NSW Police Force

www.police.nsw.gov.au

Carly Sawyer
Senior Administration Officer
Northern Beaches Council
Civic Centre, 725 Pittwater Road, Dee Why
NSW
191 October 2018

Dear Carly,

RE: DA 2018/1574
Our ref: D/2018/859490

Address: 23 Fisher Rd, Dee Why

Proposal: Mixed development — mixed use, residential apartments and commercial
premises.

Applicant: Mecone

Owner:

Proposed Development
The proposal involves demolition works and construction of a mixed development comprising

residential apartments, commercial premises, residential use of a heritage listed building,
carparking landscaping and subdivision.

TRAFFIC & VEHICULAR ACCESS

Statement of Environmental Effects Report - section 4.2.2

Police note that the general accessway proposed stipulates that ingress and egress would be
via a newly constructed driveway within the roundabout at Fisher Road and Mcintosh Road.

As identified in the original Traffic Impact Assessment included conducted in 2011 for the
original Development Application DA 2011/1274 (report Appendix C), the potential use of the
Fisher Road/Mclntosh Road roundabout was explored.

This roundabout is part of a major tributary to Pittwater road for traffic from Cromer,
Narraweena, Beacon Hill and beyond with a large Primary School with a student population
of close to 1000 students only 300 metres away.

As a result, the roundabout is exceptionally busy during peak hours. During the AM and PM
peak there are often lengthy queues for south/east bound traffic on to Pittwater Road.

Not only would traffic to/from the development add to the traffic queues on Fisher Road,
vehicles exiting the site could experience considerable delays causing frustration which often
leads to reckless driving and road rage incidents.



Police hold serious concerns in relation to increased likelihood of motor vehicle accidents and
incidents. There are already frequent ‘near misses’ with vehicles merging from Mclntosh Road
and Fisher Road (o the north).

Police would recommend that the main vehicular ingress/egress to the proposed residential
complex be to/from Civic Parade as per the original plans. Civic Parade is significantly less
busy at peak times and throughout the day.

Existing driveways on Fisher Road (particularly the northern ingress/egress are far more
suitable for vehicular access than the one proposed within the roundabout.

Traffic has increased substantially over the last 5 years in/around Dee Why Town Centre and
will continue to increase with the occupation of new residential property development such as
the new Meriton, Light House site in Howard Avenue and the Carlyle which was recently
completed in St. David Avenue.

Additionally, the proposed driveway is below the natural ground level of the proposed site
and would require substantial excavation works during construction which would seriously
impact traffic in this area during construction.

Therefore, due to safety concerns, police do not support the construction and operation of
vehicular access to the development from the Fisher Road/Mclntosh Road roundabout.

inp Jelovic

Traffic Supervisor
Nafthern Beaches Police Area Command
19 October 2018
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10 October 2018

The Minister for Police & Emergency
Senices

Cnr Fisher Road & St David Avenue
DEE WHY NSW 2099

Dear Sir/Madam
NOTICE OF PROPOSED DEVELOPMENT

Application No. DA2018/1574
Address: 23 Fisher Road DEE WHY
Description: Demolition works construction of a mixed development

comprising residential apartments commercial premises
residential use of a heritage listed building carparking
landscaping and subdivision

Submissions Close: 3 November 2018

We are writing to advise that we have received a Dewvelopment Application as outlined above.
Northern Beaches Council will assess the application; however the Department of Planning
(Sydney North Planning Panel) is the consent authority and will determine the application. The
applicant is Hamptons By Rose Pty Ltd.

It is Council's practice to notify adjoining property owners and residents when Dewelopment
Applications are received. This provides an opportunity for owners and residents to identify
issues of concern in relation to the proposed dewvelopment for Council’s consideration.

You may view plans, associated documents and follow the progress of a Development
Application on Council's website: www.northernbeaches.nsw.govau > Planning and
Dewelopment > Building and Renovations > Application Search.

If you would like to make a submission the best way to do so is online, via Application Search.
Alternatively, you may email council@northermbeaches.nsw.gov.au or write a letter marked to
the attention of Dewvelopment Assessment and clearly identify the application number, the
address of the property on which the dewvelopment is proposed and the reasons for your
concerns. They must be lodged by the Submissions Close date.

Council will acknowledge receipt of all submissions. Any objections received will be addressed
in the report prepared by Council as part of the assessment process. All persons who make a
submission will be advised of the outcome of this Development Application.

Please read the important information contained on the back of this letter. For any enquiries up
until 22 October 2018 please contact Rebecca Englund, Principal Planner. For enquiries after
22 October please contact Adam Mitchell, Principal Planner on 1300 434 434.

Yours faithfully

Carly Sawyer
Senior Administration Officer

t 1300434 434 Dee Why Office Mono Vale Office danly Of fice
e council@northernbeaches.nsw.gov.au ]
northernbeaches.nsw.gov.au

PO Box 1336 Dee Why

ABN 57 284 295 198



From: no_reply@northernbeaches.nsw.gov.au
To: birdlroc@police.nsw.gov.au, yatellor@police.nsw.gov.au

Date: Friday, October 05, 2018 01:16PM
Subject: Request for Services Progress - DA2018/1574

5 October 2018

Dear Sir/Madam

Request for Comments on Application for NSW Police Local Command (CPTED)
Development Application No. DA2018/1574

Description: Demolition works construction of a mixed development comprising residential
apartments commercial premises residential use of a heritage listed building carparking
landscaping and subdivision

Address: 23 Fisher Road DEE WHY

Council requires referral comments on the above application.

To access the documentation please go to:

https://eservices1.warringah.nsw.gov.au/ePlanning/live/Public/XC.Track/SearchApplication.aspx?
id=1567630

You can open each document by selecting the documents tab and clicking on the title or the icon next to it.
You can download these by saving the files to your computer. If you experience any difficulty try right-
clicking and selecting ‘save link as’ for each document,

Your referral response comments would be greatly appreciated within 21 days of the date of this letter.

Enquiries regarding this Development Application may be made to Adam Mitchell on 1300 434 434 Monday
to Friday between 8.30am to 5.00pm or anytime at council@northernbeaches.nsw.gov.au.

Yours faithfully,

Adown W kel

https://ssoapps.police.nsw.gov.au/dommp07v/mail/43234.nsf/(%24Inbox)/E35DFF77... 08/10/2018
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5. Access

5.1 Fisher Street Bus Stop

A bus stop is situated on the eastern side of Fisher Road. Future access to the development would be via the
existing access point to the north of the Fisher Road/McIntosh Road roundabout, with the existing access
point between St David Avenue/ Lewis Street and McIntosh Road no longer required. Therefore the bus stop
would continue to function as it does currently.

5.2  Fisher Road/Mclintosh Road Roundabout

The potential use of the Fisher Road/ Mclntosh Road roundabout has been considered. The adjacent Fisher
Road/Mclntosh roundabout is below the natural ground level of the site at its western boundary through a
cutting to one side. A new vehicle access point from the existing roundabout would require substantial
excavation works to establish an appropriate entry/exit grades for access, as well as to allow adequate sight
lines. Such excavation works would result in significant landscape modification to the site and would likely
require modification to the ground level across the site to resolve height differences and allow suitable
grades across the site. Such substantial landscape modification is not preferred, given the existence of
prominent heritage items within the site. Such extensive modification is also likely to result in a future built
form and landscape character which is inconsistent with the surrounding area.

Figure 5.1 shows the existing roundabout configuration. There is a considerable grade difference between
the roadway level and ground level within the site boundary. To allow access into the site from the
roundabout, through the creation of a western leg, substantial engineering works would be required to
ensure adequate sight distance was provided.

The adjacent Fisher Road/McIntosh roundabout is below the natural ground level of the site at its western
boundary through a cutting to one side. A new vehicle access point from the existing roundabout would
require substantial excavation works to establish an appropriate entry/exit grades for access, as well as to
allow adequate sight lines. Such excavation works would result in significant landscape modification to the
site and would likely require modification to the ground level across the site to resolve height differences and
allow suitable grades across the site. Such substantial landscape modification is not preferred, given the
existence of prominent heritage items within the site. Such extensive modification is also likely to resultin a
future built form and landscape character which is inconsistent with the surrounding area.

Figure 5.1: McIntosh Road/Fisher Road roundabout (facing west)

JS12350 29/09/11
23 Fisher Road, Dee Why, Salvation Army Homes, Stage 1 Issuer A
Transport Impoct Assessment Page 18
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During the AM peak, the dominant flow at the Fisher Road/ McIntosh Road roundabout is southbound along
Fisher Road. Due to this, vehicles exiting the site may experience considerable delays. The installation of
traffic signals would be required to ensure adequate operation of this intersection.

Therefore, due to the safety and operational concerns, access to the site from the Fisher Road/Mclntosh
Road roundabout is not recommended.

5.3 Fire Station Access

There are currently two access points to the fire station situated on the north western corner of the
intersection of Fisher Road/ St David Avenue/ Lewis Street:

e On Fisher Road, 2 metres to the north of the intersection (emergency vehicle access only)
o On Lewis Street, 25 metres to the west of the intersection.

As described in Section 1.1, access to the site is proposed via Fisher Road 20m to the north of McIntosh Road,
with service access to Pacific Lodge via the existing access point between St David Avenue/ Lewis Street and
Mclntosh Road. Due to the distance from the fire station access points, the development would not affect
emergency vehicle access into and out of the fire station.

5.4  Fisher Road/St David Avenue Traffic Signals

Concerns have been raised by Warringah Council regarding future access for buses turning left from Fisher
Road into St David Avenue. As described in Section 1.1, a recommendation of the Dee Why Town Centre
Traffic Study includes the introduction of a right turn phase from St David Avenue into Fisher Road, in
combination with three westbound lanes.

Swept path analysis of a bus turning left from Fisher Road (north) into St David Avenue with three
westbound lanes in 5t David Avenue has been undertaken, as shown in Figure 5.2. The swept path analysis
shows the north-eastern kerb alignment needs to be modified to accommodate a bus undertaking this

movement.
JS12350 29/09/11
23 Fisher Road, Dee Why, Salvation Army Homes, Stage 1 Issue: A

Transport Impact Assessment Page 19
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Figure 5.2: Fisher Road/ St David Avenue - Bus Swept Path Analysis
(Insert figure then resize to 15 cm wide)

JS12350 29/09/11
23 Fisher Road, Dee Why, Salvation Army Homes, Stage 1 Issue: A
Transport Impact Assessment Page 20



4

Traffic Impact Assessment

6. Traffic Impact Assessment

6.1 Distribution and Assignment

GTAconsultants

The directional distribution and assignment of traffic generated by the proposed development would be

influenced by a number of factors, including:

i The configuration of the arterial road network in the immediate vicinity of the site, primarily

Pittwater Road.

ii  The existing operation of intersections providing access between the local and arterial roads such

as the intersection at Fisher Road and Pittwater Road.

i~ The surrounding employment centres, retail centres and schools in relation to the site.

iv The configuration of access points to the site.

Having consideration to the above, for the purposes of estimating vehicle movements, the following

directional distributions have been assumed:

s 5o%travelling north of the site

o 5o% travelling south of the site.

Traffic Distribution splits used in the analysis are provided below in Table 6.1and 6.2.

Table 6.1: Residential Traffic Distribution Rates

Development Peak Period Percentage

IN A

AM 20%

ouTt 80%

IN/OUT e 5

PM ®

OouT 20%

SOUTH 50%

DIRECTIONAL AM and PM
: an NORTH 50%
Table 6.2: Commercial Offices Traffic Distribution Rates

Development Peak Period Percentage
- IN 80%
out 20%

IN/OUT N .
PM %
out 80%
SOUTH 50%

DIRECTIONAL AM and PM

cno = NORTH 50%

The IN/ OUT splits for traffic generated are commonly accepted values used in the industry. The splitis

indicative of the majority of traffic leaving the site, commuting to work in the AM morning peak and

returning to the site in the PM peak.

