm cultivated soil (compost added) 
and mulched with 100mm hardwood 
chip.  Planting to be at a high density 
(ie. 4 per m2) and generally include 
drought tolerant native species up 
to 1m n ultimate height.  All shrub / 
groundcover planting to be minimum 
5 litre size.  
Water points to be provided to verge 
planting areas at 50-100m centres 
dependent on ultimate street layout.  
Integrate requirements for driveways 
to layout of street trees to provide 
balanced visual character.  
All pram or disabled access ramps to be 
in accordance with Austroad, DDA and 
Australian Standards.  
All proposed works must be liaised with 
utility authorities (via Dial Before You 
Dig) with utility location drawings kept 
on site at all times.  
Generally all plant material is to be 
endemic to the area.  Plant material 
not endemic to the area may be used 
to accent planting for nominated 
entries or features but kept to a design 
minimum. 
St ree t  l igh t ing  poles  must  be 
conventional Energy Australia, i.e. 
either Decorative Style No.1 or Style 
No.2.   

Access Street 

Plan (Not to scale)

Section A-A (Not to scale) Section B-B (Not to scale)

R E F E R  T O  C U R R E N T 
WARRIEWOOD VALLEY ROADS 
M A S T E R  P L A N  F O R  R O A D 
RESERVE AND CARRIAGEWAY 
WIDTHS 
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S-5

Guidelines
Nodal planting of specifi c canopy trees 
to identify pedestrian refuge crossing 
points.  
All street trees to be minimum 500 
litre stock and be subject to pre-order 
of plant material.  All trees to be grown 
by recognised nursery under natspec 
growing guidelines.  
All street tree plantings to include 
hardwood timber tree guard.  
Existing trees to be retained where 
possible and only where a minimum 
root area of 4m2 can be retained at 
the tree base.  
All kerb widenings to incorporate mass 
planted areas (rather than turf) that is 
able to be hedged or easily manicured.  
Planting should be selected relative 
to sight lines required for specific 
locations.  
Garden areas to include minimum 
400mm cultivated soil (compost added) 
and mulched with 100mm hardwood 
chip.  Planting to be at a high density 
(ie. 4 per m2) and generally include 
drought tolerant native species up 
to 1m n ultimate height.  All shrub / 
groundcover planting to be minimum 
5 litre size.  
Water points to be provided to verge 
planting areas at 50-100m centres 
dependent on ultimate street layout.  
All pram or disabled access ramps to be 
in accordance with Austroad, DDA and 
Australian Standards.  
All proposed works must be liaised with 
utility authorities (via Dial Before You 
Dig) with utility location drawings kept 
on site at all times.  
Generally all plant material is to be 
endemic to the area.  Plant material 
not endemic to the area may be used 
to accent planting for nominated 
entries or features but kept to a design 
minimum.   

Refuge Island 

Plan (Not to scale)

Section A-A (Not to scale)

R E F E R  T O  C U R R E N T 
WARRIEWOOD VALLEY ROADS 
M A S T E R  P L A N  F O R  R O A D 
RESERVE AND CARRIAGEWAY 
WIDTHS 
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S-6

Guidelines
Principles
Where traffic templates allow for 
softworks in the roundabout, construct 
according to the adjacent detail, ‘Typical 
Roundabout – Non Structural Soils’. 
Note all dimensions are a minimum.
Where traffic templates don’t allow 
for softworks, plant a tree in the centre 
of the roundabout using structural 
soils and permeable paving. Construct 
according to the adjacent detail, ‘Typical 
Roundabout – Structural Soils’. Note all 
dimensions are a minimum.
All kerb widenings to incorporate mass 
planted areas (rather than turf) that is 
able to be hedged or easily manicured.  
Planting should be selected relative 
to sight lines required for specific 
locations.  
Garden areas to include minimum 
400mm cultivated soil (compost added) 
and mulched with 100mm hardwood 
chip.  Planting to be at a high density 
(ie. 4 per m2) and generally include 
drought tolerant native species up 
to 1m n ultimate height.  All shrub / 
groundcover planting to be minimum 
5 litre size.  
All proposed works must be liaised with 
utility authorities (via Dial Before You 
Dig) with utility location drawings kept 
on site at all times.  
Generally all plant material is to be 
endemic to the area.  Plant material 
not endemic to the area may be used 
to accent planting for nominated 
entries or features but kept to a design 
minimum. 
Materials
PLANTS
Min pot size – Trees: 500 litre, Shrubs: 
5 litre, Groundcovers: 2.5 litre.
SOILS
Topsoil – Orgaic Garden Mix. 
Structural Soil – 40mm Structural 
Soil.

Roundabout 
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C-1

Location:
The 50 metre creekline reservation of 
Narrabeen and Fern Creek.

Principles:
50 metre creekline reservation to 
be planned and implemented as 
multi-use open space corridors to 
incorporate:

Creekline rehabilitation;
regrading and stabilistion of creek 
banks to 1:3 max grade (vegetated) 
and 1:6 max grade (at water access 
points, see C-2)

Rock armouring of waterline to 
reduce propensity for erosion. Weed 
removal and native revegetation

Recreational amenity;
P e d e s t r i a n / c y c l e  l i n k a g e s  t o 
residential areas and for district 
access.

Integrate corridors with Neighbourhood 
Park areas where possible to consolidate 
open space area, share facilities (eg. 
Playgrounds) 

Flora and Fauna Habitat;
Provide for native vegetation or 
revegetation to a minimum of 40% of 
areas as interlinked vegetation corridor 
creekline reserve.

Locate pedestrian/cycle path to form 
edge between maintained grassland 
and  na t ive  vege ta t ion .  Where 
alternate edge is required provide timber 
edge (150x50mm Band) with 1.5mtr 
width of Nepean River gravel margin 
as maintenance barrier.

Pedestrian/cycle paths to be located 
above the 20% AEP fl ood level for that 
specifi c location.

Maintained grassland areas to be 
provided with native shade tree 
planting.

P r o v i d e  w i d e n i n g s  t o  c r e e k 
waterbody where possible to slow 
wa te r  movemen t  and  p rov ide 
additional environmental feature.

