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1.

INTRODUCTION

1.1.

OVERVIEW

This Statement of Environmental Effects (SEE) has been prepared by Urbis on behalf of the Knowles Group
Pty Ltd to accompany a Development Application (DA) to Northern Beaches Council (Council) for 23-27
Warriewood Road, Warriewood (the subject site). The development involves the construction of an aged
care facility containing 130 beds over three storeys, construction of internal roads and boundary
realignments. The proposal is made in accordance with the State Environmental Planning Policy (Housing
for Seniors or People with a Disability) 2004.
This SEE has been prepared in accordance with the provisions of section 79C of the Environmental Planning
and Assessment Act 1979 and considers the consistency of the proposed development against relevant
legislation and environmental planning instruments, as well as the potential impacts that may be associated
with the development.

1.2.

SITE DETAILS

The site is located at 23-27 Warriewood Road, Warriewood with a total area of 25,331m2. A detailed survey
of the site is provided in Appendix A.
The site is zoned R3 Medium Density Residential under the Pittwater Local Environmental Plan (2014)
(PLEP 2014). The proposed “seniors facility” is permitted with consent in accordance with the land use table
provisions adopted under clause 2.1.

1.3.

THE PROPOSAL

This development application seeks approval for the construction of a two-to-three storey residential aged
care facility containing:


130 high care beds;



Theatre room, gymnasium, activities rooms, salon, office and administrations areas;



Numerous dining rooms and a large roof deck overlooking Narrabeen Creek; and



A basement car parking for 66 vehicles.

The proposal also seeks approval for creek widening works along the western portion of the site, the
construction of an extension of Lorikeet Grove through to the intersection of Warriewood Road and Hill
Street and the subdivision of the site to create three lots.
The application is identified as integrated development with the Office of Water pursuant to section 91 of the
Environmental Planning and Assessment Act 1979 and Water Management Act 2000.

1.4.

REPORTS AND TECHNICAL INFORMATION

Table 1 provides details of the reports, plans and technical information that have been considered in the
Assessment of this SEE.
Table 1 – Summary of Technical Documents
Input

Prepared by

Appendix

Clause 4.6 Written Submission

Urbis

Appendix A

Architectural Plans

V-Arc

Appendix B

Indicative Residential Development Concept V-Arc

Appendix C

Landscape Concept Plan

Appendix D

CDA
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Input

Prepared by

Appendix

Traffic Impact Assessment

TTM

Appendix E

Arboricultural Impact Assessment

Redgum Horticultural

Appendix F

Access Report

Morris Goding Access Consultants

Appendix G

Acoustic Impact Assessment

WSP

Appendix H

Water Management Report

S&G Consulting

Appendix I

Vegetation Management Plan

Eco Logical Australia

Appendix J

Civil Drawings

S&G Consulting

Appendix K

Geotechnical Investigation

Geotechnique

Appendix L

Waste Management Plan

The MACK Group

Appendix M

Preliminary Site Investigation Report

EI Australia

Appendix N

Subdivision Plan

David Bromhead

Appendix O

1.5.

REPORT STRUCTURE

This SEE provides a comprehensive description and assessment of the proposed development within the
following sections of the report as listed below:


Section 1: Introduction;



Section 2: Site and Locality – Description of the site and surrounding context;



Section 3: Proposed Development – Detailed description of the proposed development;



Section 4: Pre-Lodgement Consultant;



Section 5:Legislation and Planning Framework;



Section 6: Environmental Assessment;



Section 7: Conclusion.
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2.

SITE AND LOCALITY

2.1.

LOCALITY

Warriewood is located within the Northern Beaches Local Government Area (LGA), 1.5 kilometres south of
Mona Vale and 26 kilometres north of the Sydney CBD (refer to Figure 1). The predicted population of the
Pittwater Statistical Area (SA3) in 2031 is 77,660, with 23.4 per cent of individuals aged over 65 years.
Warriewood is typically residential, comprising of a variety of detached dwelling houses, townhouses and
residential flat buildings. The current streetscape along Warriewood Road consists predominantly of low
density dwellings on the eastern side and large, semi-vacant lots adjoining Narrabeen Creek on the western
side of Warriewood Road. Many of the lots on the western side of Warriewood Road have approval for or
completed developments for dwelling-houses, townhouses and residential flat buildings.
FIGURE 1 – LOCALITY MAP (SITE SHOWN IN RED)

Source: SIX Maps

2.2.

WARRIEWOOD VALLEY URBAN RELEASE AREA

The Warriewood Valley Urban Land Release (WVULR) area has been identified for future urban
development with the rezoning of the area from rural uses to predominantly R3 Medium Density Residential.
The release area is being gradually developed for a mix of residential and commercial land uses.
Warriewood Valley is recognised as critical in meeting the delivery of the 4,600 new dwellings required by
the draft North East Subregional Strategy and as having the potential to provide affordable rental housing
within the LGA. The draft North East subregional strategy identifies that 30-40 per cent of the region’s new
housing will be provided within the WVULR area.
The area has undergone significant development over the past 20 years with rural properties being
redeveloped for industrial, commercial and residential use. The objectives of the Warriewood Valley Release
Area are:
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To permit development in the Warriewood Valley Release Area in accordance with the Warriewood
Valley Strategic Review Report and the Warriewood Valley Strategic Review Addendum Report,



To ensure that development in that area does not adversely impact on waterways and creek line
corridors, protects existing native riparian vegetation and rehabilitates the creek line corridors,



To facilitate the mitigation of odours from the Warriewood Sewage Treatment Plant on the users and
occupiers of residential development in a buffer area.

2.3.

SITE DESCRIPTION

The site is located on the western side of Warriewood Road as shown in Figure 2 below. The subject site
comprises three land parcels; 23 Warriewood Road, Warriewood (Lot 27, Section C in DP 5464); 25
Warriewood Road, Warriewood (Lot 28, Section C in DP 5464); and 27 Warriewood Road, Warriewood (Lot
29, Section C in DP 5464). Lot details and areas are provided in Table 2 below.
The total site is irregular in shape with an area of 25,331m². The site has primary frontage to Warriewood
Road of approximately 225 metres and secondary frontage to Macpherson Street of approximately 145
metres. The site is known as Buffer Area 1I under the PLEP 2014. The site is burdened by an easement for
electrical purposes and a 50 metre buffer zone to protect Narrabeen Creek.
FIGURE 2 – AERIAL IMAGE OF THE SUBJECT SITE

Source: SIX Maps

TABLE 2 – LOT DESCRIPTIONS

Address

Lot

Deposited Plan

Area

23 Warriewood Road, Warriewood

Lot 27, Section C

DP5464

8,979m²

25 Warriewood Road, Warriewood

Lot 28, Section C

DP5464

7,765m²

27 Warriewood Road, Warriewood

Lot 29, Section C

DP5464

8,587m²
Total

4 SITE AND LOCALITY

2.53ha
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2.4.

SURROUNDING DEVELOPMENT

The site is located on the corner of Macpherson Street and Warriewood Road, at the-south east edge of the
Warriewood Urban Release Area. In general, surrounding development is predominately of a residential
nature, however the scale and density of development varies significantly.
The immediately surrounding land to the north and east of the site predominately comprises of low density
residential development including single detached dwellings that are one or two storeys in height. Directly to
the south of the site is the Warriewood Wastewater Treatment Plant. The land to the south west of the site
compromises the Warriewood Wetlands, which is intersected by Narrabeen Creek. Further west along
Macpherson Street are newly constructed three storey residential flat buildings, attached two storey
townhouses and Warriewood Brook, an Anglican retirement village.

2.5.

LOCAL DEMAND FOR SENIORS HOUSING

The Australian Bureau of Statistics (ABS) identifies that the average age of residents in Warriewood - Mona
Vale (Statistical Area Level 2) in 2011 was 40 years, which is steadily increasing and higher than the
Australian average, which is 37.3 years. 16.2% of the Warriewood-Mona Vale (SA2) population is over 65,
compared to the NSW average of 14.7% (Community Profile). With only 52.8% of the population active in the
labour force, this is indicative of an aging community.
NSW Department of Planning & Environment (2014) projected an annual growth rate of 0.66% in the
population aged 65+ for the former Pittwater Local Government Area, equating to a 13.2% increase from
2011 to 2031. This indicates the need for appropriate aged care housing.
The aging population can be attributed to a number of factors including increased life expectancy, a trend in
retirees moving to coastal areas (the ‘sea change’ phenomenon), working age population relocating to urban
centres for employment and falling fertility rates of the remaining population. When these factors are coupled
with the net population increase in the area, it presents a substantial demand to provide additional housing
catering to the needs of this age demographic.
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3.

PROPOSED DEVELOPMENT

3.1.

VISION AND BENEFITS

The Knowles Group owns and operates Arcare, which is one of Australia’s most innovative aged care
providers. Arcare’s first aged care residence was built in 1997 and since then their portfolio has grown to
twenty seven properties, with nine additional residences under construction or undergoing planning
assessment. Each residence is fully accredited by the Australian Aged Care Quality Agency with services
including 24-hour nursing, ageing in place, permanent care, sensitive (dementia) care and respite care.
Knowles Group aims to deliver a modern five star seniors living facility on the southern portion of the subject
site, with a future application for residential dwellings on the residual land in the northern portion of the site.
The key benefits of the proposed development of the site are listed as follows:


The proposal will provide for increased housing choice for seniors within the locality, including both
assisted living units and sensitive dementia care units within an attractive landscaped setting and is
close proximity to services.