1812350

23 Fisher Road, Dee Why, Salvation Army Homes, Stage 1

Transport Impact Assessment

29/09/11
lssue: A
Page 21



GTAconsultants
Traffic Impact Assessment

6.2 Traffic Generation

6.2.1 Design Rates

Traffic generation estimates for the proposed development have been sourced from the RTA’s Guide to
Traffic Generating Developments. The guide states the following peak hour traffic generation rates:

e Highdensity residential flat buildings in metropolitan sub-regional centres = 0.29 trips per unit

. Commercial offices = 2 trips® per 100m* GFA.

Estimates of peak hour and daily traffic volumes resulting from the proposal are set outin Table 6.3 and
Table 6.4. It has been assumed that the number of vehicles accessing Pacific Lodge would be low and would

occur outside peak periods.

Table 6.3; AM Peak Hour Traffic Generation

Distribution Rate Vehicle Movements
Land use Trip Rate Size
In Out In Out Total
Residential 0.29/ unit 96 units 0.2 0.8 6/hr 22/hr 28/hr
Office 2/100m?2 390m? 0.8 0.2 é/hr 2/hr 8/hr
Table 6.4: PM Peak Hour Traffic Generation
Distribution Rate Vehicle Movements
Land use Trip Rate Size
In Out In Out Total
Residential 0.29/ unit 96 units 0.8 0.2 22/hr é/hr 28/hr
Office 2/100m?2 390m? 0.2 0.8 2/hr 6/hr 8/hr

Table 6.3 and Table 6.4 indicate that the site could potentially generate 32 vehicle movements in a peak

hour.

Figure 6.1and 6.2 have been prepared to show the estimated marginal increase in turning movements in the
vicinity of the subject property following full site development. A 50/ 50 split between vehicles accessing the
site from the north and from the south has been assumed.

¢ Evening PM peak period

1312350 29/09/1
23 Fisher Road, Dee Why, Salvation Army Homes, Stage 1 Issue: A
Transport Impact Assessment Page 22
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Figure 6.1: AM Peak Hour Site Generated Troffic Volumes
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Figure 6.2: PM Peak Hour Site Generated Traffic Volumes
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6.3  Traffic Impact

6.3.1 Existing Road Network

The largest impact of this development would be on Fisher Road, with up to 24 additional vehicles accessing
the site from the north and 24 vehicles accessing the site from the south. These trips equate to one vehicle
every two and a half minutes travelling on Fisher Road from each direction, which is negligible.

Against existing traffic volumes in the vicinity of the site, the additional traffic generated by the proposed
development would not be expected to compromise the safety or function of the intersection of St David
Avenue/ Lewis Street and Fisher Road, Mcintosh Road/ Fisher Road roundabout or the surrounding road
network.

Moreover, the use of Fisher Road, St David Avenue, Pittwater Road and Mclntosh Road by vehicles accessing
residential uses which abut them is entirely appropriate and consistent with their functional role in the road
network.

6.3.2 Future Road Network

To assess the operation of the road network surrounding the site under the future conditions, the Paramics
model which was developed for the Dee Why Town Centre Traffic Study has been utilised. The model includes
the proposed modifications to the road network outlined in Section 1.1 and the additional traffic generated

by:

e Approved development applications (DA’s), such as the Dee Why Hotel site
e  DA'swhich were pending at the time the model was developed (including the Multiplex site)
e  Potential development sites identified in Warringah Council’s LEP.

The net traffic generation of these developments is 2,500 peak hour trips (in and out).

The Dee Why Town Centre Traffic Study identified the trips from the developments listed above as having the
greatest impact on the road network during the PM peak. Therefore the operation of the road network (with
and without the proposed development) has been assessed during the PM peak period. The results of the
Paramics simulation are shown in Table 6.5 and Table 6.6.

Table é.5: Paramics Output - Level of Service (PM Peak)

Level of Service - PM Peak
Intersection Approach Future Developments Future Developments
excluding site including site
Fisher Road (S) E E
St David Avenue (E} D D
Fisher Road/St David Ave/lewis §t  |——
Fisher Road (N} © Cc
Lewis Street (W) C C
1512350 - 29/09/11
23 Fisher Road, Dee Why, Salvation Army Homes, Stage 1 Issue: A

Transport Impact Assessment Page 25
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Table 6.4: Paramics Output - Economic Evaluation (PM Peak)

Parameter Future Developments excludil:ig Future Developments includipg

site site
Trip Time (min) 2.59 276
Distance 0.93 0.93
Speed (km/h) 21.47 20.14
Delay {min} 1.54 1.71
Stops (per km) cars 3.12 3.36
Stops {per km) light vehicles 3.10 3.35
Stops {per km) heavy vehicles 5.69 6.23

The results of the modelling indicate the additional traffic generated by proposed development has no
impact on the LOS at the Fisher Road/ St David Ave /Lewis St intersection and a negligible impact on the trip
time, speed and delay.

JS12350 29/09/11
23 Fisher Road, Dee Why, Salvation Army Homes, Stage 1 Issue: A
Transport Impact Assessment Page 26
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7. Conclusion

Based on the analysis and discussions presented within this report, the following conclusions are made:

i The proposed development consists of 6 units and a possible commercial office or civic space
within Pacific Lodge.

ii  The proposed development generates a DCP parking requirement of 145 spaces, for residents and
visitors.

iii  The proposed supply of 145 spaces is considered adequate as it is equal to the DCP requirements.

iv  The proposed parking layout is consistent with the dimensional requirements as set out in the
Warringah DCP and/or Australian/New Zealand Standard for Off Street Car Parking
(AS/NZS2890.1-2004).

v The provision of 36 bicycle parking spaces would adequately meet the demand of residents.

vi  Dueto the safety and operational concerns, access to the site from the Fisher Road/McIntosh
Road roundabout is not recommended.

vii  The proposed access arrangements for the site would operate safely and would not impact on the
operation local road network or Dee Why fire station.

viii  The site is expected to generate up to 36 vehicle movements in any peak hour.

ix  Thereis adequate capacity in the surrounding road network to cater for the traffic generated by
the proposed development.

x  Under the future conditions, including the traffic generated by the developments proposed for the
Dee Why town centre, the additional traffic generated by this proposed development has no
impact on the LOS at the Fisher Road/St David Avenue/Lewis Street intersection.

1512350 29/09/11
23 Fisher Road, Dee Why, Salvation Army Homes, Stage 1 Issue; A
Transport Impact Assessment Page 27




Sent: 28/10/2011 3:07:45 PM
Subject: DA 2011/1274 - 23 Fisher Road, Dee Why

Attachments: CAC 11M330v2 - SYD11 00112 Construction of 95 Residential Units 23
Fisher Road Dee Why.pdf;

Attention Tony Collier
Warringah Council

Dear Tony,

Please find attached RTA’s response to;

Construction of Residential Units with Commercial Facilities
23 Fisher Road, Dee Why

Application Reference
Your Ret DA 2011/1274

Our Ref 11M330 Vol 2
Acris SYD11/00112

The original has been posted to you.

Kind Regards,

Alexa Moody

Land Use Planning & Assessment | Transport Planning
Level 11, 27 - 31 Argyle Street, Parramatta

Ph: 8849 2462 (82462) F: 8849 2747 (82747)

alexa moody(@rta.nsw.gov.au

Before printing, please consider the environment. IMPORTANT NOTICE: This e-mail
and any attachment to it are intended only to be read or used by the named
addressee. It is confidential and may contain legally privileged information. No
confidentiality or privilege is waived or lost by any mistaken transmission to you. The
RTA is not responsible for any unauthorised alterations to this e-mail or attachment
to it. Views expressed in this message are those of the individual sender, and are not
necessarily the views of the RTA. If you receive this e-mail in error, please
immediately delete it from your system and notify the sender. You must not disclose,
copy or use any part of this e-mail if you are not the intended recipient.



Qur Reference: CAC | IM330v2 SYD1 /00112
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Telephone 8849 204! NSW AO?h cs)rity rafric
GOVERNMENT U

The General Manager
Warringah Council
Civic Centre

725 Pittwater Road
Dee Why NSW 2099

Attention: Tony Collier

CONSTRUCTION OF RESIDENTIAL UNITS WITH COMMERCIAL FACILITIES
23 FISHER ROAD, DEE WHY

Dear Sir/Madam,

Reference is made to Council's correspondence dated 7 October 201 | with regard to the

abovementioned development application, which was referred to the Roads and Traffic Authority
(RTA) for comment.

The RTA has reviewed the development application and provides the following comments to Council
to consider in the determination of the development application:

I. The revised traffic signal design plan showing the changes to the north eastern corner to
facilitate a bus tuming from Fisher Road onto St David Avenue are to be submitted to the
RTA for approval prior to the commencement of any road works. These plans shall be
designed to meet the RTA's requirements; details of these requirements should be obtained
from RTA's Project Services Manager, Traffic Projects Section, Parramatta on 8849 2496, The
traffic signal design plan shall be endorsed by a suitably qualified practitioner, the certified
copies of the traffic signal design plans shall be submitted to the RTA for consideration and
approval prior to the release of an Occupation Certificate by the Principle Certifying
Authority and commencement of road works.

The RTA fees for administration, plan checking, civil works inspections and project
management shall be paid by the developer prior to the commencement of works.

The developer may be required to enter into a Works Authorisation Deed (WAD) for the

abovementioned works. Please note that the Works Authorisation Deed (WAD) will need
to be executed prior to the RTA’s assessment of the detailed civil design plans,

Roads and Traffic Authority of New South Wales

LEVEL I'l,27-31 ARGYLE STREET PARRAMATTA NSW 2150
PO BOX 973 PARRAMATTA CBD NSW 2150 DX 28555
www.rta.nsw.gov.au | 13 22 13




2. The developer shall be responsible for all public utility adjustment/relocation works,
necessitated by the above work and as required by the various public utility authorities
and/or their agents.

3. The layout of the proposed car parking areas associated with the subject development
(including, driveways, grades, turn paths, sight distance requirements, aisle widths, aisle lengths,
and parking bay dimensions) should be in accordance with AS 2890. |- 2004, AS2890.6 —
2009 and AS 2890.2 — 2002 for heavy vehicle usage.

4. The minimum available headroom dlearance is to be signposted at all entrances and clearance
is to be a minimum of 2.2 metres for cars and light vans, and 2.5 metres clearance must be
provided toffrom the access point of the development to where the disabled parking
provision is located. This shall be measured to the lowest projection of the roof (fire
sprinkler, lighting, sign and ventilation), according to AS 2890.1 — 2004 and AS 28%0.6 — 2009.

5. The swept path of the longest vehicle (including garbage trucks) entering and exiting the
subject site, as well as manoeuvrability through the site, shall be in accordance with
AUSTROADS. In this regard, a plan shall be submitted to Council for approval, which shows
that the proposed development complies with this requirement.

& The required sight lines to pedestrians and/or other vehicles around the driveway are not to
be compromised by landscaping, signage, fencing or other materials. No new trees are to be
planted within the road reserve as they obstruct drivers’ sight line and intrude into the
underground utility allocation,

7. The internal aisle ways are to be marked with pavement arrows to direct traffic movements
in/ out of the site and guide traffic circulation through the car park.

8. All vehicles should to enter and exit the site in a forward direction.

2. Turning areas need to be provided within the car park and to be kept clear of any obstacles,
including parked cars, at all imes.

10. All works associated with the proposed development are to be at no cost to the RTA.

Following Council's determination of this matter, please forward a copy of the development consent
to the RTA.

Should you require any further clarification in relation to this matter, please call the contact officer
named at the top of this letter.