Maintain adequate sightlines to 
pedestrian/cycle path  alignment to meet 
Austroads standards.

Provide seating and l i t ter  bins 
at nodal points, viewing areas and 
linkage intersections.
-Seats at litter bins at nominal 250 
metre spacing
-Signs at nominal 100 metre spacings
- Solar lights at nominal 50 metre 
spacings
-Refer to Water Management  
 Specifi cation

Creekline:  Integrated Multiuse 
Corridor

Guidelines
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C-2

Location:

Adjacent Water Quality Detention 
ponds,  and at  creek waterbody 
widenings

Principles:

Provide varied and safe access to 
creekline and waters edge at select 
locations.

Extend Pedestrian/cycleway to serve as 
access points to water.

Modulate planting to ensure views, and 
sightlines  into creekline.

Revegetate creekline margins with 
native aquatic species.  Provide 
appropriate terracing at waters edge 
to provide viable planting depths, and 
where bank gradients require.

Provide rock work in naturalistic 
horizontal  patterns protect  and 
enhance creek banks.

Do not adjoin maintained grass 
areas directly to rock armouring zones 
- minimum 2 metre native planting 
buffer required.

R e f e r  t o  D C P  N o . 2 0  f o r 
recommended creekline species for 
vegetation precincts.

Maintain Pedestrian/cycle sightlines and 
security surveillance through alignment 
of path and planting design.

Provide seating and l i t ter  bins 
at nodal points, viewing areas and 
linkage intersections.
-Seats at litter bins at nominal 250 
metre spacing
-Signs at nominal 100 metre spacings
- Solar lights at nominal 50 metre 
spacings

L i g h t s  t o  c o n f o r m  w i t h 
Category B2 for minor streets and 
cycleways.

Creekline: 
Water Access Points

Guidelines
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C-3

Location:

Adjacent remnant stands of native bush 
land vegetation, and revegetation zones 
along creeklines reservations.

Principles:

Protect stands of Swamp Mahogany 
Forest to creekline margin.

Extend Pedestrian/cycleway to serve as 
access points to water. This maybe in the 
form of boardwalks

A r r a n g e  P e d e s t r i a n / c y c l e w a y  
access  to  pass  th rough  fores t 
providing enhanced environmental 
experiences.

Incorporate raised boardwalk through 
impeded drainage zones.

E x t e n d  S w a m p  M a h o g a n y 
vegetat ion community  through 
na tu ra l  bush land  revege ta t ion 
techniques, to appropriate areas. 
Provide Bushland revegetat ion 
strategy.

Provide Environmental  Impact 
Assessment of design proposals with 
Development Application (DA).

Plant creekline margins with aquatic 
plant ing for  water  qual i ty  and 
Fauna habitiat. Provide appropriate 
terracing at waters edge for viable 
planting depths.

Provide appropriate rock terracing 
at waters edge to provide viable 
planting depths, and where bank 
gradients require.

Maintain Pedestrian/cycle sightlines 
and security surveillance through 
alignment of path and planting 
design. Modulate planting to ensure 
views, and sightlines  into creekline.

Provide seating and l i t ter  bins 
at nodal points, viewing areas and 
linkage intersections

Creekline: 
Bushland Protection

Guidelines
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C-4

Location:

The 50 metre creekline reservation of 
Narrabeen and Fern Creek generally.

Adjacent Detention ponds, stormwater 
outlets and at  creek waterbody 
widenings

Principles:

50 metre creekline reservation to 
be planned and implemented as 
multi-use open space corridors to 
incorporate  water  management 
features:

Locate rock plunge weir to widened 
waterbody zones, where gradient 
allows.

Rock work to be natural sandstone, 
placed and arranged in naturalistic 
p a t t e r n s .  Wa t e r  m a n a g e m e n t 
features such as weirs, stormwater outlets 
armouring to creekbed and creekbank 
should also meet water management 
and engineering specifi cations.

Incorporate raised boardwalk through 
impeded drainage zones.

Plant creekline margins with aquatic 
planting for water quality and Fauna 
habitiat. 

Provide appropriate rock terracing 
at waters edge to provide viable 
planting depths, and where bank 
gradients require.

Do not adjoin maintained grass 
areas directly to rock armouring zones 
- minimum 2 metre native planting 
buffer required.

P r o v i d e  w i d e n i n g s  t o  c r e e k 
waterbody where possible to slow 
wa te r  movemen t  and  p rov ide 
additional environmental feature.

Provide seating and l i t ter  bins 
at nodal points, viewing areas and 
linkage intersections.
-Seats at litter bins at nominal 250 
metre spacing
-Signs at nominal 100 metre spacings
- Solar lights at nominal 50 metre 
spacings

Creekline:  Typical
Landscape Treatment

Guidelines

Outlet to be setback, from the 
waterway, a minimum of 13 
multiplied  by the diameter of the 
outlet pipe. e.g. 200mm pipe is 
setback 2.6 metres from the toe of 
the creek bed. 

Create densely planted sedge area 
in front of outlet.
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P-1
 Active Sportsfi eld

Guidelines
Typical Infrastructure:
• Earthworks (incl re-contouring, 

levelling & sub-grade preparation) 
• Drainage (incl sub-soil drainage) 
• Water Service/Irrigation (bayonet 

fi ttings) 
• Sealed Carpark (50 spaces incl kerb/

edging, surfacing & planting bays) 
• Access/Pathways 
• Lighting (Solar [10]) 
• Turfing (incl topsoiling & laying 

turf) 
• Landscaping (incl topsoil, tree/

shrub planting, mulching, staking & 
edging) 

• Fencing (painted timber post & 
rail/log barriers) 

• Signage & Furniture (incl bench seats 
& litter bins)

DISCLAIMER

NOTE:
The facilities and features on this plan are diagramatic only and 
the actual location will be subject to regular reviews of the Section 
94 Plan by Council, and will also be dependant on survey, site 
considerations and compliance with all relevant standards and 
requirements.

All internal Sector Road Layouts/ Landscaping/ Open Space 
(Apart from Sectors 1, 2, 10, 11 and 12) are indicative only and 
refl ect submissions by the Developers at the time of preparation of 
this Plan.