The proposed access arrangements have been rationalised to minimise the number of vehicle crossings
along Macpherson Street and Warriewood Road. The proposed basement car park for the seniors living
facility will be accessed from Lorikeet Road, whist drop off and ambulance access will be from
Warriewood Road. The town house development will also be accessed from Warriewood Road.



The proposed seniors facility and townhouses will be located to take advantage of the views of the
natural creekline corridor to the south, particular the dementia unit within the proposed Arcare facility.

3.2.

OVERVIEW

This development application seeks approval for the construction of a two to three storey residential aged
care facility (RACF), containing:


130 sole occupancy, high care rooms;



Theatre room, gymnasium, activities rooms, salon, office and administrations areas;



Six dining areas, a number of lounge rooms/breakout areas and a large roof deck overlooking Narrabeen
Creek; and



A basement car parking for 66 vehicles.

Whilst the building ranges from two to three storeys, the building will have a perceivable height of two
storeys when viewed from the streetscape. The stepped design of the building has been design to reflect the
topography of the site and utilise the views to the Narrabeen Creek corridor.
In addition to the RACF, this application also proposes the removal of 11 trees and 18 exempt/weed species,
the construction of an extension of Lorikeet Grove through to the intersection of Warriewood Road and Hill
Street, and boundary realignments.
Each aspect of the proposed development is described in further detail under the sub-headings below.

6 PROPOSED DEVELOPMENT
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3.3.

NUMERICAL OVERVIEW

Table 3 – Key Numerical Details

Element

Proposed

Total Site Area

25,331m2

Site Area of RACF Lot

9,700m2

Rooms/Beds
Additional Facilities

130
1 x theatre room
1 x gymnasium

Car Parking

66 spaces
(plus 2 short term spaces)

Ambulance Parking

1 space

Gross Floor Area

8,234m2

Landscape Area

6,654m2

Deep Soil Zone

305m²

Maximum Height of Building

11.32 metres

Maximum Façade Height

8.75 metres

3.4.

VEHICULAR ACCESS AND PARKING

3.4.1. Lorikeet Grove Extension
An extension of Lorikeet Grove from the proposed alignment on the adjoining site to the north to the
intersection at Warriewood Road/Hill Street will be constructed as part of the proposed development. The
alignment has been designed in accordance with the indicative road layout provided in the DCP, as well as
the local road specifications listed under the Warriewood Valley Roads Masterplan.

3.4.2. Access
A one way port-cochere is provided off Warriewood Road providing an undercover pick-up and drop-off
location, as well as an ambulance and two car parking bays. Vehicles will enter and exit this area in a
forward direction.
Vehicle access to the basement car park will be provided via a single point off the proposed extension to
Lorikeet Grove. A two-way ramp is provided on the northern side of the development, with entry and exit to
the car park controlled by boom gates. The basement has been designed to comply with vehicles sweep
paths in accordance with AS2890.1 Parking Facilitites – Off-Street Car Parking.
A separate access point off Lorikeet Grove has been designed to be accessed by a medium rigid vehicle
(MRV) to access a loading dock adjacent to the kitchen and garbage room.

3.4.3. Parking
The proposed basement car parking will provide a total of 66 car parking spaces, two of which are
accessible, which is consistent with the Pittwater DCP 2014. Provision has also been made for bicycle and
mobility scooter parking. In addition, two short-term parking spaces and an ambulance space are provided in
the driveway located off Warriewood Road.
All parking spaces comply with the specifications of AS2890.1.
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3.5.

LANDSCAPING AND COMMUNAL OPEN SPACE

The proposal includes the removal of 11 native trees and 18 exempt/weed species and the provision for
6,654m2 of landscaping and three communal open space areas, as described below:


Lower Ground Floor – Lower Courtyard: will provide a secure and centralised landscaped area for
relaxation for all residents (including dementia patients) and guests, as well as being an attractive
outlook from rooms.



Ground Floor – 2 x Courtyards: will provide secure and centralised landscaped areas for relaxation for all
residents (including dementia patients) and guests, as well as being an attractive outlook from rooms.



First Floor – Roof Deck: The proposed roof deck is 1,399m2 and generally runs south to north along the
western portion of the building. The roof deck will provide three undercover pergolas and uninterrupted
views to Narrabeen Creek.

In addition to these communal open spaces, extensive landscaping will be undertaken in the areas
surrounding the RACF, including the outer creekline corridor. Landscape works include:


The provision of a shared pedestrian and cycle pathway between Macpherson Street and the adjoining
property to the north;



An on-grade pedestrian ramp leading from the RACF to the shared pathway;



Seating nodes with bench seats;



Construction of two water quality control ponds/bio-retention basins;



Planting of small, medium and large evergreen and deciduous trees; and



Turfing and paving.

Details of the proposed landscaping works can be found at Appendix D.

3.6.

CREEK WIDENING WORKS

The inner creekline corridor, within 25 metres of the creek, will be rehabilitated and vegetated to improve the
environmental and scenic quality of the riparian zone. This area will ultimately be dedicated to Council.
A Vegetation Management Plan has been prepared (Appendix J) which includes the recommended
management actions including:


Treatment of existing weeds;



Tubesock plantings;



Seed collection;



Rabbit netting fencing; and



Monitoring and reporting.

The following batters have been adopted in the design of the creek corridor to suit the proposed water
management system:


1V:3H maximum for the batters of the narrow creek carrying the 50% AEP flows (bank full section);



1V:6H maximum for the remaining width of the public corridor; and



1V:9H batters are proposed beyond to raise the site area above the FPL and provide floor free
development site.

8 PROPOSED DEVELOPMENT
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3.7.

SUBDIVISION/BOUNDARY REALIGNMENT

The application includes the realignment of the lot boundaries of the site to retain three Torrens titled lots as
follows:


Lot 1 – a 9,700m² lot which the proposed RACF will be located on.



Lot 2 – a 1.14ha residual lot which will contain the road reserve and future residential development.



Lot 3 – a 4,190m² parcel adjacent to Narrabeen Creek which forms the 25-metre-wide inner creekline
corridor to be dedicated to Council.

The land associated with the Lorikeet Grove road reserve will be excised and dedicated to Council once the
residential development on Lot 2 is finalised.

FIGURE 3 – PROPOSED PLAN OF SUBDIVISION

Source: David Bromhead
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4.

PRE-LODGEMENT CONSULTATION

A pre-lodgement meeting was held with Pittwater Council on 10 May 2016 to obtain their feedback on the
proposed redevelopment of the site. The pre-lodgement meeting considered the RACF, as well as a
townhouse development to the north of the site. The subject application only relates to the RACF, with a
residential development to the north of the site being subject to a future application.
The following section of the report summarises the principal issues raised by Council during the prelodgement consultation process and the responses made by the applicant to address these concerns,
including modification to the original development scheme. Where matters raised related to the residential
development to the north of the RACF, these items have been omitted.
Table 4 – Pre-Lodgement Consultation

Matter
Access from
Macpherson Street

Council Comment




Applicant Response

Council requests that access to
the seniors living facility to be from
internal local roads. Access
to/from Macpherson Street or any
sub-arterial road is not permitted.
Waste collection will also occur
from internal local roads.



Access to proposed basement car
park for the seniors living facility
will be from Lorikeet Grove.



Waste collection will also occur
from Lorikeet Grove.



The drop off zone and ambulance
bay will be unchanged, accessed
from Warriewood Road.

Setback to
Macpherson Street
and Warriewood
Road



Council request a 6.5 metre
setback for both Macpherson
Street and Warriewood Road.



The revised design proposes a 6.5
metre setback for both
Macpherson Street and
Warriewood Road.

Seniors Living
Height



Council requests a review of
height controls as a Clause 4.6
variation may not be considered
as the proposal does not consider
the relationship between
Macpherson Street, public domain
and landscaping requirements.



The revised design has recessed
the top floor of the development so
that the building has a perceivable
height of two storeys from the
streetscape.

Stormwater



Council confirmed that owners
must maintain own water
management system.





These matters have been
considered in the Water
Management Report submitted at
Appendix H.

Submitted reports must address
climate change and consider
existing and future impacts of the
proposed development on
potential flooding impacts.



Council confirmed that no built
form or private landscaping is
permitted within the 50 metre
creek corridor.



No built form or private
landscaping is proposed within the
creekline corridor.

Creek Corridor

10 PRE-LODGEMENT CONSULTATION
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Matter

Council Comment

Applicant Response

Lorikeet Grove
Alignment



Council supports the proposed
Lorikeet Grove alignment.



The proposed road alignment
differs from that of the prelodgement meeting, which slightly
deviated from the Indicative
Layout Plan (ILP) provided in the
Pittwater DCP 2014. However the
proposed alignment has been
amended to be in accordance with
the ILP.

Density



Council advised that, if a staged
development approach is
proposed for the RACF and
residential development, the
applicant must show how the
residual land can support at least
43 dwellings.



An indicative concept plan, for a
residential development to the
north containing 44 dwellings, is
included in the application.

Contributions



Council have advised that the
required Section 95 Contributions
are approximately $55,000 per lot.



We understand that contributions
would be subject to a condition of
consent for the DA.



Council have advised to speak
with Sydney Water regarding
potential addition contributions



Consultation with Sydney Water
has occurred to understand
potential additional contributions.
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5.