Yours faithfully,

O dfoblgon,

Owen Hodgson
Senior Land Use Planner
Transport Planning, Sydney Region

28 October 201 ]
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© Mecone

All Rights Reserved. No part of this document may be reproduced, fransmitted, stored in a
retrieval system, or translated info any language in any form by any means without the
written permission of Mecone.

All Rights Reserved. All methods, processes, commercial proposals and other contents
described in this document are the confidential intellectual property of Mecone and may
not be used or disclosed o any party without the written permission of Mecone.

¢) mecone 2

"TIIEEETY "1 m



Table of Contents

EXECUTIVE SUMIMIAIY ...ttt ss e s e e e nnaee e e e 7
1 INtrodUCtion ssumieisnmamsnsesissammsvisis i msa 10
1.1 Proponent and ProjeCt TEAM ... iiecceeecriireee e seesessnse s e snsaaeesaneessmses 10

1.2 BOCKGIrOUNG . .ooiireiienee e nmnnesmnes v o s s eT e s S 0o S T SN SRS i1
1.2.1  Previously Approved DA/20TT/1274 . eeeeeeceeerieeemssressesssssseseessssassasses |1

1.2.2 Draft Dee Why Town Centre Masterplan and LEP amendment ........... 11

1.2.3 Pre-DAMeeting —MaAY 2018 ..ottt est e nene 12

1.2.4 Follow up meeting with Council = August 2018 .....covoveeeveeeeceeeeeee e 14

2 NS SIS, . . oy mre ey o s, oo, 5,50 e, Sowes, 5, e, Soeeen e, 8. 15
2.1 LOCAI CONTEXT ..ot 15

2.2 SItE DESCHIPDTION ettt et e e e et a e e e e e s s etaee e 16

2.3 Regional Strategic CoONTEXT ..ot 19
2.3.1 Our Greater Sydney 2056 - North District Plan......cccovvveeievicvencicecieeneen, 19

3 THE PrOPOSAl .cuiieeieeceeeeeie e eeiee e er e eranne e s s ass e ansaeeanes 21
3.1 Development SUMMIAIY ... ereeiraeeeiasseeesnsasseesiseessseaesasseetaseanns 21

3.2 BUI FOIM ettt s e s e st caae e e s ans e s nenaas 22

3.3  Access and Parking ProVisSioNS ... iinsescesssnesisssesssnessisesnnen 24

3.4 LONASCOPING treiviiirerinrerisieriaesssessssssssesssessessssssessnsesssssesssssssssessensnsssnssssees 24
3.5 Subdivision and use of PACIfic LOAQe........ccviiieiiiiiiiiiiiciiiniiiciiciisiiaesian 25

4 Planning and Environmental Assessment ......ccceeciiiceiennne. 26
4.7 PlANNING ASSESSMENT 1ot e e rebas 26
4,11 SEPP (BASIX) 2004 wuscusisaisssisans s i itse s s s i s i ossassienavsssi, 26

41,2 SEPP No. 65— Design Quality of Residential Apartment Buildings ......... 26

4,1.3 SEPP No. 55 - Remediation of Land ... 26

4,1.4 Warringah Local Environmental Plan 20171 ..o 27

4,1.5 Draft Dee Why Town Centre LEP Amendment (2017} cccoceciieincnveencnen 31

4.1.6 Warringah Development Control Plan 2011 ..o 33

BUIIAING BUIK .ottt ettt te s et em et eme s be b et e e asaems e e e 33

Through site liNK guuassmsiminismsiaiaiiminrsmasadmmnainimssaiibmmirsms o4
Access, car parking and car parking fACilifies ... 34

LANASIP RISK sriusaimsiitiats i oms s it st s s iioa il s e s visars v iaiianass 35

¢) mecone



Retaining Unique Environmental FEATUres.........cciicee 35

4.2  Environmental ASSESSIMENT ..o 35
4.2.1 Built Form, BUIK QN SCAIE ..o smssiassssssesesssasssesss 35
422 Traffic, Parking and vehiCular QCCESS ....vvriverererieererenrcrce s 38
423 LONASCARING ...t siisssisnisvsmisiotsrmiimimiis v ibssinbarnsssiaim. 38
424 GeoteChNICOl s i s s s e s 39
42,5 Pedestrian Access and ACCESSIDNTY oot 39
4.2.6 Residential amMenity s s i s i s s s 39
A.2.7  VIBWS o ireecerenieeveriere et arae st e sae e s s seseeseses e e eeereeee el AR RS e i a 40
4,28 EUrOPREAN HEMAGE ittt s sb b s s 40
42,9  AbONGINAI HEMTOGE 1 ouiieireieiie et eeee e vt 4]
A.2.10 ConTaminOTION uussasssm s e s o e e S vy 41

4.2.11 Erosion and Sediment Control. ... 42
4212 Stormwater Management and Water Sensitive Urban Design.............. 42
4213 Demolition and Construction ImMpacts. ... 42
4.2.14 Flora and FOUNG . ssamsmsmmimniibasisaibaisinaiumaiamamnmd2
42,15 Site SUTADITITY oo 43
4,216 PUDIC INTEIEST ..vivieeeet et e b e a e aenes 43
4.2.17 SecCtion 4.15 ASSESSMENT ...cereeeeeeriencneeereseeerseeriesssessssesssssessrnesnssnsssansnnsn 44

5 CONCIUSION.... i s G s v 45

¢) mecone



Tables and Figures

FIGUIE T SUDJECT SITE ittt e e eas e bt b e e es s e emn e et sesenennsmemsenserennnen 15
Figure 2 Looking east towards POCIIC LOAQE .. eceeeteeaetsesseseeesesneeres s e e eeneeneae 17
Figure 3 Existing vehicle access O FISNEr RO ........coevicviererierierieenieressesssssssessersessssssassassaressassans 18
Figure 4 Existing rockface along St David Avenue BOUNAAIY ......c.veeevrierceeeessneiesesssensnnnes 18
Figure 5 Existing stair access to Pacific Lodge looking towards Civic Drive to the east ........ 19
Figure é Brookvale-Dee Why strategiC CeNre .. et er vt eaesens 20
FIQUIE 7 SITE LAYOUT PLAN ettt ittt s b sassae s ene s aaesssseesbesseamseebesasensas 23
Figure 8 Architectural Drawings SECTION T .. iciiiciereirseieraersesasiesassessesassessaesssnsssssessesesssserens 23
Figure 9 Architecturcl Drawings SECHON 2. ...ttt sss bbb s as e 23
Figure 10 Architectural Drawings SECHON B.....c.oi ittt sn s et en s emes e 24
Figure 11 Architectural Drawings SECTHON 4. esse s s s saessssessasessensas 24
Figure 12 Landscape CalCulation PIAN ...t ssenevaess s eeeens s seeae s eeeamsnsesennes 25
Figure 13 Pacific Lodge Plan of SUDAIVISION ....c..icviieiiieecriririeeet ettt 25
Figure 14 Height plane EXCEEAQNCTCES ... s s ia e esa e n s e s esssbas s srasnsiiins 29

Figure 15 Approved Fisher Rd elevation {(above} and proposed Fisher Road elevation with
sandstone teracing aNd [ANASCARING .oeeiiieeiees e ee et e e ae e e e e e erasessesasansnees 30

Figure 16 Approved Fisher Rd elevation (above) and proposed Fisher Road elevation with

sandstone feracing and IANASCADING ..iicviviirieieee ettt s evb et e rene e ran 31
Figure 17 Photomontage created from the north on Fisher Road .....ccooeieeeciiiiiiiiicciiiecn, 36
Figure 18 View from the west on FISher ROO ...ttt s evasnen 36
Figure 19 View looking from the south on St David AVENUE ... issvsssssinns 37

Figure 20 View from the south east on the corner of St David Avenue and Civic Parade ...37

Figure 21 Landscape ConCept PlaN i s assissisissn s assivaii 39

¢) mecone ;



Appendices

Appendix 1
Appendix 2
Appendix 3
Appendix 4
Appendix 5
Appendix 6
Appendix 7
Appendix 8
Appendix 9
Appendix 10
Appendix 11
Appendix 12
Appendix 13
Appendix 14
Appendix 15
Appendix 16
Appendix 17
Appendix 18
Appendix 19
Appendix 20
Appendix 21
Appendix 22
Appendix 23

Survey Plan

Architectural Plans

Landscape Plans

Plan of Subdivision

WLEP 2011 Compliance Assessment
WDCP 2011 Compliance Assessment
ADG Compliance Assessment
Design Verification Statement / SEPP 65 Report
Clause 4.6 Variation Statements
Pre-lodgement Meeting Minutes
Traffic and Parking Assessment
Heritage Impact Statement
Conservation Management Plan
Arboricultural Report

Contamination Report

Waste Management Pian
Erosion and Sediment Plan
Geotechnical Report

Stormwater Management Plan and Water Urbban Design
BASIX Certificate

Access Report
Aboriginal Due Diligence report

Flora and Fauna Report

¢) mecone



e Traffic and Parking Assessment
¢ Heritage Impact Statement

o Conservation Management Plan
e Arboricultural Report

e Confamination Report

e Geotechnical Report

¢ Waste Management Plan

e FErosion and Sediment Plan

¢ Geotechnical Report

e Stormwater Management Plan
e Aboriginal Due Diligence Report
e BASIX Certificate

e Access Report

e Flora and Fauna Report

e 3D Electronic Model

The estimated cost of development for the proposal is approximately $70,820,000.00
including GST.

A further summary of the proposal is provided in Table 1 below.

Table 1 Summary of Proposed Development

ltem Description |
Zoning B4- Mixed Use
Number of apartments 130 apartments I

Change of use and subdivision and change of use of Pacific Lodge to permit
subdivision residenfial

Site Area | 10,620m2

Height 4-7 storeys with a maximum height of RL 54.58.

Parking 191 car parking spaces

Gross Floor Area 13,400m2 {1.26:1 FSR)

Solar Access 928 apartments (75.38%) achieve a minimum of 2 hours fo living

rooms and private open space.
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Executive Summary

This Statement of Environmental Effects (SEE) report supports a Development Application
(DA} to Northern Beaches Council for a proposed mixed use development located at 23
Fisher Road, Dee Why (the site). The preparation of the SEE and lodgement of the
development application has been undertaken on behalf of the land owner, Hamptons By
Rose Pty Lid.

The proposal is for the construction of 130 dwellings; use of an exisling herilage ilern known
as Pacific Lodge for residential purposes; lower-ground non-residential uses at corner of St
David's Avenue and Civic Parade; and subsequent subdivision of that land. In summary the
proposal will provide the following:

s 39x1 bedroom apartments (30%)
s 70 x2 bedroom apartments (53.5%)
e 21 x3bedroom apartments {16.5%)
» Lower-ground commercial floor space at corner of St David Ave and Civic Parade
+ Residential use of ‘Pacific Lodge' and subdivision of the occupying
e 191 carspaces proposed all in the basement structure including
o 157 resident car spaces

o 34 visitor/business spaces

Vi

o

¢ Landscaping and establishment of communal open space

The proposed development has been sited and designed to suitably integrate with the
wider development of the Dee Why Civic and Town Centre. The proposal is sympathetic to
the existing and future character of the locality, providing an appropriate transition from a
mixed use strategic centre into a residential area.

This SEE describes the proposed development of the site and surrounding areain the context
of relevant planning controls and policies applicable fo the form of the development
proposed. In addition, the statement provides an assessment of those relevant heads of
consideration pursuant to section 4.15 of the Environmental Planning and Assessment Act
1979 (EPAA).