Council does not endorse or otherwise the proposals by the 
Developer in each Sector
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P-2
District Park

Guidelines
Typical Infrastructure:
• Earthworks (incl re-contouring, 

levelling & sub-grade preparation) 
• Structural Work (eg retaining walls)
• Drainage (incl sub-soil drainage) 
• Water Service/Irrigation (bayonet 

fi ttings) 
• Sealed Carpark (40 spaces incl kerb/

edging, surfacing & planting bays) 
• Access: Pathways/Bikepaths
• Lighting
• Turfing (incl topsoiling & laying 

turf) 
• Landscaping (incl topsoil, tree/

shrub planting, mulching, staking & 
edging) 

• Fencing (painted timber post & 
rail/log barriers) 

• Shelter (including electric BBQs/
tables and seating)

• Public Amenities
• Signage & Furniture (incl bench 

seats, picnic tables & litter bins)
• Children’s Playground Equipment & 

Furniture (including surfacing)
• Shade Structure (over playground)

LAWN

PEDESTRIAN/CYCLE PATH

PROPOSED NATIVE SHRUB 
PLANTING

EXISTING TREE 

CONTOUR LINE

PERGOLA

SANDSTONE FLAGGING

PROPOSED NATIVE TREE & 
SHRUB PLANTING

SANDSTONE BOULDERS

SHADE STRUCTURE

SEATS

SAND SOFTFALL

DECOMPOSED GRANITE

MASTER PLAN  510SKO1A  1:500

SPACE NET PLAYGROUND

LEGEND

CREEK LINE IMAGES

BRIDGE

FEATURE TREES

1

Creekline Rehabilitation
Fifty (50) metre reservation incorporating creek line rehabilitation 
and native bush regeneration. Reservation also features a 
pedestrian/cycle path and pocket recreational lawn areas. 

4

2

Carpark
Provide additional car parking for visitors to the district park.

3
Playground
The playground features a gigantic rope and net structure with 
multiple combinations that creates play opportunities for a large 
number of children of all ages at the same time.

5

4

Central Promenade
The grand promenade runs through the park bridging both sides 
across the creek and is defi ned by an avenue of feature specimen 
trees and sculptural rocks. 

3

5
Stage 2
One Hectare allocated on the southern side of the creek for future 
development of the park.

2

6

6

Entry Feature
The main entrance to the park features sculptural sandstone 
boulders and specimen tree planting. This area leads through to the 
central promenade and also functions as a meeting point. 

1

NOTES

SECTION A      1:250

Planting Scheme
An overall planting scheme has been developed for the park that 
aims to create a number of spaces, which provide opportunities for 
both large and small group gatherings, smaller  ‘parklets’ for quiet 
relaxation and larger areas for informal recreation and play.

A planting scheme has been created for each of the different main 
elements of the park; the streetscape, creek line corridor, buffer 
plantings and the main recreational area. Plant species for these 
areas is predominately native.  
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P-3
Proposed Active

Sportsfi eld

ACTIVE SPORTSFIELD

PROGRESS 
PARK

Proposed Mini
Fields

HARDCOURT
AREA

32565 sq.m.

11060 sq.m.

9540 sq.m. 1000 sq.m.
SPORTSFIELD
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F-1

Location:

Foot of Warriewood Escarpment 
e x t e n d i n g  a l o n g  t h e  w e s t e r n 
boundary of Sectors 5,6,8,9 and 10

Principles:

Provide fire trail or perimeter road 
facility as appropriate to relevant 
sectors.

Fire trail to comprise 4.0mtr width 
re in forced  concre te  pavement 
suitable for fi re vehicle access (min 
175mm slab)

Maintain total 8mtr width corridor 
to fire trail free of tree vegetation. 
Provide maintenance margins;

1.0mtr Nepean river pebble
1.0mtr Native grassing
 
Fall path surface one way to natural 
drainage direction.

Provide perimeter road in lieu of fi re 
trail where residential allotments adjoin 
bushland.

Fire Trail:  
Narrabeen Escarpment

Guidelines

������ ����������������������

1 Metre width 
native grassing 
zone maintain 
shrub free

Native grassing zone to 
edge of roadway, maintain 
shrub free

4 Metre width 
concrete pavement

1 Metre width maintenance 
strip 40mmgrade Nepean 
River Peeble margin

SECTION AA - TYPICAL FIRE TRAIL THROUGH BUSH
Scale 1:200

SECTION BB - TYPICAL PERIMETER ROAD
Scale 1:200

4 1 111

Flush concrete kerb to 
enable free drainage 
from pavement

6 22

No overhangs

4 Metre width concrete fire access path 
structural design to be suitable for fire 
vehicle access (175mm reinforced 
concrete)
Refer to section 1 for maintenance 
requirements

Provide concrete culvert crossing to 
creeks, to Pittwater Council Engineers' 
requirements

6 Metre width perimeter access roadway

Refer to section 1 for maintenance 
requirements

PLAN - FIRE TRAIL TREATMENTS TO NARRABEEN ESCARPMENT
Scale 1:500

A

A

A

A

Removable bollards to
limit normal access to
pedestrians and cyclists
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C12.1 Warriewood Valley Open Space - Southern Component of 
Central Local Park (Sector 9)

Meeting: Sustainable Towns and Villages Committee Date: 19 March 2016

COMMUNITY STRATEGIC PLAN STRATEGY:
 Recreational Management
 Corporate Management Strategy

COMMUNITY STRATEGIC PLAN OBJECTIVE:
 To develop, manage and maintain recreational facilities to best practice standards in a cost 

effective and sustainable manner
 To provide the community with a broad range of quality natural and built assets in a 

sustainable manner to meet the needs of current and future generations

DELIVERY PROGRAM ACTION:
 To provide planning, design, investigation and enhancement of recreational facilities 
 Continue to implement Council’s suite of developer contributions plans 

1.0 EXECUTIVE SUMMARY

1.1 BACKGROUND 
1.1.1 In 2008 Council resolved to purchase 9 Fern Creek Road to facilitate the delivery of 

the southern half of the Central Local Park in Warriewood Valley (commonly 
referred to as Fern Creek Park). 9 Fern Creek Road is within Sector 9 of the 
Warriewood Valley Release Area. The parcel is rectangular in shape and 
approximately 1.15 hectares in area and adjoins Fern Creek. The property is directly 
south of the northern portion of the Central Local Park which was delivered several 
years ago through the development of Sector 8.