LEGISLATIVE AND PLANNING FRAMEWORD

The legislative framework and environmental planning instruments applicable to the proposal include:


Threatened Species Conservation Act 1995;



Water Management Act 2000;



State Environmental Planning Policy (Housing for Seniors or People with Disability) 2014;



State Environmental Planning Policy No 55 – Remediation of Land;



State Environmental Planning Policy (Building Sustainability Index: BASIX) 2004;



Pittwater Local Environmental Plan 2014; and



Pittwater 21 Development Control Plan 2014.

5.1.

THREATENED SPECIES CONSERVATION ACT 1995

Swamp Sclerophyll Forest is identified within the Threatened Species Conservation Act 1995 as an
Endangered Ecological Community (EEC). The Swamp Sclerophyll Forest is found on Coast Floodplains of
the New South Wales North Coast, Sydney Basin and South East Corner Bioregions.
The EEC is contained within the riparian corridor, which will be rehabilitated and revegetated as part of the
proposed Vegetation Management Plan found at Appendix J. The proposed works within the creekline
corridor will not impact on the health and longevity of significant trees, which will be retained and be boosted
through the removal of noxious weeds and exotic species. Accordingly, the proposal will not have an
adverse impact to any threatened species.

5.2.

WATER MANAGEMENT ACT 2000

The Water Management Act 2000 aims to manage the State’s water resources in a sustainable and
integrated manner.
The proposed development seeks approval for the widening of Narrabeen creek along the rear frontage of
the site. The works are limited to the 25 metre public corridor on the site of the site only, requiring consent
from the NSW Office of Water under section 91 of the Water Management Act 2000.

5.3.

STATE ENVIRONMENTAL PLANNING POLICY (HOUSING FOR SENIORS OR
PEOPLE WITH DISABILITY) 2014

An assessment of the proposal against State Environmental Planning Policy (Housing for Seniors and
People with a Disability) 2004 (Seniors SEPP), is provided in the following table.
Table 5 – Seniors SEPP Compliance Assessment

Control

Comments

Complies

4 Land to which Policy applies
This Policy applies to land within New
South Wales that is land zoned primarily for
urban purposes or land that adjoins land
zoned primarily for urban purposes, but
only if:
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The site is zoned for urban purposes (being
R3 Medium Density Residential) and
seniors living facilities are permitted on the
land.

✓
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Development for the purpose of any of
the following is permitted on the land:
-

Dwelling-houses,

-

Residential flat buildings,

-

Hospitals,

-

Development of a kind identified in
respect of land zoned as special
uses, including (but not limited to)
churches, convents, educational
establishments, schools and
seminaries, or



The land is being used for the
purposes of an existing registered
club.

This Policy does not apply to land
described in Schedule 1 (Environmentally
sensitive land).

A query has been raised by Council if the
Seniors SEPP can be applied to the site
given it is identified as flood prone under
the Warriewood Valley Flood Study.

✓

Clause 4(6) and Schedule 1 of the Seniors
SEPP only relates to land if is identified as
a floodway or high flooding hazard under an
environmental planning instrument. As the
Warriewood Valley Flood Study is not an
environmental planning instrument, the
Seniors SEPP can be applied to the site.
While flooding is still a matter for
consideration, the Water Management
Report submitted at Appendix I confirms
that the site is suitable for the proposed
development and that flooding will not
cause a risk to the safety of residents, staff
and visitors.
26 Location and access to facilities
The proposed development will have
access to:


Shops, bank service providers,
other retail and commercial
services.



Community services and recreation
facilities, and

URBIS
SENIORS DEVELOPMENT: 23-27 WARRIEWOOD ROAD, WARRIEWOOD

There is a bus stop located directly out of
the front of the subject site. The bus stop
provides bus services to Warriewood
Square, Narrabeen and Mona Vale
shopping areas, providing residents access
to a wide range of goods and services
within close proximity.

✓

This matter is further addressed under
Section 6.5.
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The practice of a general medical
practitioner.

The facilities and services are located not
more than 400 metres from the site that is a
distance accessible by a suitable access
pathway and the overall average gradient is
no more than 1:14, although the following
are also acceptable:


Gradient up to 1:12 for a max of
15m at a time.



Gradient of up to 1:10 for a max
length of 5m at a time.



Gradient of up to 1:8 for up to 1.5m
at a time.

There is a bus stop located immediately
adjacent to the site on Warriewood Road.
The bus stop offers services to Mona Vale,
Warriewood Square Shopping Centre,
Narrabeen and regular stops to the Sydney
CBD.

✓

The distance from the proposed RACF and
the bus stop complies with the required
gradients.

27 Bush fire Prone Land
A consent authority must not consent to
development on land identified on a bush
fire prone land map certified under section
146 of the Act as “Bush fire prone land—
vegetation category 1”, “Bush fire prone
land—vegetation category 2” or “Bush fire
prone land—vegetation buffer” unless
satisfied that the development complies
with the requirements of the document titled
Planning for Bush Fire Protection, ISBN 0
9751033 2 6.

The subject site is not located on bushfire
prone land.

N/A

28 Water and sewer
A consent authority must be satisfied, by
written evidence, that the housing will be
connected to a reticulated water system
and have adequate facilities for the removal
or disposal of sewage.

The proposal will be connected to the
existing sewer infrastructure on the site.

✓

A site analysis has been undertaken for the
proposed development. Drawing No. DA010 of the Architectural Plans located in
Appendix A satisfies this requirement.

✓

This development application does not seek
consent for in-fill self-care housing. The

N/A

30 Site analysis
A consent authority must not consent to a
development application made pursuant to
this Chapter unless the consent authority is
satisfied that the applicant has taken into
account a site analysis prepared by the
applicant in accordance with this clause.
31 Design of in-fill self-care housing
In determining a development application
made pursuant to this Chapter to carry out
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development for the purpose of in-fill selfcare housing, a consent authority must take
into consideration (in addition to any other
matters that are required to be, or may be,
taken into consideration) the provisions of
the Seniors Living Policy: Urban Design
Guideline for Infill Development published
by the Department of Infrastructure,
Planning and Natural Resources in March
2004.

proposal is for high-care housing located
within a greenfield urban release area.

33 Neighbourhood amenity and streetscape
The proposed development should:


Recognise the desirable elements
of the location’s current character
(or, in the case of precincts
undergoing a transition, where
described in local planning controls,
the desired future character) so that
new buildings contribute to the
quality and identity of the area, and



Retain, complement and sensitively
harmonise with any heritage
conservation areas in the vicinity
and any relevant heritage items
that are identified in a local
environmental plan, and



Maintain reasonable
neighbourhood amenity and
appropriate residential character
by:

-

Providing building setbacks to
reduce bulk and overshadowing,
and

-

Using building form and siting that
relates to the site’s land form, and

-

Adopting building heights at the
street frontage that are compatible
in scale with adjacent development,
and

-

Considering, where buildings are
located on the boundary, the
impact of the boundary walls on
neighbours, and

URBIS
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The proposed development
responds to the Narrabeen Creek
corridor by rehabilitating and
revegetating the riparian area. The
building contributes to the quality of
the area and is oriented south to
optimise views to Narrabeen Creek
for the improved amenity of future
residents.



The proposed building is
compatible with the R3 Medium
Density Residential zone
objectives.



The proposal maintains reasonable
neighbourhood amenity by
providing sufficient building
setbacks, articulation and reduced
façade building height.



The proposed development
includes the removal of 11 native
trees and 18 exempt/weed species,
and aims to retain major existing
trees. Existing trees have been
integrated within the proposed
design. Trees required to be
removed will be offset with
replacement native species
elsewhere on the site.



The proposed development will not
be constructed within the
Narrabeen Creek riparian zone.

✓
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Be designed so that the front
building of the development is set
back in sympathy with, but not
necessarily the same as, the
existing building line, and



Embody planting that is in
sympathy with, but not necessarily
the same as, other planting in the
streetscape, and



Retain, wherever reasonable, major
existing trees, and



Be designed so that no building is
constructed in a riparian zone.

34 Visual and acoustic privacy
The proposed development should consider
the visual and acoustic privacy of
neighbours in the vicinity and residents by:


Appropriate site planning, the
location and design of windows and
balconies, the use of screening
devices and landscaping, and



Ensuring acceptable noise levels in
bedrooms of new dwellings by
locating them away from driveways,
parking areas and paths.



The proposed development will be
located on an isolated lot,
separated from adjacent residential
development and future residential
development by Warriewood Road,
Macpherson Street, Lorikeet Grove
and Narrabeen Creek.



The proposal includes adequate
landscaping for screening and
privacy.



The RACF has been designed to
provide daylight access to all
rooms, living areas and dining
areas, with generally only
administration and storage areas
not having windows.



The building layout has been
designed to maximum natural
ventilation by having fenestration
openings on all sides.

✓

35 Solar access and design for climate
The proposed development should:


Ensure adequate daylight to the
main living areas of neighbours in
the vicinity and residents and
adequate sunlight to substantial
areas of private open space, and



Involve site planning, dwelling
design and landscaping that
reduces energy use and makes the
best practicable use of natural
ventilation solar heating and
lighting by locating the windows of
living and dining areas in a
northerly direction.
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36 Stormwater
The proposed development should:


Control and minimise the
disturbance and impacts of
stormwater runoff on adjoining
properties and receiving waters by,
for example, finishing driveway
surfaces with semi-pervious
material, minimising the width of
paths and minimising paved areas,
and



Include, where practical, on-site
stormwater detention or re-use for
second quality water uses.

Refer to the Stormwater Concept Plan
attached at Appendix K. The proposed
development seeks consent for the
construction of an on-site stormwater
detention system to capture stormwater
runoff and use on-site where practical.