The SEE is also supported by the following reports and plans:
e Survey Plan

e Architectural Plans

s« Landscape Plans

s Plan of Subdivision

e  WLEP 2011 Compliance Assessment

e WDCP 2011 Compliance Assessment

¢ ADG Compliance Assessment

s Design Verification Statement / SEPP 65 Report
s« Clause 4.6 Variation Statements

s Pre-lodgement Meetfing Minutes

¢) mecone /

TITTEEEEERTIT "I WM



Table 1 Summary of Proposed Development

Natural Ventilation 68 apartments (66.15%) achieve natural cross ventilation

Residential Mix 39 x one bedroom

70 x two bedrooms

21 x 3 bedrooms
Landscaping Landscaping is proposed for 40% of the site area.

Deep Soil 25% of the site area of proposed works includes areas suitable
for deep soil planting.

An assessment of the proposal has been undertaken in part 4 of this SEE, supported by
additional consultant studies as per the requirements of Council. The planning and
environmental assessments found the proposal is largely consistent with the state and local
planning controls applicable to proposal and in the absence of any adverse impacts, the
development was suitable for the subject site.

it is therefore requested, that affer consideration of the information provided with this
Development Application, Council support the proposal through the provision of
development consent.
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1.1

Introduction

This Statement of Environmental Effects (SEE) has been prepared by Mecone Pty Ltd
(Mecone) on behalf of Haomptons By Rose Pty Ltd fo support development application
(DA} submitted to Northern Beaches Council) for a mixed use development at 23 Fisher
Road, Dee Why (the site).

The SEE includes an assessment of the proposed works in terms of the matters for
corsideration as listed under Section 4.15 of the Environmental Planning and Assessment
Act 1979 (EPAA) and should be read in conjunction with information annexed to this report
as outlined in the Table of Contents.

Specifically, the SEE includes the following information:
e Information relating to the site within its local and regional context;
« A description of the proposal and works the subject of the development application
e Assessment against the relevant planning controls and policies; and

e Assessment of potential environmental impacts of the proposal and identification of
measures for minimising or managing potenfial impacts.

The proposed development includes;
e Construction of mixed use development comprising of:
o 39 x1 bedroom apartments/townhouses;
o 70x2 bedroom apartments/fownhouses;
o 21 x3bedroom apartments

o 191 car spaces proposed in basement structures;

o Lower-ground level non-residential floor space at cormner of St David's Ave
and Civic Parade; and

o Use of Pacific Lodge for residential uses and subdivision of land (fit-out to be
subject to a future application}.

Mecone and the landowner have had ongoing discussions with Council relating to the
proposed development and is committed fo working collaboratively and ensuring the
proposed development provides a good urban outcome for the site, which appropriately
responds to the desired context of the existing and future area.

In accordance with the cost summary report enclosed with the development application,
the cost of development for the proposal to be $70,820,000.00.

Proponent and Project Team

This SEE has been prepared on behalf of the proponent, Hamptons By Rose Pty Lid,
accompanied by the following project team.

Table 2 Project Team

ltem Description
Urban Planning Mecone
Architectural Design Rose Architectural Design

¢) mecone 0
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1.2.1

1.2.2

Table 2 Project Team

Geotechnical Coffey Consultants

Conftamination Coffey Consultants

Traffic Consultant Colston Budd Rogers & Kafes Pty Lid

Aboriginal Heritage Niche Environment & Heritage

Photomontages Architectural Images

Access Vista Access Architects

Surveyor Veris Ltd

Heritage Tropman & Tropman Architects

Landscaping Context Landscape Design Pty Ltd

Flora and Fauna Forest Tree Services Pty Ltd
Background

Previously Approved DA/2011/1274

A Stage 1 DA for demolition works and construction of residential flat buildings with
associated car parking, landscaping and site works was supported by the then Warringah
Council and subseqguently on 15 February 2012 by the JRPP (DA2011/1274). Since this
approval was received an enhanced design has been proposed for the site. While it is
considered that the new DA is similar to what was approved under DA2011/1274, Council
did not consider it substantially the same development and therefore a new DA is required
to be submitted.

Draft Dee Why Town Centre Masterplan and LEP amendment

In August 2013 Warringah Council endorsed the Dee Why Town Centre Master Plan to
fransform Dee Why town centre into the northern beaches' premier commercial and
residential district. The Planning Proposal involved amending the Warringah LEP 2011
controls relafing o height and FSR.

The Dee Why Town Centre LEP amendment was submitted to the Department of Planning
& Environment in early 2015 and has been approved at gateway and with RPA for
implementation (determined 22 September 2016). Council subsequently resolved to place
the draft LEP and DCP confrols on exhibition, which was held from February to March 2018.
The contfrols in their draft status are considered to be 'draft Environmentfal Planning
Instruments’ and are therefore a consideration under Section 4.15 of the planning Act for
this applicafion. However, to date the new controls have not been reported back to
Council or the Department and are not gazette. Therefore the subject DA has been
submitted in accordance with the existing controls of WLEP 2011.
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1.2.3 Pre-DA Meeting - May 2018

A Pre-DA meeting was held on 3 May 2018 to discuss the proposed scheme. A list of the
items raised and the response to these items is presented in the below Table 3.

Table 3 Pre-DA Meeting Key Points Raised by Council

Council's Advice

Stage 2 DA vs New DA

Council advised that development
approved under DA/2011/1274 and
this application were substantial
enough to warrant a new
Development Application being
submitted.

Development Height

Unftil the Planning Proposal submitted
by Council for the Dee Why Town
Centre is considered ‘imminent and
certain', Council would not consider
additional height and FSR acceptable
for the site above what was previously
approved for the prior Stage 1
Development Consent.

Use of Pacific Lodge Building

Council advised they were not
supportive of the use of this building for
residential purposes and suggests that
it be restored for purposes consistent
with the CMP.

St David Ave Treatment

Council requires that consideration be
given as to the best method to protect
the existing rock features located
along St David Avenue but notes the
benefits and redlistic expectations of
being able to maintain the frontage as
is. Council considered the removal of
the rock face to be an area of primary
concern during consultation.

In the meeting discussed the
importance of the landscaped/rocky
outcrop from a heritage and urban
design perspective while the need fo
modify to improve pedestrian access
as proposed by the Applicant was also
considered.

Councll heritage, landscape and
urban design officers consider that the
landscaping is important and that
from a ‘setting’ and design
perspective and therefore a four
storey building on top of the existing

¢) mecone

Applicant Response

A new development application is being submitted for
the subject site. The subject application is a detailed
development application, rather than a ‘concept’
application.,

The subject application has been amended to be
consistent with the existing planning controls for the
subject site.

The proponent considers that the most suitable use of
Pacific Lodge is for residential purposes. It is also
suggested that the land containing Pacific Lodge be
subdivided in order to ensure its continued protection. This
is addressed further in the SEE in the relevant sections
addressing heritage ond is supported by updated
heritage advice.

The proposal has been amended fo provide a design that
generally maintains the rocky escarpment along St David
Avenue, while still managing to activate the south eastern
corner of the site through the provision of commercial
space. This outcome ensures that the unique landscaping
features of Council land on St David Avenue is retained
while also enabling the activation of commercial uses to
be provided in proximity of the civic centre.



Table 3 Pre-DA Meeting Key Points Raised by Council

landscaping is preferable to a é-storey
building that removes the rock face.

There may be opportunity to achieve
a design that retains elements of the
landscape, while also delivering an
activated ground and first floor and
pathway improvements.

Heritage

The CMP submitted with the DA will
need fo consider heritage issues
including the curtilage, landscaping
and inferiors of Pacific Lodge and
should include a Heritage Impact
Statement. This HIS must consider the
likely State listing of the library and
Civic Centre along Civic Pde.

A through-site-link, that also considers
the landscaping and curtilage of
Pacific Lodge (particularly if in private
ownership) must also be provided.

View Sharing and loss

View sharing from surrounding
residential areas is a crifical matter for
the building height and massing.
Council's Urban Designers consider
that any additional height beyond
what is currently approved may be
difficult to meet the LEC view sharing
principles.

Consideration must be given to views
from public and private properties,
particularly when travelling down
Mclintosh Road.

Traffic Engineering

The location of the proposed driveway

on Civic Parade is not supported.

The number of vehicular accesses
onto Fisher road is to be minimised.

Traffic access proposed off Fisher
Road roundabout has not been
flagged as a concern by Council's
fraffic engineer.

General notes:

¢« The driveway design and
gradients and the car park
design is fo be compliance
with AS2890.1:2004.

¢) mecone

The CMP and HIS submitted with the application address
the heritage impacts of the proposal on both Pacific
Lodge and heritage items in the adjoining civic precinct.

While a through site link was considered following the
meeting with Council, the proponent considers that it is
not suitable, as addressed in Section 4.1.5 of the SEE.

The massing of the proposal has been amended so that
it is consistent with the previous DA approved and will
adhere to the requirements established by view sharing
planning principles esfablished by the Land and
Environment Court,

posed from Civie Parads as requested by

Furthermore, the two separafe accesses provided from
Fisher Road have been designed to separate site users
and service vehicles.

More broadly, traffic and access has been assessed and
addressed in depth in the SEE and confirms compliance
with relevant DCP confrols and Australian Standards. For
further information refer to 4.1.6, 4.2.2 and Appendix 11.



Table 3 Pre-DA Meeting Key Points Raised by Council

¢ Adequate parking provision is
required in compliance with
the DCP.

Non-residential uses on ground-floor The design has been amended so that there are no
residential ground-floor uses with the exception of eight
townhouses along the site's northern boundary, which
are not accessible from the public domain.

Council officers understand in-
principle why only residential uses are
' proposed along Fisher Road and this
will be considered in a future report to A Clause 4.6 statement has been submitted providing
Council. justification to not include Ground floor commercial
across the entire site, instead limiting commercial to the
south east corner near the Civic Centre. This is provided in
Appendix 9 and discussed in 4.1 of the SEE.

1.2.4 Follow up meeting with Council — August 2018

A further informal meeting was held with Council planning staff on 10 August 2018 to discuss
the revised scheme based on Council’'s May pre-DA advice. Key areas of discussion related
to the treatment of the ground-floor dwellings in Building A; proposed use of Pacific Lodge
for residential purposes and traffic, parking and access. Lodgement requirements were also
confirmed at this meeting.
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The Site

Local Context

The subject site is located at 23 Fisher Road, Dee Why and is legally known as Lot 11 DP
577062. The site covers an area of approximately 10,620m?2 and is currently occupied by a
disused aged care and assisted living facility previously operated by the Salvation Army.

The site is undulating in nature providing a relatively steep topography owing to its location
on the spur between major hills to the west and south of Dee Why town centre basin. The
site ground level is elevated above the adjoining street level in most locations, especially
along the St David Avenue frontage, where retaining brick wall, rock faces, escarpments
and outcrops occur at varying heights.

Varying land uses of both a public and private nature are located within the vicinity of the
site as detailed further in Section 2.2. The site is located to the west of the Northern Beaches
Civic centre and is on the fringe of the Dee Why Town Centre as identified in the current LEP
confrols and the Dee Why Town Masterplan {(draft LEP) and relevant documents.
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Figure 1 Subject site
Source: SIX Maps
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2.2 Site Description

A further description of the site is provided in Table 5 below.

Table 4 Site Description

ffem
Legal Description

Total Site Area

Topography

Existing Use

Adjoining Development

¢) mecone

Description '

Lot || DP 577062

10,620m?2

The site is undulating in nature providing a relatively steep
topography owing to its location on the spur between
major hills to the west and south of Dee Why fown cenfre
basin.

The site ground level is elevated above the adjoining
street level in most locations, especially along the St David
Avenue frontage, where retaining brick walll, rock faces,
escarpments and outcrops occur and varying heights,

Photographs provided in 2.2 provide further detail in
relation to the topographical context of the site.

The site currently contains a disused Salvation Army aged
care and assisted living facility comprising several one to
two storey dwellings, which will be demolished. It also
includes a local heritage item known as Pacific Lodge,
which was previously incorporated into the Aged Care as
an administration building. This building is proposed to be
used for residential purposes and subdivided to ensure ifs
continued protection as a heritage item — with fitout
subject to a future separate application.