1.1.2 At the time 9 Fern Creek Road was purchased the form and layout of development 
in Sector 9 was still uncertain and as such Council resolved that the land remain 
classified as Operational Land under the Local Government Act 1993 to retain some 
flexibility around the future development of the sector.

1.1.3 In 2013, Australand (now known as Frasers Property), the owner of adjoining land 
parcels 11, 12 and 13 Fern Creek Road, put a formal land swap proposal to Council 
which would facilitate the development of its land holdings as well as achieve 
Council’s preferred open space layout for the sector. This proposal involved 
swapping generally the northern portions of its three properties for the southern 
portion of Council’s property (refer to Attachment 2).

1.1.4 Between May 2014 and May 2015 significant consultation occurred with the 
adjoining landowners and the Warriewood Residents Association (WRA) to examine 
Frasers’ proposal as well as other potential options for the southern portion of the 
Central Local Park. 

1.1.5 A revised concept plan with a larger area provided for the park was endorsed a by 
Council for the land swap on 18 May 2015 when it authorised the General Manager 
to commence negotiations with Frasers (refer to Figure 1 and Figure 2).
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1.1.6 This revised concept included an additional 1,800 square metres for the park area 
(not including creek line corridor) and an increase in the width of the park in 
comparison to the original Frasers proposal by moving the roadway further from the 
creek line corridor.

1.2 OUTCOME OF NEGOTIATIONS
1.2.1 Following Council’s decision of 18 May 2015, Council and Frasers have negotiated 

to finalise the terms of the land swap agreement. 

1.2.2 In October 2015 the respective General Managers of Frasers and Council signed a 
Memorandum of Understanding addressing the key aspects of the transaction. 

1.2.3 Both parties have received independent valuation advice and have negotiated and 
reached an agreement on an appropriate cash adjustment based on the proposed 
land transfers. The monetary gain as a result of the land swap is required to be 
reinvested into the Section 94 fund to implement the plan endorsed by Council and 
assist with delivering the remaining infrastructure and services required by the 
Release Area. 

1.2.4 In terms of the area of land to be transferred between the parties, the land swap will 
involve:

 Approximately 5,374 square metres of Council land being transferred to 
Frasers, and

 Approximately 11,826 square metres of land, made up of 5,984 square 
metres of land for public reserve and 5,842 metres of land for creek line 
corridor, being transferred to Council.

1.2.5 The proposed land swap will mean:

 Council will be able to deliver a park approximately 600 square metres larger 
than could be achieved on the current lot – approximately 9,900 square 
metres (excluding creek line corridor land). 9 Fern Creek Road in its current 
configuration is approximately 9,300 square metres (excluding creek line 
corridor land).

 Frasers delivering important infrastructure which is critical to unlocking 
development opportunities for the northern half of Sector 9, including:

o the extension of Fern Creek Road and the construction of a new east-
west road connecting Fern Creek Road with the eastern half of Sector 
9. 

o the section of stormwater infrastructure within the Fern Creek Road 
extension.

 The capacity to underground the high voltage power lines that currently run 
along the boundary of 9 and 12 Fern Creek Road, with the costs agreed to 
be shared between Council and Frasers. Note negotiations are currently 
underway with other landholders.  

1.2.6 Following agreement on the key terms of the proposed transaction, Council and 
Frasers have worked to finalise a Deed of Agreement which stipulates the details of 
how the land swap transaction will occur. This document once signed will be legally 
binding on the parties. The deed represents the final agreed position of Council staff 
and Frasers (refer to Attachment 5). Attached to the deed is the agreed land swap 
plan referred to as Annexure A.

1.3 NEXT STEPS
1.3.1 In order for the land swap to occur an amendment to Pittwater Local Environmental 

Plan 2014 and development application will be required. 
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1.3.2 Council’s Commercial Property and Projects Business Unit will engage an 
independent planning consultant to prepare and lodge these applications on 
Council’s behalf. To mitigate potential probity issues, an independent planning 
consultant will also be engaged to assess these applications on behalf of Council’s 
Planning and Assessment Business Unit. 

1.3.2 The transfer of land and funds will take place at the completion of these steps. It is 
estimated that it could take up to 9 to 12 months for these aspects of the transaction 
to be completed. 

2.0 RECOMMENDATION

1. That Council note:
a. The comprehensive community engagement that has occurred in relation to 

this matter
b. The terms of the Memorandum of Understanding
c. The independent valuation advice
d. The terms of the Deed of Agreement
e. That the cash adjustment from the proposed land transfers will be reinvested 

into the Section 94 fund to implement the plan as endorsed by Council.
f. The findings of the probity report prepared by Procure Group (Attachment 6).

2. That Council endorse the proposed terms of the land swap and authorise the 
General Manager to sign the deed of agreement for the land swap (Attachment 5).

3. That Council support the progression of the land swap agreement, comprising:
a. Preparation and lodgement of a Planning Proposal to amend Pittwater LEP 

2014 to reallocate dwelling yield and rezone the future park to a recreation 
zone as outlined in the Deed of Agreement,

b. Preparation and lodgement of a development application to 
subdivide/consolidate the existing land parcels to enable the transfer of land 
to occur.

4. That a future report be brought to Council at the completion of the transaction.

5. That Council endorse the concept masterplan for the southern component of the 
Central Local Park (Figure 2) to enable it to be progressed following the land swap.

3.0 BACKGROUND

3.1 PURPOSE
In accordance with Council’s resolution of 18 May 2015, the purpose of this report is to:

 Inform Council of the outcomes of the negotiations with Frasers Property 
(Frasers).

 Outline the key terms of the Memorandum of Understanding.
 Inform Council of the valuation advice received and the financial adjustment 

agreed between the parties.
 Outline the key terms of the Deed of Agreement. 
 Present the probity advisor’s audit report on the negotiations.
 Outline the next steps to finalise the land swap agreement. 
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3.2 BACKGROUND
3.2.1 Open Space Requirements in Warriewood Valley

To ensure that the wider Pittwater community is not burdened as a result of the 
development of the Warriewood Valley Release Area, the Warriewood Valley 
Section 94 Contributions Plan (Section 94 Plan) has been prepared to enable 
Council to impose as a condition of development consent a requirement to make a 
contribution toward the provision of public infrastructure and services. 