✓

37 Crime prevention
The proposed development should provide
personal property security for residents and
visitors and encourage crime prevention by:


Site planning that allows
observation of the approaches to a
dwelling entry from inside each
dwelling and general observation of
public areas, driveways and streets
from a dwelling that adjoins any
such area, driveway or street, and



Where shared entries are required,
providing shared entries that serve
a small number of dwellings and
that are able to be locked, and



Providing dwellings designed to
allow residents to see who
approaches their dwellings without
the need to open the front door.



The proposed development
responses to site constraints and
opportunities; utilising views to and
from Warriewood Road as a form of
general surveillance for crime
prevention.



Residents and staff will be able to
view who approaches the building
without the need to open the front
door.



The proposed development has
safe pedestrian links to public
transport services, which provide
access to local facilities include
Warriewood Square and Mona Vale
Hospital. An additional bus stop is
proposed along Warriewood Road

✓

38 Accessibility
The proposed development should:


Have obvious and safe pedestrian
links from the site that provide
access to public transport services
or local facilities, and



Provide attractive, yet safe,
environments for pedestrians and
motorists with convenient access

URBIS
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✓

LEGISLATIVE AND PLANNING FRAMEWORD

17

and parking for residents and
visitors.

at the front of the seniors
development.


The proposed building is attractive
and provides separate access
points for pedestrians and
motorists. A basement car park will
provide 66 parking spaces for
visitors and staff, as the proposal is
aimed at high-care patients.

39 Waste management
The proposed development should be
provided with waste facilities that maximise
recycling by the provision of appropriate
facilities.

A Waste Management Plan has been
prepared for the Development Application,
refer to Appendix M.

✓

40 Development standards—minimum sizes and building height
The size of the site must be at least 1,000
square metres.

The site has an area of 9,700m2.

✓

The site frontage must be at least 20
metres wide measured at the building line.

The site has a 201.2 metre frontage to
Warriewood Road and 142.6 metre
frontage to Macpherson Street.

✓

48 Standards that cannot be used to refuse development consent for residential care facilities
A consent authority must not refuse consent to a development application made pursuant to this Chapter
for the carrying out of development for the purpose of a residential care facility on any of the following
grounds:
Building height: if all proposed buildings
are 8 metres or less in height (and
regardless of any other standard specified
by another environmental planning
instrument limiting development to 2
storeys).

The proposal has maximum building height
of 11.32 metres, which is a minor
exceedance over the 11 metre height
development standard under the Pittwater
LEP. On this basis, a clause 4.6 written
request is made to vary the development
standard.

✗

Density and scale: if the density and scale
of the buildings when expressed as a floor
space ratio is 1:1 or less.

The proposal has floor space ratio of
0.85:1.

✓

Landscaped area: if a minimum of 25m² of
landscaped area per residential care facility
bed is provided

6,654m2 of landscaping is proposed, which
equates to 51.2m² per bed.

✓

Parking: if at least the following is
provided:

The proposal includes 130 beds and will
have a maximum of 48 staff on duty at any
time.

✓



1 parking space for each 10 beds in
the residential care facility (or 1
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5.4.

parking space for each 15 beds if
the facility provides care only for
persons with dementia), and

Based on the proposal, the development
should provide at least 37 car parking
spaces and an ambulance space.



1 parking space for each 2 persons
to be employed in connection with
the development and on duty at
any one time, and

The proposal includes 66 basement car
parking spaces, 2 pick-up and drop-off car
parking spaces and an ambulance space
which complies with the requirements.



1 parking space suitable for an
ambulance.

STATE ENVIRONMENTAL PLANNING POLICY NO. 55 – REMEDIATION OF
LAND

State Environmental Planning Policy No 55 Remediation of Land (SEPP 55) applies to all land in NSW and
aims to promote remediation of contaminated land for the purpose of reducing potential impacts on human
health. The consent authority must be satisfied that land that is contaminated is suitable for the proposed
use or will be suitable following remediation.
Clause 7 of SEPP 55 specifies that a consent authority must not consent to the carrying out of any
development on land unless it has considered whether land is contaminated and, if the land is contaminated,
that it is satisfied that the land is or can be made suitable for the proposed development.
A preliminary site investigation has been undertaken by EI Australia (Appendix N). The investigation has
found that the site has historically been used for agricultural purposes (market gardens) from the 1940s to
early 2000s. Historical land uses on neighbouring properties were primarily residential and agricultural
throughout the studied period apart from the Wastewater Treatment Works located to the south of the site
since the 1980s.
A search through the record of notices for contaminated land indicated that the site was free of statutory
notices issued by the EPA. The site was not identified on the List of NSW contaminated sites notified to the
EPA.
The assessment identified several manageable potential contamination sources in the site history review and
site inspection observations. The assessment recommends that a detailed site investigation be undertaken
to characterise site soils, groundwater and ground gas to identify if any remediation is required. Hoever, the
report concludes that any potential contamination can be managed and the site can be made suitable for the
proposed development.
Accordingly, the proposal satisfies clause 7 of SEPP55 and approval can be granted for the development.
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5.5.

PITTWATER LOCAL ENVIRONMENTAL PLAN 2014

5.5.1. Zoning and Land Use
The site is zoned R3 Medium Density Residential under the Pittwater Local Environmental Plan 2014
(PLEP). Under the adopted land use table, “seniors housing” is a permissible use.
The objectives of the R3 Medium Density Residential Zone are as follows:


To provide for the housing needs of the community within a medium density residential environment.



To provide a variety of housing types within a medium density residential environment.



To enable other land uses that provide facilities or services to meet the day to day needs of residents.



To provide for a limited range of other land uses of a low intensity and scale, compatible with
surrounding land use.

The proposed development complies with the objectives of the zone as it will assist with meeting the housing
needs of the aging community.
FIGURE 4 – EXTRACT OF PLEP 2014: ZONING

Source: PLEP 2014

5.5.2. Minimum Subdivision Lot Size (Clause 4.1)
The site is not subject to a minimum lot size under the Lot Size Map.
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5.5.3. Height of Buildings (Clause 4.3)
The subject site is identified as having a maximum height of building of 10.5 metres under the Height of
Building Map (see Figure 5 below). In addition to this, the site is identified as requiring a maximum street
frontage height of 8.5 metres.
The proposed development would have a maximum height of 11.3 metres and maximum street frontage
height of 8.75 metres along Macpherson Street, which exceeds the development standards.
An assessment of the proposed variation has been undertaken in accordance with the requirements of
Clause 4.6 ‘Exceptions to Development Standards’ of the PLEP and is included at Appendix A.
In summary, the proposed exceedance of the height development standard is considered to be justified
based on the following key points:


The exceedance of the overall height of buildings development standard is limited to a small portion of
the roof ridge and lift overrun.



The exceedance will not create any additional overshadowing to communal open spaces on the subject
site or any adjoining lots.



The street frontage will read as two storeys from the streetscape, which is considered to be the objective
of the development standard.



The height exceedance is attributed to the topography of the site and due to the nature of residential
aged care facilities requiring level floor plans, generally with long corridors to allow sight lines between
nursing stations.



Strict numerical compliance would not provide an improvement to streetscape appearance.

FIGURE 5 – EXTRACT OF PLEP 2014: HEIGHT OF BUILDINGS MAP

Source :PLEP 2014

5.5.4. Floor Space Ratio (Clause 4.4)
The site is not subject to a maximum floor space ratio (FSR) under the Floor Space Ratio Map.
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5.5.5. Preservation of Trees or Vegetation
Clause 5.9 of the PLEP 2014 applies to all vegetation defined as a “tree” located on urban land within the
LGA. Any tree proposed to be removed in relation to the proposed works requires approval from Council.
The proposed development requires the removal of 11 existing trees on the site, as well as 18 weeds and
exotic species which are exempt for removal.
An arboricultural impact assessment has been undertaken to assess the significance of these trees
(Appendix F). The assessment found that the removal of these trees will not have a detrimental
environmental impact and the trees proposed to be removed will be offset by replacement tree plantings.

5.5.6. Urban Release Area
Warriewood Valley Release Area
Clause 6.1 of the PLEP 2014 outlines the density requirement for Warriewood Valley Release Area. The site
is identified as Buffer 1I (refer to Figure 6) within the Warriewood Valley Release Area.
FIGURE 6 – WARRIEWOOD VALLEY RELEASE AREA

Source: PLEP 2014

Subclause 3 states that development consent must not be granted unless the site achieves a density
requirement of ‘not more than 67 dwellings or less than 43 dwellings’.
The proposed development, being a residential aged care facility, does not meet the definition of a ‘dwelling’.
However, to ensure the residual land within Buffer 1l to the north of the proposal can accommodate the
required dwelling yield, an indicative concept has been prepared demonstrating that the proposal will not
preclude the ability to meet the required dwelling yield (see Appendix C). Accordingly, the proposal will not
preclude the ability to comply with the Clause 6.1 in the future.
The indicative concept comprises 44 dwellings, with the indicative composition shown in Table 6 and the
indicative layout provided in Figure 7 below.
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Table 6 – Indicative Concept Dwelling Yield