Pedestrian access to the site is currently provided by an
access ramp on Civic Parade and steps from Fisher Road.

Parking is provided on the site adjacent fo the western
boundary via two vehicular access points from Fisher
Road.

The remainder of the site includes natural vegetation and
landscaping. particularly in the north east corner.
North:

Various uses are located to the north including a three
storey residential flat building and a Northern Beaches
Council owned building operated by PCYC.

" East:

T T I TIN R
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Figure 3 Existing vehicle access to Fisher Road
Source: Mecone

e AR e

Avenue boundary

Figt}re 4 Existing rockface along St David
Source: Mecone
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Table 4 Site Description

Transport

¢) mecone

Civic Parade, Council carpark, Dee Why Library and
Northern Beaches Council - Dee Why Office.

South:

Beyond St David Avenue, Dee Why Police station, St
Davids Uniting Church Centre and commercial uses at 1-3
storeys in height are located. Additionally, a 9 storey
development is currently under construction on the corner
of St David Avenue and Pittwater Road.

West:

Beyond Fisher Road to the west, low rise residential area
including 1-3 storey dwellings and flat buildings are
located.

Bus services along Fisher Road (directly west of site)
providing regular services fo Manly, Frenchs Forest, and
Sydney CBD. Additional B-line bus services along Pittwater
Road (less than 100m south-east of site) providing services
to Warringah Mall, Palm Beach, and Mona Vale,

m = P
Figure 2 Looking east fowards Pacific Lodge
Source: Mecone
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23.1
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Figure 5 Existing stair access to Pacific Lodge looking towards Civic Drive to the east
Source: Mecone

Regional Strateqgic Context

Our Greater Sydney 2056 - North District Plan

The Greater Sydney Region Plan, A Metropolis of Three Cities includes the Northermn Beaches
LGA and the site within The North District Plan, which is a 20-year plan to manage growth in
Sydney's northem sub region as outlined in the Greater Sydney Regional Plan, A Metropolis
of Three Cities.

The District Plan targets an additional 3,400 additional dwellings to be provided within the
Northern Beaches LGA between 2016-2021. Addifionally, the District Plan identifies
Brookvale-Dee Why as one of eight strategic centres in the North district and describes Dee
Why as a mixed-use area which offers a vibrant local night-time economy. The District Plan
outlines that strategic cenire will be the focus of public transport investments that seeks to
deliver the 30-minute city objective.
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Figure 6 Brookvale-Dee Why stralegic centre
Source: GSC

The relevant key actions for Brookvale-Dee Why include:

e Maintain the mix of uses so that Brookvale-Dee Why continues to perform strongly as
a well-balanced, self-sustaining combined centre;

e Recognise and enhance the economic and employment opportunities along
Pittwater Road and encourage revitalization along the commercial strip;

« Promote walking, cycling and public transport to Warringah Mall, the Brookvale
industrial area, and Dee Why;

o Encourage new lifestyle and entertainment uses to activate local streets in
Brookvale-Dee Why;

The development provides 130 residential units (not including the addition of Pacific Lodge

for residential purposes), which will contribute fo the LGA target fo.deliver 3,400 additional .
Qlwelllr:@s between 2016 and 2021, New residential density in the area will benefit from close
a&eass to the town centre’ %’erwces and convenient public transport options fo nearby
locations such as the industrial area in Brookvale, Waringah Mall, and TAFE NSW Northern
Beaches. Additionally, the proposed development will support the objectives of the North
District Plan set for Brookvale Dee-Why by providing a development on the outskirts of the
Brookvale-Dee Why Strategic Centre that will provide an appropriate transition between
residential and mixed use areas and contribute to the sustainable growth of Dee Why as a
self-sustaining combined centre.
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3.2

Table 5 Summary of Proposed Development

A total of 4,250m? of the site will be landscaped (40% of

L d ]
gescelpSd areg total existing site areaq)

Deep soil area 25% of total existing site area

98 apartments (75.38%) receive a minimum of 2 hours

Solar A . , . -
olarACcess direct sunlight to living rooms and private open space.

Natural Venfilation 68 apariments (66.15%} achieve natural ventilation

Built form

This application seeks consent for a development proposal which comprises three
residential flat buildings inclusive of commercial space in the south western corner of the
site at lower-ground level. The proposal also involves the retention and subdivision of an
existing heritage building known as Pacific Lodge which is proposed to be used for
residential purposes.

The proposal has been designed to respond to the undulating nature of the subject site and
provide development which appropriately fransitions from the Dee Why town centre into
nearby residential areas. The proposal has also been designed to address the heritage
fabric of Pacific Lodge, nearby heritage items to the west and the unique rocky escarpment
provided at the southern end of the site along St. David Avenue, which is considered an
important environmental feature.

The below table provides a summary of the built form of the respective buildings which
comprise the proposal overall.

Table 6. Summary of built form

. . 1 bdm 2 bdrm 3 bdrm Total
Block Height Commercial . _ ) .
dwellings dwellings dwellings dwellings
A 7 storeys - 14 31 12 57
Town
2 storeys - 4 4 - 8
houses
B 4 storeys - 8 13 1 22
C 6 storeys 320m?2 13 22 8 43
Total 320m? 39 78 21 130

The figures below provide further details relating to the siting of the buildings proposed and
tfopography of the site.
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The Proposal

Development Summary

This application seeks consent for a development proposal which comprises three
residential flat buildings inclusive of commercial space in the south western corner of the
site at basement level. The proposal also involves the retention and subdivision of an existing
heritage building known as Pacific Lodge which is proposed to be used for residential
purposes, with fit out subject to a further detailed application.

Specifically, the development proposed the following:

39 x 1 bedroom apartments/townhouses (30%)
70 x 2 bedroom apartments/townhouses {53.5%)
21 x 3 bedroom apartments (16.5%)
Lower-ground commercial floor space at corner of $t David Ave and Civic Parade
Residential use of ‘Pacific Lodge' and subdivision of the occupying lot
191 car spaces proposed all in the basement structure including
o 157 resident car spaces
o 26 visitor car spaces
o 8 Commercial car spaces
150 bicycle parking spaces

Site landscaping

A summary of the proposed development is provided in Table 5.

Table 5 Summary of Proposed Development

[fem Description

Total Parking 191 car spaces

Gross Floor Area 13,400m?

Height 4-7 Storeys with a maximum height of RL 54.58.

Residential uses

Total of 131 dwellings including:
39 x one bedroom apartments/townhouses
70 x two bedroom apartments/tfownhouses
21 x three bedroom apartments

Use of Pacific Lodge for residential purposes (fitout to be
subject of a future application)

Non-residential uses 320m2 commercial space

¢) mecone 2
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3.4

HULDNGA > 4 BULDING C

Figure 10 Architectural Drawings Section 3
Source: Rose Architectural Design

BURDING B

Figure 11 Architectural Drawings Section 4
Source: Rose Architectural Design

Access and Parking Provisions

Two vehicular accesses are proposed from Fisher Road for the proposal with the most
northern access being utilized as a servicing route (most northern access) and the other
being the primary access to the site and car parking provided. In total 191 car parking
space are proposed. Table 7 provides a breakdown of the various parking types.

Table 7. Summary of parking

Car park type Number of spaces
Residential 157 spaces

Visitor 26 spaces
Commercial (Business/Office uses) 8 spaces

Total 191 spaces

Landscaping

A total of 4,250m2 of the site will be landscaped which equates to 40% of the total site areq,
including 2740m2 of deep soil landscaping. This is demonstrated in Figure 12 below.
Landscaping will include the retention of existing trees where possible as well as new
landscaping features on the site such as communal parkland and podium planting.

Full details of the landscaping proposed are provided in the landscaping plans in Appendix
3 of the SEE and assessed further in 4.2.3 of this SEE.
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Figure 7 Site Layout Plan
Source: Rose Architectural Design
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4.1

4.1.1

4.1.3

Planning and Environmental Assessment

Mecone has undertaken an assessment of the proposal against the relevant planning and
environmental legislation and guidelines o identify the potential environmental impacts
and proposed mifigation measures. These are discussed further below.

This section includes an assessment against the relevant heads of consideration as listed
under Section 4.15 of the Environmental Planning and Assessment Act (EP&A Act) 1979.

Planning Assessment

The applicable Regional Environmental Plans (REPs), State Environmental Planning Policies
(SEPPs), and Local Environmental Plans (LEPs) are discussed below.

SEPP (BASIX) 2004

The application is accompanied by a BASIX Report and Cerfificate, which are attached at
in Appendix 20 of this SEE. The BASIX report confirms that the proposed development will
meet the NSW government's requirements for sustainability if built in accordance with the
commitments set out in the cerfificate.

SEPP No. 65 - Design Quality of Residential Apartment Buildings

The development has considered the provisions of SEPP 65 and the associated Apartment
Design Guide (ADG) as required by the EP&A Act 19792 and the Regulation.

SEPP 65 states that a consent authority is to give consideration to the following matters in
determining a DA for a residential flat building:

e 9 design quality principles; and
o the ADG.

A Design Verification Statement and SEPP 65 Report has been prepared by Rose
Architectural Design and accompanies this DA as provided in Appendix 8. Furthermore, a
compliance assessment is provided by Mecone in Appendix 7. The Verification Statement,
SEPP 65 Report and Compliance table demonstrate that the proposal appropriately
responds to the design quality principles, ADG and SEPP 65.

SEPP No. 55 — Remediation of Land

The aim of SEPP 55 is to promote the remediation of contaminated land for the purpose of
reducing the risk of harm to human health or any other aspect of the environment. In
accordance with Section 7 of SEPP 55, a consent authority must not consent to the carrying
out of development on land unless:

(a) it has considered whether the land is contaminated, and

(b) if the land is confaminated, it is satisfied that the land is suitable in its contaminafed
state (or will be suitable, affer remediation) for the purpose for which the development
is proposed to be carried out, and

(c) if the land requires remediation to be made suitable for the purpose for which the
development is proposed to be carried out, it is satisfied that the land will be
remediated before the land is used for that purpose.
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Figure 12 Landscape Calculation Plan
Source: Rose Architectural Design

Subdivision and use of Pacific Lodge

Pacific Lodge provides a focal point of the overall development and is proposed to be
retained and subdivided to ensure its ongoing protection in the future. The plan of
subdivision is provided in Figure 13 below. in addition, this application seeks consent for
Pacific Lodge to be used for residential purposes, with fit-out subject to a future detailed
development application.

B PROP P, Il IN DR 577

.

FISHER

Figure 13 Pacific Lodge Plan of Subdivision
Source: Veris Ltd
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In order to adequately address SEPP 55, Coffey were engaged to undertake a Preliminary
Environmental Site Assessment. This included undertaking a deskiop review of relevant
historical imagery, planning certificates, relevant mapping and registers, as well as a site
visitation.

Based on the investigations undertaken, Coffey concluded that the likelihood of the land
being contaminated is generally low and the land is able to be made suitable for the
proposed use. This assessment was based on a review relevant desktop records and aerial
imagery and a site visitation. Inisolated areas of environmental concern identified during
site visitation, where potential contaminants may be encountered, recommendations were
made to complete a hazardous material survey and soil sampling prior to demolition.

As such, it is recommended that this be implemented as conditions of consent which must
be satisfied prior to the issue of a construction certificate.

Warringah Local Environmental Plan 2011

The Warringah Local Environmental Plan 2011 {WLEP2011} is the primary local planning
instrument applicable 1o the subject site. Under the WLEP 2011 the site is zoned B4 Mixed
which permits ‘residential flat buildings' and ‘commercial premises’ with consent. The
objectives of the B4 zone include:

e To provide a mixture of compatible land uses.