In relation to open space and recreation facilities, the Section 94 Plan identifies a 
demand for a total of 18.7 hectares of open space and recreation facilities for both 
passive and active use to service the forecast population of Warriewood Valley. The 
Section 94 Plan identifies that within Sectors 8 and 9 of the Release Area, either 
side of Fern Creek, approximately 2.1 hectares (exclusive of creek line corridor 
land) of passive open space land will be delivered. This open space area is referred 
to as the Warriewood Central Local Park. 

As outlined in previous reports to Council, it is Council’s intention that the Central 
Local Park be generally linear in shape, with a central bulge either side of Fern 
Creek, connected by a pedestrian/cyclist bridge, providing for passive recreation 
opportunities. 

The northern portion of the Central Local Park was delivered several years ago as 
part of the development of Sector 8 by Australand. The northern half of the park 
includes a playground component, a large open grassed area, picnic facilities 
including barbeques, a public amenities facility and associated car parking. 

The southern portion of the Central Local Park is still to be delivered. Council’s 
intention is that the southern portion of the park mirrors the shape of the northern 
half of the park. 

3.2.2 Purchase of 9 Fern Creek Road
In 2008 an opportunity arose to acquire a parcel of land within Sector 9. The 
property, 9 Fern Creek Road, is rectangular in shape and approximately 1.15 
hectares in area and adjoins Fern Creek and is directly south of the northern portion 
of the Central Local Park. At the time, the parcel of land was considered to be the 
most appropriate available land in Sector 9 for open space purposes. 

On 21 April 2008 Council resolved to purchase 9 Fern Creek Road to facilitate the 
delivery of the remaining half of the park. The Council resolved that the land remain 
classified as Operational Land under the Local Government Act 1993 upon 
acquisition to retain some flexibility around the future development of Sector 9.

3.2.3 Land swap proposal and Council resolution of 19 May 2014 
Unlike Sector 8, the development of Sector 9 has not been progressed via a sector 
approach. In recognition of the protracted and unsuccessful attempts by landowners 
to rezone the sector for residential development, Council initiated the rezoning of 
the sector, allowing individual land parcels within the sector to develop 
independently. 

Frasers own three parcels of land at the northern end of Sector 9, adjoining Fern 
Creek – 11, 12 and 13 Fern Creek Road (refer to Attachment 1). Although zoned 
for residential development the parcels are land locked and, as such, in order to be 
developed would need to establish legal access.

In 2013, Australand (now known as Frasers Property and to avoid confusion 
referred to as Frasers Property from this point in the report), the owner of adjoining 
land parcels 11, 12 and 13 Fern Creek Road, put a formal land swap proposal to 
Council to facilitate both the development of their land holdings as well as Council’s 
preferred open space layout for the sector (refer to Attachment 2). 
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On 19 May 2014 this initial proposal was put forward to Council for consideration. 
Council resolved as follows:

“1. That Council give in principle support for the development of a large local park in 
Sector 9 of Warriewood Valley.

2. That the General Manager enter into discussions with surrounding land owners with 
a view to achieving an understanding of the possibilities within that area.

3. That Lot 5 // DP 736961 be valued at its highest and best use.

4. That at the conclusion of discussions, and before reaching a final agreement, the 
General Manager is to report back to Council.

5. That in parallel to the General Manager’s negotiations that community consultation 
is undertaken with residents of Warriewood Valley and any other interested parties 
with regard to a large local park.”

3.2.4 Updated and larger land swap proposal following community consultation 
Following this meeting extensive consultation occurred with the surrounding land 
owners and the Warriewood Residents Association. This consultation included:

 Mail out to every resident and land owner in Warriewood Valley advising of 
the preliminary land swap proposal.

 Notification on Council’s website and in Manly Daily.
 Public meeting held on 17 October 2014.
 Discussions with owners of 11, 12 and 13 Fern Creek Road (Australand), 4 

Fern Creek Road (private owner), 5 Fern Creek Road (private owner), 2 Fern 
Creek Road (ABAX Contracting) and 1 Fern Creek Road (Dragon Eye 
Properties).

 Numerous meetings with Warriewood Residents Association to discuss land 
swap proposal was well as the group’s alternate proposal

Following considerable consultation and negotiation with the adjoining land owners 
and community, the land swap as initially proposed by Frasers was modified to 
increase the width of the open space component to maximise the recreational utility 
of the future park and ensure that there is no net loss of public open space.

A revised concept plan with a larger area provided for the park was endorsed a by 
Council for the land swap on 18 May 2015 when it authorised the General Manager 
to commence negotiations with Frasers (refer to Figure 1 and Figure 2).

This revised concept included an additional 1,800 square metres for the park area 
(not including creek line corridor) and an increase in the width of the park in 
comparison to the original Frasers proposal by moving the roadway further from the 
creek line corridor.

The consultation provided an opportunity to analyse Frasers’ initial proposal, 
consider all other alternatives and incorporate pertinent issues into a revised park 
layout. Through this consultation it was confirmed that in the context of Council’s 
limited resources and the other competing infrastructure priorities in the Valley, the 
land swap proposal, as modified, remains the preferred outcome for the sector.

On 18 May 2015 a concept plan for the proposal was put forward to Council for 
endorsement for the purpose of progressing negotiations with Frasers on the other 
aspects of the agreement. Council’s resolution is as follows:

“1. That the Concept Layout Plan for the Central Local Park, in particular the southern 
half located within Sector 9 be endorsed as an indicative plan only and the General 
Manager be authorised to enter into negotiations with Australand, the owner of the 
adjoining lands to progress this outcome.

2. That the transaction be captured by a Memorandum of Understanding between the 
parties and be based on the following:
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 The valuation of the lands to be swapped being based on highest and best 
use.