Dwelling Type

Number of Dwellings

Dwelling houses

1

Dual occupancies

8

Attached dwellings/townhouses

13

Residential flat buildings

22

Total

44

FIGURE 7 – INDICATIVE LAYOUT OF RESIDENTIAL CONCEPT

Source: V-Arc
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5.5.7. Acid Sulfate Soils
Clause 7.1 requires Council to consider the potential impact of disturbing acid sulfate soils as a result of the
proposed development. As shown in Figure 8 the site is mapped as containing Class 3, Class 4 and Class 5
acid sulfate soils.
A geotechnical investigation was undertaken and is included at Appendix L.
The assessment of laboratory test results indicate that the soils across the site are unlikely to be acid
sulphate or potentially acid sulphate soils, and that the disturbance of soils during the proposed development
works may be carried out without an Acid Sulphate Soils Management Plan.
FIGURE 8 – EXRACT OF PLEP 2014 – ACID SULFATE SOILS

Source: PLEP 2014

5.5.8. Earthworks
Clause 7.1 of PLEP 2014 requires Council to consider the effects of earthworks on environmental features
and processes. In particular before granting consent authority must consider the following:


the likely disruption of, or any detrimental effect on, drainage patterns and soil stability in the locality of
the development,



the effect of the development on the likely future use or redevelopment of the land,



the quality of the fill or the soil to be excavated, or both,



the effect of the development on the existing and likely amenity of adjoining properties,



the source of any fill material and the destination of any excavated material,



the likelihood of disturbing relics,



the proximity to, and potential for adverse impacts on, any waterway, drinking water catchment or
environmentally sensitive area,



any appropriate measures proposed to avoid, minimise or mitigate the impacts of the development,
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the proximity to and potential for adverse impacts on any heritage item, archaeological site or heritage
conservation area.

The proposed development:


Has been designed to appropriately manage stormwater and the groundwater table.



Will not cause any significant impacts to the amenity of adjoining properties.



Will improve the health of the Narrabeen Creek by rehabilitating the riparian corridor.



Is very unlikely to uncover any relics.



Is supported by a geotechnical investigation (included at Appendix L).



Is not in the vicinity of any heritage items, heritage conservation areas or known archaeological sites.

5.5.9. Flood Planning
Clause 7.3 of PLEP 2014 requires Council to consider the impact on development carried out on flood prone
land. A flood study has been carried out (Appendix H) which identified that the western portion of the site,
adjacent to Narrabeen Creek, is subject to the overland flow path of 100-year average recurrence interval
(ARI) and probably maximum flood (PMF) events (Figure 9).
FIGURE 9 – 100 YEAR ARI FLOOD EVENT

The study has identified that, subject to the proposed earthworks associated with the creek widening, the
floor levels of the proposed development will be clear of the 100 year ARI flood level plus a 500mm
freeboard, complying with the requirements under Part B3 (Hazard Controls) of the DCP.
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5.5.10. Biodiversity
Clause 7.6 of PLEP 2014 requires Council to consider if the proposed development will impact upon flora
and fauna communities or species known to contribute to significant biodiversity of the LGA. The western
portion of the site abutting Narrabeen Creek is identified as containing significant biodiversity value (Figure
10).
A Vegetation Management Plan has been prepared (Appendix J) which includes recommendations to
rehabilitate and revegetate the riparian zone of Narrabeen Creek. Subject to the implementations of these
recommendations, the proposal will not have a detrimental impact on biodiversity.
FIGURE 10 – EXRACT FROM PLEP 2014 – BIODIVERSITY

Source: PLEP 2014
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5.6.

PITTWATER 21 DEVELOPMENT CONTROL PLAN 2014

The Pittwater 21 Development Control Plan 2014 (PDCP 2014) applies to the proposed development. The
following parts of the PDCP 2014 are relevant to the application:
Table 7 – Pittwater 21 DCP 2014

Section B General Controls

Control

Complies

Comments

B3 Hazard Controls
B3.6 Contaminated Land and Potentially
Contaminated Land

YES

Council shall not consent to the carrying out
of any development on land unless it has
considered State Environmental Planning
Policy No. 55 Remediation of Land.

Our assessment found that the site has
historically been used for rural
residential purposes with no known
industrial activity has taken place on the
site.
Accordingly, it is not considered that
there would be any significant risk of
contamination on the site.

B3.14 Flood Hazard – Flood Category 1 –
Low Hazard (Other Development)

YES

All development or activities must be
designed and constructed such that:


There is no additional adverse flood
impact on surrounding properties or
flooding processes for any event up
to the Probable Maximum Flood
(PMF) event and;



There is no net decrease in
floodplain volume of a floodway or
flood storage area within the property
for any flood event up to the 1% AEP
flood event.

Clause B3.19 Flood Hazard – Flood
Category 1 – High Hazard – Other
Development
An assessment through a Flood Risk
Management Report is required to be
undertaken by a Water Engineer for property
subject to a High Hazard Classification to
determine the extents within the site of the
High Hazard Classification, the High Hazard
Flood Storage Area and/or the High Hazard
Floodway Area.
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The proposed development has been
designed so that the habitable floor
levels are clear of the 1% AEP flood
event plus a 500mm freeboard.
The proposed structures will not create
any additional flooding impacts to
adjoining properties during the PMF
flood event.

YES

A Water Management Report has been
prepared and is included at Appendix
H.
The report found that the proposal
complies with the relevant required floor
levels.
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Clause B3.23 Climate Change Sea Level
Rise and Increase Rainfall Volume

YES

For land identified on Council’s Flood Hazard
Maps involving development to which this
control applies, a Flood Risk Management
Report shall be prepared in accordance
with Appendix 8 - Flood Risk Management
Policy for Development in Pittwater, which
includes an assessment of climate change.
This assessment shall include the impacts of
climate change on the property over the life
of the development and the adaptive
measures to be incorporated in the design of
the project.

The Water Management Report has
taken into consideration climate change
sea level rise and increased rainfall
volumes in its calculations.
The proposed development complies
with the extent of overland flow
calculated.

3) Climate Change Assessment for Land
Identified within the Warriewood Valley Land
Release Area
For land identified within the Warriewood
Valley Land Release Area involving
development to which this control applies, a
climate change assessment shall be
incorporated in the Water Management
Report as required by Clause C6.4 Flood Warriewood Valley Residential Sectors,
Buffer Areas or Development Sites, Clause
C6.5 Flood - Warriewood Valley Employment
Generating Sectors, Buffer Areas or
Development Sites and in accordance
with Council's Warriewood Valley Urban
Land Release Water Management
Specification(February 2001 or as amended).
The climate change assessment shall include
the impacts of climate change on the
property over the life of the development and
the adaptive measures to be incorporated in
the design of the project.
Clause B3.25 Flood Hazard – Flood
Emergency Response Planning
Areas of the Pittwater LGA potentially
impacted by flash flooding or overland flow or
lagoon flooding or a combination of flooding
are to ensure development is undertaken in a
way that is reflective of the flood risk.
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The aged care facility is proposed at RL
6.10m AHD, which is 1.22m above the
PMF flood level for the site. Based on
this, no evacuation plan is necessary
from the aged care as it is not
considered a flood prone site.
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B4 Controls Relating to the Natural Environment
B4.1 Flora and Fauna Conservation Category
1 Land

YES

Development shall not directly negatively
impact on threatened species, endangered
populations or endangered ecological
communities.

Swamp Sclerophyll Forest is listed as
an Endangered Ecological Community
(EEC). The EEC is located within the
riparian area of Narrabeen Creek and
will not be impacted by the proposed
development due to the 50 metre buffer
zone and the creek line setback.
A Vegetation Management Plan has
been prepared (Appendix J) which
provides recommendations to ensure
significant vegetation is preserved.

B4.22 Preservation of Trees or Bushland
Vegetation

YES

A person shall not ringbark, cut down, top,
lop, remove, poison, injure, or wilfully destroy
any prescribed tree or bushland vegetation
without a Tree and Bushland Vegetation
Removal Permit unless authorised by a
current Development Consent.

The proposed development will require
the removal of 11 protected tree
species as they are located within or
adjacent to the site in a position where
they cannot be retained due the
proposed building footprint and
associated infrastructure where
encroachment would have an adverse
impact on their roots and viability and
stability. Notwithstanding this, the
proposal is located in an area of the site
which will allow the retention of
significant trees in the riparian corridor.
The removal of these trees will be offset
by replacement tree planting, with
details shown in the Landscape Plan
included at Appendix D.
A further 18 exempt specimens within
the site shall be removed as well.

B8 Site Works Management
B8.1 Construction and Demolition –
Excavation and Landfill
Excavation and landfill on any site that
includes the following:


Excavation greater than 1 metre
deep, the edge of which is closer to a
site boundary or structure to be
retained on the site, than the overall
depth of the excavation;

YES

The proposal includes the provision for
a single storey basement car park.
Excavation in the order of 3 metres
below the existing ground level will be
required.
A Geotechnical Assessment is attached
at Appendix L which has assessed the
suitability of the proposal and impacts
on the groundwater table.
The assessment found that the
proposal would not create any adverse
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Any excavation greater than 1.5
metres deep below the existing
surface;



Any excavation that has the potential
to destabilize a tree capable of
collapsing in a way that any part of
the tree could fall onto adjoining
structures (proposed or existing) or
adjoining property;



Any landfill greater than 1.0 metres in
height; and/or



Any works that may be affected by
geotechnical processes or which
may impact on geotechnical
processes

impacts to the groundwater table or
create any geotechnical issues.

Must comply with the requirements of the
Geotechnical Risk Management Policy for
Pittwater as adopted by Council and details
submitted and certified by a Geotechnical
Engineer and/or Structural Engineer with the
detail design for the Construction Certificate.
B8.2 Construction and Demolition – Erosion
and Sediment Management

YES

Erosion and sedimentation prevention
measures must be installed on all sites to
prevent the migration of sediment off the site
into any waterway, drainage systems, public
reserves, road reserve or adjoining private
lands.