¢ To integrate suitable business, office, residential, retail and other development in
accessible locations so as fo maximise public fransport patronage and encourage
walking and cycling.

e TJo reinforce the role of Dee Why as the major cenire in the sub-region by the
freatment of public spaces, the scale and intensity of development, the focus of
civic acfivity and the arrangement of land uses.

o To promote building design that creates active building fronts, confributes to the life
of streefs and public spaces and creates environments that are appropriate to
human scale as well as being comfortable, interesting and safe.

e TJo promote a land use pattern that is characterised by shops, restaurants and
business premises on the ground floor and housing and offices on the upper floors of
buildings.

e To encourage site amalgamations to facilitate new development and to facilitate
the provision of car parking below ground.

The proposal will provide a development which is considered consistent with the objectives
of the B4 mixed use zone. The proposal will provide a residential mixed use development of
appropriate scale and intensity, which will encourage the use of public transport as well as
walking and cycling. In particular, the land use mix of predominantly residential uses with a
commercial component has been propose in response to the transitional nature of the site,
being located beftween low density residential zoning fo the west and the Dee Why town
centre mixed use zone fo the east. Furthermore, the proposal will provide a new
development which facilitates below ground parking.

A full assessment of the proposal against the provisions of the WLEP 2011 has been
undertaken by Mecone in the WLEP 2011 compliance table in Appendix 5. Furthermore, a
summary of the primary relevant development standards and provisions of the LEP is
provided below. While the proposal is considered to be generally consistent with the WLEP
2011, in instances where development standards have not been able to be complied with,
an application to vary the relevant standard has been made in accordance with Clause
4.6 of the LEP.
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Subdivision

The proposal involves the subdivision of the land where Pacific Lodge is located fo ensure it
is able to be protected for heritage purposes in the future. While no minimum lot size applies
to the subject land, the subdivision is not inconsistent with the objectives of subdivision
outlined in 4.1 of the WLEP 2011. A plan of subdivision is provided in Appendix 4.

Height

The WLEP 2011 permits a maximum building height of 13m on the subject site. The proposal
building envelope is not wholly compliant with this height control primarily due to the
undulating topography of the site which has resulted in minor exceedances of the height
control at the outer corners of roofs, small sections of the upper walls, and a northern facing
balcony, shown in Figure 14 below. While it is acknowledged that the proposal exceeds the
permitted height standards of the WLEP, it is considered that these exceedances will result
in a better outcome for the site for the following reasons:

e« The amount of area above the height plane is minor in scale and does not
concenfrate in any point in particular but rather is caused where there is a
significant drop in elevation. No full levels and only a very small area of habitable
floor space is outside of the height plane (balcony fronting northern boundary).
The highest point, 15.9m above natural ground level (22.3% exceedance), is
oriented towards the north and is not highly visible from the street.

e Given the staggered nature of the existing ground level, full compliance with the
height plane would require the upper level of building to be equally staggered
with inconsistent building setbacks and heights in efforts to respond to points of
steep descents across the site. The result would negatively impact on the overall
visual presentation of the development. The building envelope proposed
creates minor height exceedances as a result of presenting a coherent and
architecturally uniform development across the three buildings;

« Itis noted that the previous Stage 1 development consent granted for the site in
2012 (DA2011/1274) included a building height of up to 55.03RL. The proposed
development offers a reduced height fo what is approved (54.58RL); and

o The proposed built form will not significantly impact upon the amenity of the
adjoining neighbours with regard to privacy or solar access. In particular, the
proposed additional height will not cause any amenity impacts - such as solar
or privacy - that would contravene Council's controls.
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While it is acknowledged that the site is located in the B4 Mixed Use zone and would
generally be encouraged to provide street level acfivation through mixed uses, the
proposed development has not included this due to the site location and topography. It is
considered that this non-compliance will result in a better outcome for the site for the
following reasons:

» While zoned B4 Mixed Use, the site is located in the far corner of the Dee Why Town
Centre and opposite the R2 Low Density Residential Zone to the east and nearby to RE]
Public Recreation zone to the north. Due to the transitional nature of the site's location,
the mix of ground floor land uses on the site including residential uses to the west and
commercial space towards the fown centre to the east provides a befter infegrated
built form and land use mix fo respond to the surrounding context;

e The delivery of ground floor level non-residential uses across the entire site would be
result in tenancies which are disadvantaged and unsuccessful. The site is located on the
fringe of the Dee Why Town Centre, distanced from the main commercial and retail
activity along Pittwater Road, and located behind the Northern Beaches Council offices
and facilities. Additionally, the significantly elevated nature of the site and steep sloping
discourages passive foot tfraffic past and through the site;

o The historic use of the site has been for residential purposes, and it is nofed that the
existing development on site provides residential uses af the ground floor level;

¢ The previous Stage 1 development consent granted for the site in 2012 (DA2011/1274)
included residential flat buildings with dwellings on the ground floor level either at sireet
level or elevated by the particlly exposed basement parking. The proposed
development offers a better outcome for ground floor level plans fo what is approved
by elevating all units above ground level in a uniform designh with shared building
entrance points, and sufficient landscaping to hide any exposed blank wallls (see Figures
below).

A clause 4.6 variation is provided in Appendix 9 of this SEE which formally requests Council
apply flexibility in these particular circumstances in relation to the ground level uses of the
residential flat buildings. The report provides further details and justifications that, in the
circumstances of the case, compliance with the restriction of dwellings on ground level is
unreasonable and unnecessary.

AL

Figure 15 Approved Fisher Rd elevation (above) and proposed Fisher Road elevation with

sandsfone terracing and landscaping
Source: Rose Architectural Design
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Figure 14 Height plane exceedances
Source: Rose Architectural Design

A clause 4.6 variatfion is provided in Appendix 9 of this SEE which formally requests Council
apply flexibility in these particular circumstances in relation to the building height
development standard. The report provides further details and justifications that, in the
circumstances of the case, compliance with the height confrol is unreasonable and
unnecessary.

Heritage

The subject site is identified as o heritage item of local significance under the LEP (ltem 43
of Schedule 5) known as ‘Pacific Lodge (Salvation Army)'. Furthermore, surrounding
development such as the Dee Why Public Library, Civic Centre and civic centre
landscaping to the east are considered heritage items of state significance. Given the
heritage significance of the area both a Heritage impact Statement (HIS) and Conservation
Management Plan for Pacific Lodge have been prepared. These documents can be found
in Appendix 12 and Appendix 13 respectively. Furthermore, an assessment of the proposal
in relation to European heritage is provided further in 4.2.8 of this SEE.

Non-Residential Uses at ground floor

Clause 6.7 of the WLEP 2011 states that development consent must not be granted to a
residential flat building in Zone B4 Mixed Use with a dwelling at the ground floor level. The
proposed development includes three residential flat buildings with eight town houses in
front of Building A and a commercial component in Building C. The proposed development
will vary the Clause 6.7 control by providing the eight (8) town houses at the ground floor
level of Building A, fronting towards the northern boundary of the site with separate access
from Fisher Rd. Due to the sloping nature of the site, the finished floor level of the lowest
residential units in the remaining residential flat buildings are elevated above ground level
with main access off shared building entrances, and therefore are not considered o be on
ground level.
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4.1.5 Draft Dee Why Town Cenftre LEP Amendment (2017)

In August 2013 Warringah Council endorsed the Dee Why Town Cenfre Master Plan to
fransform Dee Why town centre into the northern beaches' premier commercial and
residential district. The following Planning Proposal to amend Warringah LEP 2011 for height
and FSR confrols in the Dee Why Town Cenire was submitted to the Department of Planning
& Environment in early 2015 and is currently approved at gateway and with RPA for
implementation (determined 22 September 2016}. Council subsequently resolved to place
the draft LEP and DCP controls on exhibition, which was held from February to March 2018.
The confrols in their draft status are considered to be ‘draft Environmental Planning
Instruments' and are therefore a consideration under Section 4.15 of the planning Act. As
seen below in Figure 2, the subject site is located within the proposed Town Centre and is
therefore anticipating new applicable confrols.

Figure 16 Approved Fisher Rd elevation (above) and proposed Fisher Road elevation with
sandstone ferracing and landscaping
Source: Rose Archifectfural Design

An assessment of the proposed development against the draft controls has been
undertaken below. In summary, the proposed development is consistent with the two key
LEP conftrols; height of buildings and floor space ratio. The proposed development proposes
alternative solutions to the design provisions relating to setbacks and awnings due to the
specific context of the site; however, the proposal is considered fo be consistent with the
objectives of these provisions as it provides improved pedestrian circulation and safety,
visual interest, and quality built form.
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Table 5 Draft Dee Why Town Cenire LEP Confrols

ltem

Height

FSR

Podium
heights

Setbacks

Description

Increase the maximum

| height of buildings by 3m,

fotaling 16m

Infroduce a maximum site
floor space ratio of 1.45:1

Amend the objectives for

development within the |

Dee Why Town Cenfre to
reflect a reduction in

podium heights in
response to increased
height.

A podium height of 2
storeys

4m setback from the kerb
where a minimum setback
of 3.6m applies.

In addition, 40% of the
length of the front property
boundary must be
setback greater than the
required setback.

¢) mecone

. boundary, the

Compliance
Complies

The draft LEP conftrols increase the

| existing height of buildings control

(Clause 4.3) from 13m to 1ém. The
proposed development is largely within
the 13m height plane with the exception
of minor exceedances due to the site
topography. Tne highest point above
natural ground levelis 15.9m. As such, the
proposed development is consistent with
the draft height confrol. The planning
proposal outlines

Complies

The proposed development results in an
FSR below 1.45:1.

Does not comply

While the terrace houses include two
storey frontages to the northern
remainder of the
development generally provides
setbacks above Level 3. The proposed
built form is considered 1o be
appropriate fo the site's topography and
responds positively to the street frontages
with adequate articulation, stepping,
and facade details. It is noted that this
requirement is directed more specifically
at  providing improved pedesirian
experience in the town centre, where this
subject site is relatively separated from
the main pedestrian circulation spaces
along Pittwater Road.

N/A.

The subject site does not have any
setback controls identified on the DCP
maps. Given the predominant residential
use proposed, generous setbacks and
buffer landscaping has been provided
along the main Fisher Road frontage. A
smaller setbackis proposed on the south-

i east corner o provide suitable activation
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Awning
requirements

Allowance for

external
ancillary plant
and roof
access

4m setback from all edges
of the podium

Continuous colonnades or
pedestrian  awnings for
any part of a building that
fronts or has edges to
public spaces or sfreets
within the Dee Why Town
Centre

External ancillary plant or
access points to reach a
maximum of 3m in height
and cover a maximum of
10% of the roof area.

for the proposed commercial use in this
location.

Does not comply

The proposed development includes
varied setback distfances across the
levels of the three buildings in order to
respond fo the corner site orientation
and natural topography.

Does not comply

Given the proposed residential uses on
site and respective setback from the
street, awnings are not provided on
building edges fronting streefs. The
communal open spaces across the site
including gathering areas, seating, and
pothways provides adequate design to
ensure comfort and shelter.

Complies.

Ancillary plan and access points meet
the requirements of this control.

4.1.6 Warringah Development Control Plan 2011

The Warringah Development Control Plan (WDCP) 2011 is the primary DCP applying fo the
site. A full assessment of the proposal against the provisions of the WDCP 2011 has been
undertaken by Mecone and is in the complionce table provided in Appendix 6.
Additionally, a summary of the key issues and primary matters relevant to the proposal are
addressed below.

Building Bulk

The proposal provides a high-quality design of appropriate bulk and scale which will not
have an adverse visual impact on surrounding land uses or road users. It is considered that
the proposal responds appropriately to the topography of the site and utilises existing
mature vegetation in the surrounds and further proposed vegetation to ensure the design
results in development which integrates suitably info the area.