 A financial adjustment to be made noting the difference in land valuations.
 The undergrounding of the overhead power where practical as per Ausgrid 

requirements.
 That undergrounded stormwater management along the drainage easement 

be included.
 The direct provision of full width road infrastructure (excluding parking bays 

on the reserve side) by Australand.
 The land being swapped to be rezoned to be consistent with the intended 

future land use. In this regard:
I. the part of the land owned by Council currently zoned residential 

with no dwelling yield would be rezoned to residential with a 
potential yield of 32 dwellings per developable hectare;

II. the part of the land owned by Australand currently zoned for 
residential would be rezoned to recreational and the adjoining land 
not being swapped provided a pro-rata development potential where 
this is already a lower fixed yield.

 That the landswap area be calculated from the edge of the riparian zone (at 
25m).

3. The creekline corridor acquisition is completed as a separate financial transaction as 
per the S94 Plan prior to the landswap to establish net areas of land involved.

4. An area for area swap of land so that the net open space compared to the current 
rectangle is not reduced.

5. That an updated valuation be obtained from an independent Valuer to ascertain the 
likely land values of the various parcels involved in the overall transaction.

6. That a probity advisor be appointed to oversee and report on this transaction.

7. That a report be brought back to Council detailing the negotiation, the Memorandum 
of Understanding and the financial aspects of the transaction.”

A copy of the concept plan endorsed by Council on 18 May 2015 is attached to 
report (refer to Attachment 3).

3.3 POLICY IMPLICATIONS
The proposed land swap has implications for layout of the southern portion of the Central 
Local Park but also the future roads within the sector. The land swap proposal therefore 
has implications for the layout of developments at the northern end of the sector and, in 
turn, the assessment of development applications against Pittwater 21 Development 
Control Plan (DCP). 

Due to the ongoing uncertainty around the shape of the southern portion of the Central 
Local Park and the location of the future east-west road within the sector a number of 
developments within Sector 9 have been unable to be progressed beyond a certain point. It 
is now critical that the park and road layout for the sector be confirmed to enable the 
development of the sector to proceed. 

3.4 RELATED LEGISLATION 

Environmental Planning and Assessment Act 1979 

Environmental Planning and Assessment Regulation 2000 

Local Government Act 1993 

Pittwater Local Environmental Plan 2014
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3.5 FINANCIAL ISSUES
3.5.1 Budget

As agreed and outlined in the deed, the majority of costs associated with the land 
swap agreement are to be shared equally between the parties.

The monetary gain as a result of the land swap is required to be reinvested into the 
Section 94 fund to assist with delivering the remaining infrastructure and services 
required by the Release Area as endorsed by Council.

3.5.1 Resources Implications
As stated above, the monetary gain as a result of the land swap is required to be 
reinvested into the Section 94 fund to assist with delivering the remaining 
infrastructure and services required by the Release Area as endorsed by Council. 

4.0 KEY ISSUES
4.1 SUMMARY OF NEGOTIATIONS

Following Council’s decision of 18 May 2015, Council and Frasers have negotiated to 
finalise the terms of the land swap agreement. 

4.1.1 Key amendments to land swap agreement
Following Council’s meeting of 18 May 2015, discussions commenced with Frasers 
to confirm the area of land to be swapped as part of the agreement. Based on 
Council’s endorsed concept plan, a detailed land swap plan was prepared 
identifying the areas of land to swapped and retained by the parties. This Plan 
ultimately formed Annexure A to the Memorandum of Understanding (MOU) that 
was later negotiated and agreed to by the parties. 

The key differences between the land swap plan originally proposed by Frasers in 
2013/14 (Attachment 2) and the land swap plan now agreed to between the parties 
are as follows:

 The park area is increased by over 1,800 square metres (not including creek 
line corridor land) and the development area has been reduced.

 The width of the park has been increased along its length – at the narrowest 
point the width of the park has been increased by approximately 17 metres 
(not including creek line corridor land) and at its widest point the park has 
been increased by approximately 8 metres (not including creek line corridor 
land).

4.1.2 Memorandum of Understanding 
Once the land swap areas were agreed to, Council and Frasers worked to finalise a 
MOU which would guide the further work that needed to be done to finalise the 
agreement. The MOU was not intended to be legally binding, but rather address the 
main issues related to the transaction and identify the terms of a future deed of 
agreement, which would be binding on the parties once signed. 

In October 2015 the respective General Manager of Frasers and Council signed a 
MOU addressing the following matters:
 Area of land to be swapped,
 Creek line corridor dedication and offset,
 Undergrounding of high voltage power lines,
 Road and stormwater construction,
 Necessary amendments to Pittwater LEP 2014,
 Development application to subdivide/consolidate existing lots,
 Costs,
 Probity advisor.

A copy of the agreed MOU is attached to this report (Attachment 4).
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4.1.3 Deed of Agreement
Since October 2015 Council and Frasers have worked to finalise a Deed of 
Agreement which stipulates the details of how the land swap transaction will occur. 
This document once signed will be legally binding on the parties. 

During this time a surveyor was also engaged by Council to review the land swap 
proposal and confirm the areas of the land that would be swapped and retain by the 
parties.

The Deed of Agreement is attached to this report (refer to Attachment 5). This 
deed represents the final agreed position of Council staff and Frasers. Attached to 
the deed is the agreed land swap plan referred to as Annexure A. The figures in this 
plan as based on the figures provided by Council’s surveyor.

The key terms of the deed are discussed in detail at section 4.2 of this report. 

4.2 KEY TERMS OF DEED
4.2.1 Area of land to be swapped 

Figure 1 identifies the area of land to be swapped between Council and Frasers as 
well as the area of land that will be retained by each party. Figure 1 should be read 
in conjunction with Table 1, which specifies the exact area of land proposed to be 
swapped and retained by the parties. In summary, the two indicate that under the 
proposal: 

 Approximately 5,374 square metres of Council land being transferred to 
Frasers, and

 Approximately 11,826 square metres of land, made up of 5,984 square 
metres of land for public reserve and 5,842 metres of land for creek line 
corridor, being transferred to Council.

 At its narrowest point, the park will be 25 metres wide (not including the 
creek line corridor). Combined with the creek line corridor, the park will be 50 
metres wide at its narrowest point.

 At its widest point, the park will be 51 metres wide (not including the creek 
line corridor land). Combined with the creek line corridor, the park will be 76 
metres wide at its widest point.