Adequate erosion and sediment
management measures will be installed
on site to prevent the migration of
sediment off the site. The plan will be
prepared in accordance with Landcom’s
Soil and Construction Manual
(otherwise known as the “Blue Book”),
Volume 1, March 2004.
In general, it is envisaged that the
following management devices would
be installed:

B8.3 Construction and Demolition – Waste
Minimisation
Waste materials generated through
demolition, excavation and construction
works is to be minimised by reuse on-site,
recycling, or disposal at an appropriate waste
facility.
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YES



Installation of silt fences
downstream of all works; and



Use of silt socks around
existing stormwater pits.

There are no structures on the site
requiring demolition. All waste
generated through the construction of
the proposed development will be reused on site, or disposed of at an
appropriate waste facility.
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B8.4 Construction and Demolition – Site
Fencing and Security

YES

The site will be protected by site fencing
or hoarding (where applicable) for the
duration of construction works.

YES

All works undertaken within the public
road reserve will be subject to an
Application for Approval under Section
138 of the Roads Act 1993.

All sites are to be protected by site fencing
for the duration of the works.
Where building construction is undertaken
adjacent to the public domain, pedestrian and
vehicular facilities are to be protected by a
Hoarding in accordance with Section 126(1)
of the Roads Act 1993.
B8.5 Construction and Demolition – Site
Fencing and Security


All works undertaken within the
public road reserve must be
protected in a manner to ensure
pedestrian and vehicular safety at all
times.



All works undertaken on site or in the
public road reserve must make
provision for pedestrian and traffic
flow and not adverse nuisance.



All works undertaken on a site or in
the public road reserve must make
good any damage or disruption to the
public infrastructure.

B8.6 Construction and Demolition – Traffic
Management Plan
All development where either excavated
materials to be transported from the site or
the importation of fill material to the site is
100m³ or greater, a construction traffic
management plan indicating truck
movements, and truck routes is to be
provided and approved by council prior to the
commencement of works.

The proposal has been designed in
accordance with the Warriewood Valley
Roads Masterplan. The proposal will
ensure pedestrian traffic flow is not
adversely affected and will make good
any damage or disruption to the public
infrastructure.

YES

A Construction Traffic Management
Plan will be submitted for approval by
Council after the issuance of a
Construction Certificate and prior to the
commencement of works. The Plan will
outline strategies for the minimisation of
disruption to adjoining residential
neighbours and the street system.

All transport works must not cause adverse
disruption or nuisance to adjoining
residences, businesses or the street system.
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Section C Development Type Controls
Control

Compliance

Comments

C1 Design Criteria for Residential Development
C1.3 View Sharing


All new development is to be designed
to achieve a reasonable sharing of
views available from surrounding and
nearby properties.



The proposal must demonstrate that
view sharing is achieved through the
application of the Land and
Environment Court's planning
principles for view sharing.



Where a view may be obstructed, built
structures within the setback areas are
to maximise visual access through the
structure e.g. by the provision of an
open structure or
transparent building materials.



Views are not to be obtained at the
expense of native vegetation.

C1.9 Adaptive Housing and Accessibility

YES

The proposal is consistent with the Land
and Environment Court’s planning
principles for view sharing.

YES

The proposed seniors living facility will
have 100% adaptable suites/rooms.

YES

The proposed includes a waste and
recycling storage room at the lower
ground floor; the room will
accommodate separate bins for general
waste and recyclables.

YES

The proposal will comply with the
Protection of the Environment
Operations Act 1997 and has been
design to ensure prevention of air,
water, noise and land pollution.

Seniors living is required to have 100% of
adaptable units

C1.12 Waste and Recycling Facilities
Waste and recycling receptacles are to be
stored within the property boundaries.
Separate bins are to be provided for waste
(garbage), paper recyclables and container
recyclables.
C1.13 Pollution Control
Residential development must be designed,
constructed, maintained and used in a proper
and efficient manner to prevent air, water,
noise and/or land pollution.

The proposed development is designed
to ensure sharing of views to and from
Narrabeen Creek and protect native
vegetation, as the proposal complies
with the 50 metres buffer setback from
Narrabeen Creek.

Developments must comply in all respects
with the Protection of the Environment
Operations Act 1997, and other relevant
legislation
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C1.23 Eaves

YES

Dwellings shall incorporate eaves on all
elevations.
Eaves must be a minimum of 450mm in width,
excluding any fascia/barge boards and
gutters.

The proposal incorporates eaves on all
elevations with a minimum width of
450mm. Refer to the Architectural Plans
in Appendix B for further detail and
dimensions.

C6 Design Criteria for Warriewood Valley Release Area
C6.1 Integrated Water Cycle Management


Integrated approach to water
management and conservation,
addressing water quality and quantity,
watercourse and creekline corridors,
stormwater and groundwater, and
minimises the risk posed by flooding
and adapts to climate change
impacts.



Establish a network of multi-functional
living creekline corridors particularly
Narrabeen Creek.



A range of aquatic habitats within the
creeks are protected and restored as
natural creekline and wildlife corridors
with riparian vegetation, providing a
functioning habitat for birds and
diverse native flora.



Landscaping enhances the required
functions of the creekline corridor and
reduces the impact of utilitarian
drainage structures on the open
space.



Effective management of grey water
treatment systems (where relevant)
which maintain disposal to Sydney
Water central reticulation system.



Effective management of onsite
sewage and effluent systems to
ensure environmental and public
health protection.

C6.2 Natural Environmental and Landscaping
Principles


YES

Landscaping enhances and
complements the natural environment
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YES



The proposed built form will be
setback 50 metres from
Narrabeen Creek to create a
multi-functional creekline
corridor for recreation, relaxation
and to ensure the protection and
functioning for native flora and
fauna.



The proposal includes on-site
stormwater detention for the
collection of stormwater, which
will then be dissipated into
Narrabeen Creek.



A Vegetation Management Plan
has been prepared which
includes recommendations to
rehabilitate and revegetate the
riparian zone of Narrabeen
Creek.



The proposed development
enhances and complements the
natural environment through
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and surrounding landscape character.
Promotion of ecologically sustainable
outcomes.


Provision of a pleasant and safe living
environment that is environmentally
responsive.



New development is blended into the
streetscape and neighbourhood.

C6.3 Ecologically Sustainable Development,
Safety and Social Inclusion

environmentally responsive
design.


YES

The proposed development will:


Provide natural surveillance
through orientating windows off
private rooms and living areas
towards the streetscape and
creekline corridor.



Have security devices to control
access of residents and visitors.



Clearly articulate differences
between building positioning
and circulation zones, public
and private.



Be serviced regularly by
cleaning and maintenance staff
to ensure that the building and
grounds are kept to a high
standard.

Development is to be designed to incorporate
the CPTED principles including:


Principle 1 – Natural Surveillance



Principle 2 – Access Control



Principle 3 – Territorial Reinforcement



Principle 4 – Space Management

C6.4 The Road System and Pedestrian and
Cyclist Network
A traffic analysis report and road plans and
sections for the Sector, buffer area or
development site, demonstrating that the
outcomes within this control will be achieved,
must be prepared by a suitably qualified
professional and submitted with the
application. The road plans must comply with
the relevant specifications and cross sections
in Council’s Warriewood Valley Roads
Masterplan.
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YES

The proposal is responsive to
the Warriewood Road and
Macpherson Street streetscape
character. Furthermore, the
proposal is consistent with the
R3 Medium Density Residential
zone objectives and the
Warriewood Valley Strategic
Review Report.

A traffic report has been prepared and is
included at Appendix E.
The proposed road system and
pedestrian and cycle network has been
designed in accordance with the
Indicative Layout Plan and Warriewood
Valley Roads Masterplan.
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C6.5 Utilities, Services and Infrastructure
Provisions

YES

The proposed development will be
adequately serviced by water, electricity,
telecommunications, sewer and gas.

New development including the creation of
new allotments is to be fully serviced by
electricity, reticulated water and sewer, gas
and communications.
C6.7 Landscape Area (Section, Buffer Area or
Development Site)


YES

Where a sector, buffer area or
development site has a frontage to a
creek, a minimum 35% of the site area
is to be landscaped area.



Where the proposal’s impervious area
exceeds 50%, a reassessment of the
site storage requirements should be
undertaken and measures to address
the difference must be clearly outlined.



Landscaped areas are to be
predominately areas of deep soil to
allow the infiltration of rain water to the
water table to reduce stormwater
runoff, promote the healthy growth of
large trees with large canopies and
protect existing mature trees.

C6.10 Additional Specification for
Development of Buffer Area 1a to 1m

YES



Approximately 68% of the site
will be landscaped, with less
than 50% of the site having
impervious areas.



Landscaped areas are
predominately deep soil to
permit the infiltration of rain
water and growth of larger trees.



The proposal includes the extent
ion of Lorikeet Grove in
accordance with Warriewood
Valley Roads Masterplan and
the indicative layout plan.



No new vehicular access is
proposed onto Macpherson
Street. The proposal includes
access for pick up/drop off from
Warriewood Road, with all
basement car parking and waste
collection occurring off Lorikeet
Grove.