The proposal avoids large areas of continuous wall planes and varies the setback of the site
throughout. Furthermore, the colours, material and treatments of the building and
landscaping are utilized to ensure the proposal is sympathetic to surrounding development,
maintains visual inferest and reduces any perceived impact relafing to the bulk of the
development.

The proposal is considered to be of an appropriate height and scale which relates to the
unique topographical site conditions of the site. Building bulk is assessed further in 4.2.1 of
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the SEE where montages are provided which demonstrate how the proposal is
appropriately designed.

Through site link

While not specifically required by the WDCP 2011, a through site link was previously
approved for the development submitted under DA/2011/1274 and Council requested that
it be explored to enable pedastrian connectivity throughout the area by Council. The
proponent explored the inclusion of a through site link, but decided against it for the
following reasons:

¢ The site and surrounding area's context do not lend themselves to pedestrians
/ walking through it to reach key local precincts. People walking along Fisher Road

will follow existing footpath and signalized intersections to reach Pittwater Road or
Council’s civic precinct;

e The site is steep and heavily vegetated, which will not naturally lend itself to being
used by surrounding pedesirians; and

o A through site link has the potential to be used at undesirable times of the day/night
and conflict with the day to day activities of residents who occupy the site.

Access, car parking and car parking facilifies

To ensure that the objectives and requirements of the WDCP in relation to access and car
parking provisions will be met a traffic and parking assessment was undertaken by Colston
Budd Rogers and Kafes Pty Ltd and located in Appendix 11 of this report.

The traffic and parking assessment provided demonstrates that the proposed site driveways
from Fisher Road are appropriate widths, to accommodate the swept paths of cars and
service vehicles, in accordance with the Australian Standard for Parking Facilities {Part 1:
Off-street car parking and Part 2: Off-street commercial vehicle facilities), AS 2890.1:2004
and AS 2890.2 — 2002. The car parks proposed are of appropriate dimensions to be in
accordance with AS2890.1:2004.

Furthermore, the provision of car parking is considered appropriate for the use of the site as
a residential flat building and limited commercial premises. The rates are provided below:

Multi-dwelling housing, Residential flat buildings, Serviced aparfments (including holiday
flats), Shop-top housing (residential component)

e -1space per | bedroom dwelling

o 1.2 spaces per 2 bedroom dwelling

o 1.5spaces per 3 bedroom dwelling

e | visitor space per 5 units or part of dwellings

e one space per40m2 business premises (excluding customer service areas), plus one
space per 16.4m2 for customer service area.

The proposed development includes 39 one bedroom, 70 two bedroom and 22 three
bedroom dweliings as well as 320m?2 of business premises. Based on one space per 40m2 for
the business uses, the development would require 190 spaces including 156 resident spaces
and 34 visitor/business spaces. As such, the proposal exceeds car parking reqguirements
stipulated by the WDCP 2011 and provides a suitable oufcome in relation to parking for the
development as 191 car parking spaces are proposed.
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4.2

4.2.1

Landslip Risk

The land is identified in an Area B Landslip Risk Map in accordance with the DCP and
therefore E10 Landslip Risk of the WDCP 2011 applies to the site.

For land identified as in Area B by the relevant mapping, the following requirements apply:

ii) For land identified as being in Area B or Area D:

A preliminary assessment of site condifions prepared in accordance with the Checklist
for Council's assessment of site conditions (see Notes] must be carried out for
development. The preliminary assessment must be prepared by a suitably qualified
geotechnical engineer/ engineering geologist and must be submitted with the DA

If the preliminary assessment defermines that a geotechnical report is required a report
must be prepared by a suitably qualified geotechnical engineer / engineering geologist
and must be submitted with the development application.

Also, if the preliminary assessment determines that a geotechnical report is required a
hydrological assessment of stormwater discharge and subsurface flow condifions,
prepared by a suitably quadlified geotechnical/ hydrological engineer, must be
submitted with the development application.

The preliminary geotechnical study located in Appendix 18 has been undertaken to support
the development application and to assess the geotechnical stability of the site for the
proposal. The geotechnical study provides that the proposal presents a low risk
development and the site is geotechnically feasible in relation fo landslip. Furthermore, the
proposal is not expected to have an adverse impact on subsurface flows or stormwater
discharge.

Based on the results of this geotechnical study, the proposed development is considered
geotechnically feasible. There should be relatively low risk to surrounding properties and
infrastructure provided that additional site investigations, design assessments and
construction monitoring normally associated with this type of development is carried out,
and good construction practice is followed.

Retaining Unique Environmental Features

Along the St David Avenue street frontage there are rock faces, escarpments and outcrops
that create a unique environmental feature within the streetscape. In accordance with Eé
of the DCP, development has been appropriately designed to address these distinctive
features through the provision of appropriate setbacks and the use of materials which will
enable the escarpment to continue to provide a unique environmental feature within the
area.

Environmental Assessment

The following section provides an assessment against the identified potential environmental
impacts and their mitigation measures.

Built Form, Bulk and Scale

The proposalis considered to respond appropriately to the context of the area and will result
in built form of an appropriate bulk and scale located on the fringe of the Dee Why Town
Centre which responds appropriately to the surrounds. The siting of the proposal has ensured
that the development appropriately responds to the context of the sife and does not
appear of a scale inconsistent with the character of the existing of future area. To assist in
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ensuring the built form, bulk and scale of the proposal was suitable in character perspective
visuals were prepared from the surrounding road network. The perspectives are provided in
the figures below.
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Figure 17 Photomontage created from the north on Fisher Road
Source: Architectural Images
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Figure 18 View from the west on Fisher Road
Source: Rose Architectural Design
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Traffic, Parking and vehicular access

A fraffic and parking assessment has been undertaken by Colston Budd Rogers & Kafes Pty
Ltd to assess the suitability of vehicular access proposes, the internal layout of the basement
car park and the impacts traffic generation would have on the road network.

The traffic and parking assessment undertaken found that the proposal was suitable in
relation to access. The general and service vehicle accessways provided from Fisher Road
required to access basement car parking and waste management area were assessed to
be appropriate in relation to width and sweep path requirements of cars and service
vehicles in accordance with Australian Standards. Furthermore, the general accessway
proposed with ingress/egress fo the roundabout at the Fisher Rd/Mcintosh Road was
assessed to be suitable for the development given the “Good Level of Service" (In
accordance with accepted SIDRA Analysis methodology) and the minor nature of
additional traffic generated by the development in peak times.

The assessment of the internal layout of the two-level basement car park, access ramp and
car parking spaces (including accessible car parking proposed, as well as height
clearances) were also deemed to be appropriately designed in accordance with
AS2890.1:2004.

In relation to traffic generation created by the proposal, in order to gauge fraffic conditions,
counts were undertaken during weekday morning and affernoon peak periods at the
intersections of Fisher Road with St David Avenue and Mclintosh Road. It was found that the
proposed development would generate some 20 to 25 vehicles per hour two-way during
weekday peak hours, which is considered low generatfion which would not have a
noticeable impact on the operation of the surrounding road network. It is also similar to the
traffic generation of the approved development of some 15 to 20 vehicles per hour fwo-
way.

In summary, the ftraffic impact assessment undertaken provided that the proposed
development was suitable in relation to fraffic and parking as it provided:

e Development which would increase residential densities close to good public
tfransport services in Dee Why;

e Parking provisions which meet relevant Australian Standards and the requirements
of the DCP; and

+ Adevelopment which would result in low traffic generation of which the surrcunding
road network would be able to cater adequately for.

Landscaping

Landscaping plans have been undertaken by Context Landscape Design Pty Ltd and are
provided in Appendix 3 of the SEE.

Landscaping has been provided for the proposal which respects the heritage nature of
Pacific Lodge and provides amenity to the residents of the commercial and residential
occupants of the development. The landscaping design is aims to respond to the identity
of the site with specific consideration given to its coastal, bushland and heritage context.
Figure 21 provides and extract from the Landscaping plans and idenfifies 5 zones within the
site with varying characteristics.
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Fi_gu}e 19 View looking from the south on St David Avenue
Source: Rose Architectural Design

Figure 20 View from the south east on the corner of St David Avenue and Civic Parade
Source: Rose Architectural Design

The perspectives provided confirm that the proposal is suitable and demonstrate how
appropriate siting of the residential flat buildings and commercial space achieves a
development outcome which provides a suitable transition between the Civic Centre as a
part of the broader Dee Why Town Centre and surrounding residential uses.

The proposal will allow for the provision of commercial space in the south eastern corer of
the site which will interface appropriately with the broader Civic Centre and contribute to
the enhancement of the fringe areas of the broader Dee Why Town Centre. In addition, the
proposal will provide for a development which complies with the relevant planning controls;
respects the natural features of the subject lot and fransitions to respond to the residential
nature of the area fo the west and south-west.
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Overdall, it is considered that the landscaping design provided appropriately responds 1o the
site, respects the heritage nature of Pacific Lodge and will provide a feature which also
softens visual aspects of the development from surrounding public areas.

Bushiand Zone

Sandstone Rainforest Gully | |
Sandstone Terraces {
Community Parkland

PR TREARS I T

Figure 21 Landscape Concept Plan
Source: Context Landscape Design Pty Ltd

4.2.4 Geotechnical

As stated in 4.1.5, the preliminary geotechnical study located in Appendix 18 has been
undertaken fo support the development application and to assess the geotechnical
stability and suitability of the site for the proposal. The geotechnical study provides that the
proposal presents a low risk development and the site is geotechnically feasible in relation
to landslip. Furthermore, the proposal is not expected to have an adverse impact on
subsurface flows or stormwater discharge.

4,2.5 Pedestrian Access and Accessibility

The proposal provides adequate internal pedestrian links within the site which connect the
3 buildings and Pacific Lodge. Pedestrian access and networks within the site are
demonstrated on the drawings in Appendix 2. Furthermore, the proposal provides
appropriate accessible pathways and meets relevant accessibility stfandards as confirmed
in the Access Report provided in Appendix 21. The Access Report states that the proposal is
either compliant or capable of compliance.

4.2.6 Residential amenity

Privacy

The proposal will not result in any adverse impacts relating to privacy within the site or on
those properties within the surrounds. The proposal is on a corner lot with adequate
separation distances achieved to avoid adverse impact on adjoining properties to the
north. Furthermore, the proposal will not result in any intruding impacts relating to privacy on
residential properties beyond Fisher Road to the west or St David Avenue to the south. Public
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4.2.7

428

space to the east will also not be adversely impact by the development in relation to
privacy.

Overshadowing

The proposal will not result in any adverse overshadowing impacts with the proposal
receiving adequate solar access in line with minimum requirements stipulated by the ADG.
Furthermore, overshadowing on surrounding development is considered minimal year round
as demonstrated in the overshadowing diagrams provided in the Architectural plans in
Appendix 2. This is able to be provided through the provision of appropriate setbacks and
a proposal of an appropriate bulk and scale.

Acoustic

Acoustic impacts were considered in the decision to exclude the through site link and the
use of Pacific Lodge for commercial purposes. These decisions will ensure that acoustic
impacts are minimized on occupants of the development. Furthermore, the proposal will
not result in any adverse acoustic impacts on the surrounds as it will provide a development
suitable for the site which provides an appropriate transition between the Dee Why fown
Centre and residential development.

Views

The proposal will not result in any view loss or result in a development which reduces the
visual gqudlity of the existing site. The proposal is of a similar scale to that previously approved
on the site and will not result in any view loss occurring fo surrounding properties beyond
those already considered acceptable in the previous development consent for the site.

European Heritage

A key consideration in the design of the proposal was how the development responded to
the heritage nature of the area. This included ensuring the heritage significance of “*Pacific
Lodge' was maintained and that the development appropriately responded to local and
state heritage items located to the east within the Civic centre. To assess the impacts of the
proposal in relation to heritage, a Heritage Assessment and a Conservation Management
Plan were prepared as provided in Appendix 12 and Appendix 13.

