
Hi Carly, 

Can you please circulate this email to the NBLPP members prior to tomorrow’s meeting as I propose to address 
them on these points. 

Attention: Northern Beaches Local Planning Panel

I am the Town Planning Consultant engaged by the proponent for the above application.

Having reviewed the assessment report, draft conditions of consent and further objections submitted in relation 
to the use of the existing right of carriageway I make the following submissions for your consideration.

Intensification of use of the ROW     

A number of submissions have raised concern in relation to a perceived intensification of use of the existing 
ROW.

We note that prior to the development of No. 1 – 5 Collaroy Street that the only vehicular access to the subject 
properties was through a large open carparking area located on No. 1 - 5 Collaroy Street as depicted in the 
photos below.  
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This access arrangement was formalised when Council granted consent to the development at No. 1 – 5 



Collaroy Street and legal rights of carriageway (ROW) created in favour of both the subject properties.    

I note that this ROW provides the only legal vehicular access to the site noting that Pittwater Road is an RMS 
controlled arterial road from which access is unavailable.

I note that there are currently 8 car parking spaces at the rear of the subject properties servicing the existing 
premises. 

I also note that in terms of the existing approved uses on these sites that such use includes a 200 seat 
restaurant approved on 18th December 1995 (DA95/617) on No. 1129 Pittwater Road. A copy of this consent is 
attached. This consent was taken up and is current.

In terms of the intensity of use on the site I consider the proposed 23 room boarding house with 2 x ground 
floor offices to be less intense in terms of site population that than a 200 seat restaurant on No. 1129 Pittwater 
Road and an additional retail premises on 1131 Pittwater Road. 

In terms of traffic/ vehicular movement intensity, whilst the proposal provides 20 off street parking spaces to 
replace the 8 currently available on the site that the frequency of turnover of these spaces must be considered.

Section 5 The Traffic Impact Assessment prepared by Urbis (the Urbis report) in support of the current 
application states as the RMS guide does not provide trip rates for boarding houses that the traffic generation 
potential of the boarding house component of the proposed development has been assumed to be similar to 
that of a high density residential flat building. Although this traffic generation rate was adopted, it is my opinion 
that given the affordable housing nature of the proposed boarding house that occupants are more likely to 
utilise the immediately adjacent Collaroy Beach B line bus stop compared to occupants of high density 
residential flat buildings. As such, I consider the adopted traffic generation rates to be conservative.

The Urbis report identifies 10 total trips in the AM peak hour, 9 total trips in the PM peak hour and a total of 60 
daily trips generated by the proposed development. This equates to 5 vehicle trips per hour (1 trip per 12 
minutes) across a 12 hour period of between say 7am and 7pm which is considered minimal.

When such traffic generation is compared to the traffic generation and much higher car parking turnover 
associated with a 200 seat restaurant on No. 1129 Pittwater Road, and the additional existing retail premises on 
1131 Pittwater Road, I am of the opinion that the proposal does not represent an intensification of use along 
the right-of-way as suggested by a number of objectors.

In any event, as the application does not propose any physical works to the adjoining property, or the ROW 
located on the adjoining property, any residual concern in regards to the use of the ROW is a civil matter 
between the parties benefited and burdened by the existing ROW.

Draft conditions of consent  

No objection is raised to the deferred commencement condition as drafted. 

Draft Condition 63 should be amended to reflect the required boarding room carparking rate of 0.5 spaces per 
room or 11.5 (rounded up to 12) spaces as follows:

Boarding house Requirements 

The following are on going requirements for the boarding house: 

l There are to be no more than 23 boarding rooms (without further consent). 
l The boarding rooms are to have no more than 2 boarders per room.



l Car parking is to be allocated as follows: 1 space for the boarding house manager, 12 spaces for 
the boarding house occupants and 7 spaces for the office premises. Reason: To ensure compliance 
with the requirements of SEPP ARH and provide other appropriate controls for the boarding house.

I trust that the panel will take this submission to consideration in their determination of the application.

Regards



 



 

 



 