The proposal includes
pedestrian and cycleway
networks in accordance with the
indicative layout plan; footpaths
and landscaping will be
established either side of
Lorikeet Grove. The proposed
verge widths are in accordance

Access Arrangements
 Lorikeet Grove extension is to traverse
Buffer Areas 1a to 1l, and be:
o

Designed and constructed as
a Local Road under
the Warriewood Valley Roads
Masterplan and comply with
the specifications and cross
section; and

o

Generally in accordance with
the alignment of Lorikeet
Grove on the Indicative
Layout Plan.

 A maximum of two new public roads are to
directly connect to Warriewood Road and
Lorikeet Grove. Each new connection road
is to comply with the specifications and
cross section for a Local Road.
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 The number of driveways along Warriewood
Road is to be minimised. This can be
achieved through shared driveways for
dwellings that front Warriewood Road.

with Council specifications and
cross sections for a Local Road.


 All other access roads within Buffer Areas
1a to 1l must be designed with traffic
calming devices to lower vehicle speeds,
which may incorporate pavement treatment
and enhanced landscaping. The provision
of safe crossing areas is required.


A roundabout at the intersection
of Warriewood Road, Lorikeet
Grove and Hill Street has been
accommodated into the
proposed design to calm traffic.

No new vehicular access, including
driveways, is permitted onto Macpherson
Street to ensure a safe approach to the
bridge across Narrabeen Creek.

Location of Pedestrian and Cycleway Network
 The alignment of the pedestrian and
cycleway network is to be generally in
accordance with the Indicative Layout Plan
below.
 Indicative Layout Plan:

Section D Locality Specific Development Controls
Control

Compliance

Comment

D16 Warriewood Valley Locality
D16.1 Character as viewed from a public
place
Presentation to a Public Place:
The facades of buildings presenting to any
public place must address these public places,
provide visual interest, have a street presence
and incorporate design elements that are
compatible with any design themes existing in
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YES

All facades of the building will be visible
from the public domain. Every aspect of
the building has been designed to
incorporate a mix of materials and
finishes, as well as protrusions and
indentations along the elevations, to
articulate the building and provide visual
interest.
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the immediate vicinity. Blank facades that front
public places are not supported.
Building function is to be expressed by the
facade. Any building facade and front setback
to a public place must incorporate at least two
of the following design features:


Pedestrian entry feature including a
footpath;



Awnings or other features over
windows;



Front entry feature or portico that
highlights the location of the front
door;



front feature balconies on upper floors;
and



Gables, dormer windows or the like
that provide architectural interest to
the roof form, visible from the street.

The access points to the building are
clearly defined and inviting to residents,
staff and visitors.
Balconies and living areas have been
orientated towards the public domain
areas to provide passive surveillance
and outlooks for residents.
Extensive landscaping is proposed
around the entire building to provide
visual relief from man-made elements
and to provide good amenity to
residents, staff and visitors.

Clear visual connection must be achieved
between the public place and the front
setback/front façade of the building.
Walls without articulation shall not have a
length greater than 8 metres to any street
frontage.
The bulk and scale of buildings must be
minimised.
Landscaping is to be integrated with
the building design to screen and soften the
visual impact of the built form. The height and
scale of the landscaping in the setback area to
the public place must be proportionate to the
height and scale of the building.
Concealment of building plant or
communications equipment, services and
servicing areas.
General service facilities must be located
underground or suitably concealed.
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D16.6 Front Buildings Lines

YES

 All development fronting Warriewood
Road, Garden Street and Macpherson
Street:
 Minimum front setback to articulation
zone (metres) from front boundary – 5m

The proposed development will be
setback 6.5 metres from the building line
to the front boundary along both
Macpherson Street and Warriewood
Road.
While the port cochere/awning at the
main entrance will encroach to a minor
extent into the front setback, it has been
designed to be lightweight and will
integrate into the streetscape.

 Minimum front setback to garage/carport
(metres) from front boundary – 6.5 m
 Minimum front setback to dwelling
(metres) from front boundary – 6.5m
D16.8 Spatial Separation

YES

Minimum side spatial separation in metres –
6m for habitable rooms and balconies, and 3m
for non-habitable rooms.

The proposed development complies
with spatial separation requirements.

Minimum rear spatial separation in metres –
6m for habitable rooms and balconies, and 3m
for non-habitable rooms.
D16.13 Building Colours and Materials

YES

The proposed colour scheme and
material schedule is consistent with the
requirements of the Pittwater DCP 2014.
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6.

ASSESSMENT OF KEY PLANNING ISSUES

This section provides an assessment of what we deem as the key planning issues relevant to the proposed
development.

6.1.

CONSISTENCY WITH THE PLANNING FRAMEWORK

The planning and statutory framework applying to the land and form of development proposed is outlined in
detail in Section 5. The proposal is considered to align with the relevant Acts, EPIs, Plans and Policies in
respect to the following:


The proposed development is consistent with the definition of a “Seniors Housing” and is permissible on
land zoned R3 Medium Density Residential under the PLEP 2014’;



The likely impacts of the development have been considered in accordance with Section 79C. The
potential for adverse impacts is limited and overall the proposal is considered to make a positive
contribution to the LGA without adversely or unreasonably affecting the amenity of adjacent land;



The proposal responds to the accommodation needs of Northern Beaches LGA’s ageing population;



The proposal will make a positive social and economic contribution through the delivery of additional
residential seniors living facilities whilst delivering employment opportunities for the community; and



The proposed development is considered to comprise the orderly and economic use of the land that is
appropriately zoned and located for seniors housing purposes.

Considering above, the proposal is consistent with the legislative and planning framework.

6.2.

BUILT FORM AND STREETSCAPE

The site is bound by frontages to Warriewood Road to the east and Macpherson Street to the south, and is
approximately 2.53ha in size. The current streetscape of Warriewood Road is typically residential in nature,
with low density residential housing on the Eastern side. To the north of the site are large lots subject to
numerous development applications for a range of medium density developments. Macpherson Street
separates the site from Warriewood Sewage Treatment Plant.
The surrounding area is currently in a transitional process through the approval and construction of a range
of medium density developments within the WVURL. While new developments primarily consist of
townhouses and residential flat buildings, it is recognised that there is a desire to retain a two storey
interface between the R3 zoned land and the established low density residential development on the western
side of Warriewood Road.
The proposed development is considered to be consistent with the emerging medium density form and scale
and presents as a two storey development when viewed from the streetscape along Warriewood Road and
Macpherson Street. The development will provide a prominent and visually interesting building for the corner
site.
A variety of materials and colours, protrusions within the façade, and landscaping within all setbacks have
been incorporated into the design to visually break the bulk and scale of the building.
Figure 11 and Figure 12 below illustrate the proposed character of the building when viewed from the public
domain.
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FIGURE 11 – PERSPECTIVE OF EASTERN ELEVATION WHEN VIEWED FROM THE INTERSECTION
OF WARRIEWOOD ROAD AND MACPHERSON STREET

Source: V-Arc

FIGURE 12 – PERSPECTIVE OF SOUTHERN ELEVATION WHEN VIEWED FROM MACPHERSON
STREET

Source: V-Arc
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6.3.

TRAFFIC AND CAR PARKING

A traffic and car parking assessment has been undertaken by TTM and is included at Appendix E. The
findings of the assessment are summarised below.

6.3.1. Vehicular Access
A one way port-cochere is provided off Warriewood Road providing an undercover pick-up and drop-off
location, as well as an ambulance and two car parking bays. Vehicles will enter and exit this area in a
forward direction.
Vehicle access to the basement car park will be provided via a single point off the proposed extension to
Lorikeet Grove. A two-way ramp is provided on the northern side of the development, with entry and exit to
the car park controlled by boom gates.
A separate access point off Lorikeet Grove has been designed to be accessed by a medium rigid vehicle
(MRV) for delivery of goods and the pickup of garbage. The garbage room is located adjacent to the access
point and a 3.5 metre headroom clearance is provided.
The proposed access arrangements have been assessed in relation to Australian Standard AS2890 Parts 1
and 2 and it is confirmed that compliance with these documents is achieved. The driveways will be located
where suitable sightlines are available and will be suitable to accommodate the movements of waste
collection vehicles.

6.3.2. Car Parking
The Seniors SEPP specifies that an application cannot be refused on the grounds of car parking if the
following is provided:


1 parking space for each 10 beds in the residential care facility (or 1 parking space for each 15 beds if
the facility provides care only for persons with dementia), and



1 parking space for each 2 persons to be employed in connection with the development and on duty at
any one time, and



1 parking space suitable for an ambulance.

The proposal includes 130 beds and will have a maximum of 48 staff on duty at any time. Based on the
proposal, the development should provide at least 37 car parking spaces and an ambulance space.
The proposal includes 66 basement car parking spaces, two pick-up and drop-off car parking spaces and an
ambulance space. Accordingly, the proposal is considered to provide sufficient car parking.

6.3.3. Traffic Generation
Based on the RMS’ Guide to Traffic Generating Developments – Technical Direction TDT 2013/04a, trip
generation for aged care facilities is calculated at a rate of 0.4 trips per dwellings/beds. Based on the 130
beds proposed, the development would generate a peak hour of 52 vehicle trips.
The traffic generation potential of up to 52 trips in morning and evening peak periods is relatively minor and
will not result in unacceptable traffic implications in terms of road network capacity or traffic related
environmental effect. The proposed development will not change the level of service of key intersections in
the surrounding area.

6.3.4. Public Transport
The site has access to bus stops located on Macpherson Street and Warriewood Road which front the
development site. Sydney Buses offer services from these bus stops to and from Sydney CBD, Warriewood
and Mona Vale (bus routes 185, E85 and L85).
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6.4.