 At the centre of the park, at the point where the two halves of the park will be 
joined by a bridge, the Central Local Park will be approximately 175 metres 
wide and approximately 280 metres long. 

Table 2 details the land use areas proposed under the land swap agreement. In 
summary, Table 2 indicates that under the proposal:

 The public park (excluding creek line corridor land) will be approximately 
9,900 square metres.

 Combined, the public park and creek line corridor will total approximately 
18,000 square metres.

 The developable land, including the public road, will total approximately 
12,600 square metres. 

Compared to 9 Fern Creek Road in its current configuration which is approximately 
9,300 square metres (excluding creek line corridor land), the proposed park will be 
increased by over 600 square metres – approximately 9,900 square metres 
(excluding creek line corridor land).

Based on this proposal, Council staff have developed a concept masterplan for the 
southern component of the Central Local Park (refer to Figure 2). It is intended that 
the southern half of the Central Local Park will complement the northern half. As 
indicated on Figure 2, the intention is to provide a large grassed area with a 
perimeter shared path, picnic shelters, barbeques, car parking and landscaping. 
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The two halves of the park will be connected by a bridge and paths wide enough for 
pedestrians and cyclists.

The embellishment of the park will be funded through the Section 94 Plan, and 
therefore the timing of these works will be subject to the availability of funds.

In addition, Frasers will fund a number of infrastructure improvements as described 
in section 4.2.4 below.  

Table 1: Summary of land proposed to be swapped and retained by land owners

Legal 
Description Address Land 

owner
Land to be swapped 
(m2)

Land to be retained 
(m2)

Total 
(m2)

5/736961 9 Fern Creek 
Road

Pittwater 
Council 5,374.3 

6,215.8 
(3898.8 exclusive of 
creek line land)

11,590.1

11/1092788 11 Fern 
Creek Road

Frasers 
Property

5,801.4 
(3161.4 exclusive of 
creek line corridor land)

3,174 8,975.4

12/1092788 12 Fern 
Creek Road

Frasers 
Property

3,917.8 
(2408.8 exclusive of 
creek line corridor land)

4,075.8 7,993.6

13/1092788 13 Fern 
Creek Road

Frasers 
Property

2,106.3 
(413.3 exclusive of 
creek line corridor land)

0 2,106.3

Pittwater Council Total 5,374.3 
6,215.8 
(3898.8 exclusive of 
creek line land)

11,590.1

Frasers Property Total 
11,825.5
 (5986.5 exclusive of 
creek line corridor land) 

7,249.8 19,075.3

Total (m2) 17199.8 13465.6 30,665.4

Table 2: Summary of proposed land use areas

Legal Description 5/736961 11/1092788 12/1092788 13/1092788

Address 9 Fern Creek 
Road

11 Fern Creek 
Road

12 Fern Creek 
Road

13 Fern Creek 
Road

Land owner Pittwater 
Council

Frasers 
Property

Frasers 
Property

Frasers 
Property

Total 
(m2)

Creek line corridor 
land (m2)

2,317 2,640 1,509 1,693 8,159

Public park (m2) 3,898.8 3,161.4 2,408.8 413.3 9,882.3

Public road (m2) 1,847.3 789.5 675.3 0 3,312.1

Development land 
(m2) 3,527 2,384.5 3,400.5 0 9,312

Total (m2) 11,590.1 8,975.4 7,993.6 2,106.3 30,665.4
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Figure 1: Proposed areas to be swapped and retained by land owners
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Figure 2: Concept Masterplan for Central Local Park

4.2.2 Creek line corridor transfer
The Warriewood Valley Section 94 Contributions Plan identifies sections of creek 
line land within the catchment to be acquired and reconstructed in order to manage 
stormwater runoff and flooding issues generated by the development within the 
Release Area. The creek land within 11, 12 and 13 Fern Creek Road currently 
owned by Frasers is also proposed to be transferred to Council as part of the land 

swap agreement in order to facilitate the integrated development of the southern 
portion of the Central Local Park.

The creek line corridor transfer will be undertaken in accordance with the Section 94 
Plan and be based on the current rates outlined in the Plan.

4.2.3 Valuation advice and financial adjustment
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Both parties have received independent valuation advice and have negotiated and 
reached an agreement on an appropriate cash adjustment based on the proposed 
land transfers.

Refer to the corresponding Confidential Report in the Council Agenda. 

4.2.4 Infrastructure provision
In relation to the provision of infrastructure, the parties have agreed:

 Frasers will fund and construct both the extension of Fern Creek Road and 
the construction of a new east-west road connecting Fern Creek Road with 
the eastern half of Sector 9.

 Frasers will fund and construct the section of stormwater infrastructure that is 
required to be located within the Fern Creek Road extension.

 Council will fund and construct the section of stormwater infrastructure 
between Fern Creek Road (as constructed by Frasers) and Fern Creek.

 The cost of undergrounding the high voltage power lines that current run 
along the parties’ common boundary at 9 and 12 Fern Creek Road will be 
shared equally. This work will be undertaken by a third party contractor, likely 
in conjunction with the undergrounding of the other sections of high voltage 
wires within the sector. Note negotiations are currently underway with other 
landholders.  

The details related to these arrangements will be captured in a Planning Agreement 
that will accompany the future development application (this is discussed in further 
detail at section 4.4.3).

4.3 PROBITY AUDIT OF NEGOTIATIONS
Given their previous involvement in several key projects related to the Warriewood Valley 
Release Area, Procure Group was engaged to oversee the land swap negotiations. 

The tasks undertaken by Procure Group have included:

 Overseeing negotiations and where required providing probity advice and 
services in regard to the negotiations.

 Attendance at all meetings between Frasers and Council officers where it 
could be deemed that Council has a potential conflict of interest.

 Undertaking of a probity audit at the conclusion of the negotiations and 
preparation of a probity report summarising the management of probity 
matters.

The report prepared by Procure Group is attached to report (refer to Attachment 6). 
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4.4 NEXT STEPS
4.4.1 Deed of Agreement

If supported by Council, the General Manager and the relevant executive/s from 
Frasers will sign the Deed of Agreement which will establish the legal framework 
and the risk and obligations of each party to enable the transaction to be completed.