Pacific Lodge

In regard to Pacific Lodge, the heritage assessment undertaken identified the building as a
single storey, substantial, elevated rendered Victorian Filigree building built in 1892. The
report identifies that the most significant heritage aspects of Pacific Lodge are its historical
role as a purpose built charitable community use, the heritage fabric of the Victorian era
building itself, and the immediate curtilage defined by remaining original period garden
which slopes down to Civic Parade and includes mature European trees and shrubs,
terraces, garden walls, rock outcrops, a pathway and steps.

In assessing the impact of the proposal on the Pacific Lodge Building and curtilage, the
heritage assessment identified the following mitigation measures proposed to be
implemented:

e The proposal retains Exceptionally Significant Heritage 1892 Administration Building;
e The proposal generally retains significant views {to and from 1892 Administration
Building);
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4.2.9

s The proposal generdlly retains no encroachment curtilaoge and increases existing
building setbacks associated with the 1892 Administration Building;

¢ The height of proposed development building forms respectful of the 1892 Pacific
Lodge Administration Building;

e The proposal generally retains significant landscape elements (both natural and
cultural)

e The proposal allows for future development of appropriate heritage landscaping o
enhance and provide buffer zones between heritage buildings and proposed
development.

Additionally, the heritage assessment provided an assessment of the proposal in relafion o
the Conservation Management Plan relating to Pacific Lodge. This assessment provided
that the proposal was capable of complying with requirements of the CMP.

Heritage Civic Centire

The Heritage Assessment additionally provided an assessment of the impact of the proposal
on surrounding heritage development to the east which includes the Dee Why Public Library
(Item 50), Civic Centre Landscaping (item 37) and a street free near Pitt Water Road (Iltem
39%). These items are of local and state herifage significance.

The assessment found that the heights of proposed development respect the adjoining
Heritage Precinct and that the impact of the proposal will have minimal impact upon
building setbacks and forms associated with the Warringah Council Heritage Conservation
Zone which includes Items 50 & 137 as they are located below grade, well away from the
subject site, and screened by sufficient landscaping. Similarly, ltem 42 is located below
grade, opposite the subject site and likely to be screened by landscaping.

Summary of Findings

In summary the heritage assessment found that the proposal will have a minimal impact on
the heritage fabric of Pacific Lodge and adjoining heritage Civic Precinct. Furthermore, the
assessment found that the proposal will address the conservation policies and development
guidelines identified in the CMP (Trooman & Tropman Architects, August 2018) also
submitted as part of this application.

Aboriginal Heritage

To inform whether any impacts on Aboriginal heritage would result from the proposed
development Niche Environment and Heritage Pty Ltd were commissioned to conduct an
Aboriginal Objects Due Diligence Assessment which is provided in Appendix 22. The
assessment found that the proposal and associated activities do not present a risk of harm
to Aboriginal objectives principally due to: the highly modified nature of the lot, previous
disturbance of soil landscapes which have occurred over the years, and the lack of
previously recorded Aboriginal objects in the area. Furthermore, observation of rocky
outcropping throughout the site did not reveal any cultural feafures related to Aboriginal
heritage. On this basis, the assessment has safisfied no impact on Aboriginal heritage items
will occur as a result of the proposal.

4.2.10 Contamination

The Stage 1 Preliminary Environmental Site Assessment attached in Appendix 15 referred to
as the contamination report concludes that the site can be made suitable for the proposed
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development subject to further investigations being undertaken to identify any isolated
contaminated areas. Where any areas of contamination are identified, appropriate waste
management procedures will be implemented to deal with the contaminants accordingly.

4.2.11 Erosion and Sediment Confrol

An erosion and sediment control plan has been provided by ADW Johnson and are located
in Appendix 17 of the SFF. Frosion and sediment cantrols have been proposed to he
implemented in accordance with Landcom'’s ‘The Blue Book' (2004). As such, erosion and
sediment conftrols will be suitably installed during demolition and construction to ensure no
adverse impacts result and only clean run off enters any downstream receiving waters.

4.2.12 Stormwater Management and Water Sensitive Urban Design

The proposed stormwater management and water sensitive urban design strategy details
have been provided by ADW Johnson and are in Appendix 19. The design provides a
combination of pit and pipe networks and water sensitive urban design elements to convey
stormwater runoff from the site. It is infended to use a combination of freatment devices
within the drainage system fo remove nutrients and sediments from the stormwater prior fo
the runoff leaving the site.

4.2.13 Demolition and Construction Impacts

Given the nature of the area and the generally isolated nature of the lot, impacts of
demolition and construction processes are likely to be minimal. It is expected that demolition
and construction will be undertaken in accordance with a construction and traffic
management plan (CTMP}, which will be approved by Council following development
consent being provided. The requirement for a CTMP is expected to be implemented as a
condition of consent should consent be granted by Council. Furthermore, demolition and
construction is expected to take place within hours stipulated by Council.

4.2 14 Flora and Fauna

To ensure the proposal will not result in adverse impact on local fora or fauna, a Flora and
Fauna Report has been undertaken by Kingfisher Urban Ecology and Wetlands. The report
is in Appendix 23 of the SEE.

The Flora and Fauna report involved an on ground survey and review of relevant searches
and related databases. The findings of the report observed that there were no identified
threatened flora or fauna species at the site, however the site may sfill provide foraging
habitat for threatened species, namely the powerful owl, microbats and the Flying Fox. As
such, the need to undertake a 7-Part test in accordance with the Biodiversity Conservation
Act 2016.

The findings of the 7-Part Test and the report provided that the works are likely to remove
habitat by way of crevices/hollows/loosebark in frees and this may have an adverse effect
on the life cycles of individual microbats however this site alone is not expected to result in
the loss of local populations. However, while no adverse impact on microbat populations
are likely to occur overall, due to the number of frees to be removed that could be
potentially used by microbats, a minimum of nine (9} microbat rocsting boxes are to be
installed as a mitigation measure. Furthermore, other mitigation measures proposed include
delineation of work areas during construction, vegetation clearing control measures and
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compliance with the Arboricultural report in Appendix 14 in relation to tree protection
measures.

In conclusion, given the proposal will not have an adverse impact on microbat populations
overall and substantial mitigation measures will be adhered to, the proposal will not result in
an adverse impact on flora and fauna.

4.2.15 Site suitability

The site is suitable for the proposed development in the following respects:

The proposal will not result in any adverse impacts on surrounding development and
provides a positive urban outcome within the locality

The size and attributes of the site are capable of accommodating the proposed
development;

The proposal is compatible with surrounding land uses and will not isolate any
adjoining sites which are likely to be redeveloped in the medium term;

Public fransport infrastructure and local services are available within very short
walking distance from the site;

The full range of utility services infrastructure — electricity, gas, telecommunications,
water, sewer, and stormwater drainage — are available at or near the site;

No adverse environmental impacts will occur on local flora and fauna populations;
and

The proposal will provide additional housing within the Dee Why locality as well as
activated commercial space in proximity fo the civic area adjoining to the east.

4.2.16 Public interest

The proposed development is considered to be within the public interest for the following
reasons:

The proposal will provide additional housing in line with the objectives of the North
District Plan set between 2016-2021 through the provision of an additional 131
dwellings within close proximity fo public transport and employment opportunities
The proposal improves the amenity of the site and streetscape appearance with a
new confemporary high-quality design with appropriate scale, proportions, and
materials for the surrounding context;

The proposal will provide an appropriate transition between the denser Dee Why
Town Centre to the south-east and the residential character to the north-west;

The proposal will provide additional non-residential floor space ond create
employment opportunities in the local area both during construction and once
operational;

The developer offers Council the opportunity to provide works which willimprove the
public domain and contribute to the improvement of pedestrian networks within the
area ;

The proposal provides an appropriate adaptable reuse of the heritage listed Pacific
Lodge, ensuring the protection of its heritage significance and the longevity of the
building; and

The proposal meets all targets as set in the Building and Sustainability Index (BASIX).
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4.2.17 Section 4.15 Assessment

The proposal's compliance against all provisions of Sectfion 4.15 of the EPAA Act is outlined
in the below table.

i - =

(1)

il

fiiic)

(iv)

(o)

(c)

(d)

(e)

-fion 1 ssessment Jummary

Clause No. | Clause Assessment

Matters for consideration—general

In determining a development application, a consent authority is fo take
into consideration such of the following matters as are of relevance 1o the
development the subject of the development application:

The provision of: .
Complies
| Any environmental planning instrument, and
Any proposed instrument that is or has been the subject
of public consultation under this Act and that has been
noftified to the consent authority {unless the Director-
General has noftified the consent authority that the
| making of the proposed instrument has been deferred |
indefinitely or has not been approved), and

Complies
|

Any development control plan, and Complies

Any planning agreement that has been entered into
under Section 93F, or any draft planning agreement
| that a developer has offered to enter into under Section

| 93F, and
|

Not applicable

The regulations (to the extent that they prescribe
matters for the purposes of this paragraph), and Not applicable

Any coastal zone management plan (within the
meaning of the Coastal Protection Act 1979), that apply
to the land to which the development application

' relates,

Not applicable

The likely impacts of that development, including
environmental impacts on both the natural and built

environments, and social and economic impactsin the el
locality,

The suitability of the site for the development, Complies
Any submissions made in accordance with this Act or TRC

the regulations,

The public interest. Complies
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Conclusion

This SEE has been prepared to support a proposal for a proposal for a mixed use
development on the site known as 23 Fisher Road, Dee Why.

This SEE describes the proposed works in the context of relevant planning controls and
policies applicable to the form of the development proposed. In addition, the statement
provides an assessment of those relevant heads of consideration pursuant to Section 4.15
of the Environmental Planning and Assessment Act 1979 (EPAA).

The SEE acknowledges that the proposal will result in minor inconsistencies with the WLEP
2011 in relation to height and the requirement for residential flat buildings to have non-
residential uses on the ground floor within a B4 mixed use zone. As a result, requests to vary
these development standards have been submitted in accordance with Clause 4.6 of WLEP
and it is considered that they provide reasonable ground for Council to support and will
allow for an enhance urban outcome at the site.

In addition fo the assessment of the proposal undertaken against relevant planning
instruments and the development control plan, an assessment of environmental impacts of
the proposal has been undertaken. The environmental assessment provides an assessment
of the proposal which demonsirates that the development is suitable for the site and will not
result in any adverse impacts on surrounding development. The environmental assessment
highlights that the proposal will provide a development on the fringe of the Dee Why Town
Centre which provides an appropriate transition between commercial and residential uses.
Furthermore, it demonstrates that the proposal responds fo the herifage nature of Pacific
Lodge which is located on the site and heritage items located to the west of the site within
the Civic Centre.

In conclusion, the proposal is considered fo be in the public interest as a result of the
following:

o The proposal will provide additional housing in line with the objectives of the North
District Plan set between 2016-2021 through the provision of an additional 131
dwellings within close proximity to public fransport and employment opportunities

e« The proposal improves the amenity of the site and streetscape appearance with a
new contemporary high-quality design with appropriate scale, proportions, and
materials for the surrounding context;

e The proposal will provide an appropriate fransition between the denser Dee Why
Town Centre to the south-east and the residential character to the north-west;

e The proposal wil provide additional non-residential floor space and create
employment opportunities in the local area both during construction and once
operational;

e The developer offers Council the opportunity to provide works which willimprove the
public domain and contribute fo the improvement of pedestrian networks within the
areq;

e The proposal provides an appropriate adaptable reuse of the heritage listed Pacific
Lodge, ensuring the protection of its heritage significance and the longevity of the
building; and

¢ The proposal meefts all targets as set in the Building and Sustainability Index (BASIX).

In light of this assessment, we respectfully request that the proposed development be
supported by Council through the provision of a development consent being granted.
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Appendix 1 —Survey Plan
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