4.4.2 Planning Proposal
As outlined in the MOU and the deed, a Planning Proposal will be required to 
reallocate dwelling yields to the reconfigured land parcels, amend the maximum 
building height permitted and rezone the proposed park to a recreation zone.

In regard to the reallocation of dwelling yields:

 The part of land owned by Council and proposed to be transferred to Frasers 
will be allocated a dwelling yield based on a density of 32 dwelling per 
hectare.

 The part of the land currently and to be retained by Frasers will be allocated 
a pro-rata yield based on the current density, which varies from between 10 
and 32 dwelling per hectare.

Council’s Commercial Property and Projects Business Unit will engage an 
independent planning consultant to prepare and lodge the Planning Proposal on 
Council's behalf. To mitigate potential probity issues, an independent planning 
consultant will also be engaged to assess the Planning Proposal on behalf of 
Council’s Planning and Assessment Business Unit

A future report will be brought to Council after the lodgement and assessment of the 
Planning Proposal. 

4.4.3 Development Application
Also outlined in the MOU and deed is the need for a future development application 
to subdivide and consolidate the parcels of land to allow the relevant parcels of land 
to be transferred between the parties. 

As outlined above at section 4.2.4, a Planning Agreement is required to be entered 
into by the parties to capture the infrastructure works that will be undertaken by 
Frasers as part of this transaction. The draft Planning Agreement will be lodged and 
exhibited with the development application. Once agreed to by Council, the 
obligations of the Planning Agreement will carry to the title of each new parcel of 
land created.

Again, Council’s Commercial Property and Projects Business Unit will engage an 
independent planning consultant to prepare and lodge this application and a 
separate planning consultant will be engaged assess the application.

4.4.4 Settlement 
The transfer of land and funds will take place following:

 Notification of LEP amendment by Department of Planning and Environment,
 Approval of development application by Council,
 Entering into of the Planning Agreement, and
 Registration of the Planning Agreement on title.

It is estimated that it could take up to 9 to 12 months for these aspects of the 
transaction to be completed. 
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5.0 ATTACHMENTS / TABLED DOCUMENTS 
Attachment 1 – Aerial image of Sector 9

Attachment 2 – Original land swap proposal – Reported to Council 19 May 2014

Attachment 3 – Concept Plan – Endorsed by Council 18 May 2015

Attachment 4 – Signed Memorandum of Understanding

Attachment 5 – Deed of Agreement

Attachment 6 – Probity Report by Procure Group

6.0 SUSTAINABILITY ASSESSMENT 

6.1 GOVERNANCE & RISK

6.1.1 Community Engagement
As per the Council recommendation of 19 May 2014, Council staff have extensively 
engaged with Sector 9 land owners, the local resident group (Warriewood Residents 
Association) and the broader community. The land swap proposal was amended to 
respond to the concerns raised by the stakeholders during this consultation. 

6.1.2 Risk Management
Strict probity protocols have been put in place throughout the negotiations to 
manage these risks. Council intends to continue to engage a probity advisor to 
oversee the completion of the transaction, in particular the assessment of the 
Planning Proposal and development application. 

6.2 ENVIRONMENT

6.2.1 Environmental Impact
The creek line corridors through the Warriewood Valley generally have a 50 metre 
wide central corridor that contains riparian habitat as well as shared path 
connections. These corridors provide important continuous wildlife connections from 
the escarpment to the Warriewood Wetlands.

The Central Local Park is dissected by Fern Creek as a central environmental 
feature. The northern half of this corridor has already been acquired and co-joins the 
recreational open space. The southern half of the creekline corridor will be acquired 
through this transaction and with adjoin the recreation space within the southern half 
of the park. This will ensure there is a broad expanse of adjoining open space that 
can suitably integrate both environmental and recreational requirements, providing a 
gateway to the escarpment to the west

6.2.2 Mitigation Measures
The environmental impact of the proposed recreational area is minimal and will 
generally be similar to the impact of the current grassed paddocks, albeit better 
maintained. The proposed perimeter pathway also provides a managed edge 
between the riparian plantings and the recreational area. The riparian corridor will 
provide an important connection to the escarpment, providing habitat for aquatic 
and terrestrial species. In this regard it will be important that cats and dogs of the 
adjoining residential development are effectively managed to prevent fauna loss.
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6.3 SOCIAL

6.3.1 Address Community Need & Aspirations 
The land swap proposal, in reconfiguring the open space provision along the creek 
line, will facilitate a better open space and development outcome for the northern 
part of Sector 9 by integrating the open space with the existing park in Sector 8 and 
unlocking the development opportunity of the remaining portion of 9 Fern Creek 
Road and allowing development to be more appropriately positioned on surrounding 
properties. The proposal will result in a similar open space layout to the existing 
arrangement on the northern side of Fern Creek (within Sector 8), thereby achieving 
a more integrated and cohesive open space arrangement with the existing park.

6.3.2 Strengthening local community

The land swap proposal, in reconfiguring the open space provision along the creek 
line, will facilitate a better open space and development outcome for the northern 
part of Sector 9. In conjunction with the bridge connection and other pathways, the 
proposal will significantly strengthen the local communities to the south, north and 
east adding to the liveability and appeal of Warriewood Valley.

6.4 ECONOMIC

6.4.1 Economic Development
The land swap, in reconfiguring the open space provision along the creek line, will 
facilitate a better open space and development outcome for the northern part of 
Sector 9 by integrating the open space with the existing park in Sector 8 and 
unlocking the development opportunities within Sector 9. Unlocking the 
development opportunities in Sector 9 is vitally important to ensuring the timely 
delivery of infrastructure under the Section 94 Plan. 

The monetary gain as a result of the land swap is required to be reinvested into the 
Section 94 fund to assist with delivering the remaining infrastructure and services 
required by the Release Area. These could be utilised specifically to achieve other 
identified open space outcomes, in particular the potential acquisition of land in the 
Southern Buffer for future playing fields.

Report prepared by
Tija Stagni, Local Infrastructure Coordinator 

Arianna Henty
MANAGER, COMMERCIAL PROPERTY & PROJECTS
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