BIODIVERSITY

The western portion of the site abutting Narrabeen Creek is identified as containing significant biodiversity
value. To ensure the preservation of the significant biodiversity values, a Vegetation Management Plan has
been prepared (Appendix J) which includes recommendations to rehabilitate and revegetate the riparian
zone of Narrabeen Creek.
Recommendations specified in the VMP include:


Treatment of existing weeds;



Tubesock plantings;



Seed collection;



Rabbit netting fencing; and



Monitoring and reporting.

Subject to the implementations of these recommendations, the proposal will not have a detrimental impact
on biodiversity.

6.5.

ACCESS TO SERVICES AND FACILITIES

Clause 26 of the Seniors SEPP requires that residents of seniors housing are to have access to:


Shops, bank service providers and other retail and commercial services that residents may reasonably
require;



Community services and recreation facilities; and



The practice of a general medical practitioner.

Access to these services and facilities are to be within 400 metres of the site and with a path where the
average gradient is no more than 1:14, with the following gradients also acceptable:


A gradient of no more than 1:12 for slopes for a maximum of 15 metres at a time;



A gradient of no more than 1:10 for a maximum length of 5 metres at a time; and



A gradient of no more than 1:8 for distances of no more than 1.5 metres at a time.

Where the development relies upon a public transport service to access services and facilities, it is to be
available both to and from the proposed development at least once between 8am and 12pm per day and at
least once between 12pm and 6pm each day from Monday to Friday (both days inclusive).
There is a bus stop located immediately adjacent to the proposed RACF on Warriewood Road, with another
bus stop located directly across the road. Sydney Buses operate bus routes 185, E85 and L85 from these
bus stops and provide daily services to commercial centres at Warriewood Square, Mona Vale, Narrabeen,
Warringah Mall and to Sydney CBD which satisfy clause 26(1) and (5) (see Figure 14). The frequency of
services varies throughout the day from every two to five minutes during peak periods to every half hour
during off-peak times.
Residents, staff and visitors will have easy access to and from the two bus stops as shown in Figure 13. The
travel path from the RACF to the bus stops comply with the requirements of clause 26(2).
The proposal satisfies the requirements of clause 26 of the Seniors SEPP with regards to location and
access to facilities.
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FIGURE 13 – BUS STOP ACCESSIBILITY FROM RACF

Source: V-Arc

FIGURE 14 – BUS SERVICE ROUTES

Subject Site

Source: Sydney Buses
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6.6.

GEOTECHNICAL

A Geotechnical Investigation has been undertaken by Geotechnique and is included at Appendix L. A
review of Geological Map of Sydney indicates that the subsurface profile in the eastern portion of the site
belongs to the Narrabeen Group comprising interbedded laminate, shale and sandstone with minor clays,
while the subsurface profile in the western portion of the site includes stream alluvium and/or estuarine
deposits. There are no known occurrences of acid sulphate soil materials within the soil profiles.
It is anticipated that the proposed development across the site will involve up to about 3 metres excavation to
accommodate the proposed basement. Therefore, materials to be excavated are anticipated to comprise
topsoil, fill and alluvial soils. No rock excavation is anticipated. Observation during borehole drilling indicated
that the depth to ground water level is likely to be in range of 4.3m to 7.9m from existing ground surface,
therefore the proposed works are unlikely to affect the ground water quality.

6.7.

TREE REMOVAL

An Arboricultural Impact Assessment has been undertaken and is included at Appendix F.
The proposed development will requires the removal of 11 protected tree species as they are located within
or adjacent to the site in a position where they cannot be retained due the proposed building footprint and
associated infrastructure where encroachment would have an adverse impact on their roots and viability and
stability. A further 18 exempt specimens within the site will be removed as well.
The development is sited in a located which allows the significant trees located within the riparian corridor to
be retained and the Landscape Concept Plan includes the replacement planting of a number of small,
medium and large evergreen and deciduous trees. Retained trees will be protected through the
implementation of tree protection measures.

6.8.

NOISE

An Acoustic Impact Assessment has been undertaken and is included at Appendix H.
The proposed development will not be a significant source of noise to surrounding development due to the
nature of the use. The anticipated sources of noise in the surrounding area are considered to be limited to
traffic noise associated with vehicles on the surrounding road network. The surrounding residential
development and the Warriewood Sewage Treatment Plant are not significant sources of noise.
The development has been designed to ensure a suitable level of amenity is maintained for residents’ rooms
and communal areas. Building materials, operable fenestration and landscaping will mitigate external
sources of noise. The Acoustic Report recommendation that 6mm glazing be included for windows will be
incorporated into the development.
The proposed development will comply with the relevant provisions of Australian Standards AS3671–1989
“Acoustics Road Traffic Noise Intrusion – Building Siting & Construction” and AS2107–2000 “Recommended
Design Sound Levels and Reverberation Times for Building Interiors”.

6.9.

FLOODING

A Water Management Report has been undertaken and is included at Appendix H. Narrabeen Creek is a
natural watercourse draining a catchment area of 345ha approximately upstream of study area. The creek
originates approximately 1.5km to the west and flows in a northerly direction to Narrabeen Lagoon.
The modelling results indicate that the proposed development and the proposed creek widening works will
not have any adverse impacts on the flooding in Narrabeen Creek. The narrow creek section has been
widened to convey the 50% AEP flows with side banks with maximum batters at 1V:3H. The 1% AEP flows
are contained within the 50m wide corridor which is capable of conveying the flows without having an impact
on downstream and upstream flood levels.
The mitigated post-development site conditions are modelled and the results are included in Appendix 4 of
the Water Management Report. Flood impact maps are produced for the 1% AEP plus climate change and
the PMF events to verify that the flood levels and the flood conveyance in the creek is generally unchanged
once the proposed works are completed with the exception of a small and localised rise in flood levels
confined to the creek corridor.
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The aged care facility is proposed at RL 6.10 AHD, which is 1.22m above the PMF floor level for the site.
Therefore, no evacuation plan is necessary for the RACF as the site will not be flood prone.

6.10. STORMWATER MANAGEMENT
A stormwater concept plan has been prepared and is included at Appendix K. The stormwater concept plan
has been designed for the RACF, as well as for a future residential development to the north of the RACF
site to provide efficiencies.
The proposed aged care facility is highly dependent on water usage and will have rainwater reuse system in
place to capture and reuse the roof runoff for internal and external usage. An 80KL rainwater tank is
proposed to collect runoff from the 1,500m2 roof area.
It is proposed that direct connection will be made to the kerb or to the in-ground drainage infrastructure in the
streets from the overflows of the rainwater tanks, which will eventually drain through the proposed on-site
detention basin and then through a bio-retention basin located to the east of the RACF.
The internal drainage has been designed to cater for the 20 year ARI storm event. All roof drainage will pass
through a first flush device prior to discharging into the rainwater tanks. All roof gutters draining into the
rainwater tanks will be fitted with leaf guards.
The bio-retention basin will have infiltration capabilities into the ground to increase the groundwater recharge
and reduce the volume of runoff into the creek.
Based on the assessment of the proposal, and associated MUSIC model, the proposal is considered to
appropriate manage stormwater.

6.11. ACCESS
Morris-Goding Accessibility Consulting has undertaken a review of the proposed architectural plans to
ensure that functional and compliant accessibility has been applied to the design. A report is provided at
Appendix G.
The report has assessed the proposed against the relevant requirements of the Australian Standards
AS1428 series, Building Code of Australia (BCA), DDA Access to Premises Standards (including DDA
Access Code), the SEPP (Housing for Seniors or People with a Disability) 2004 and the Commonwealth
Disability Discrimination Act (DDA).

6.12. SAFETY AND SURVEILLANCE
Situational crime prevention involves changing various aspects of the environment so that the efforts and
risks required to commit crime are increased, and offender’s perceived rewards are reduced. Crimes such
as vandalism, assault, break and enter, theft, trespassing, and motor vehicle theft tend to be more
responsive to situational crime prevention strategies. These are the types of crimes that most commonly
occur in public spaces.
In accordance with the Department’s guideline – Crime prevention and the assessment of development
applications – the following Crime Prevention through Environmental Design (CPTED) principles have been
considered in the design for the site.


Natural surveillance – maximising opportunities for passers-by or residents to observe what happens in
an area (the ‘safety in numbers’ concept). This is achieved in the proposed development through the
location of balconies and communal living areas orientated towards the public domain.



Access control – control of who enters an area so that unauthorised people are excluded, for instance,
via physical barriers such as fences and grills. The building will have secured access points to control
who enters the building, as well as providing appropriate containment of residents who may require
regular supervision for their personal safety.



Territorial reinforcement/ownership – people are more likely to protect territory they feel they own and
have a certain respect for the territory of others. This is achieved in the proposed development through
the installation of paving, signs, good maintenance and landscaping.
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Space management – ensures that space is appropriately utilised and cared for. Space management
strategies will be incorporated into the operation of the facility by monitoring activity coordination, site
cleanliness, rapid repair of vandalism and graffiti, the replacement of burned out lighting and the removal
or refurbishment of decayed physical elements.

The applicant recognises that security for the future residents and staff of the building is an important issue.
It is intended that security would be managed by the use of surveillance, lighting and access control.

6.13. WASTE MANAGEMENT
A waste management plan has been provided at Appendix M.
The waste collected from the RACF floors, kitchen and common areas will be delivered by the cleaners to
the main waste storage room located on the lower ground floor level. When scheduled to be picked up, the
bins will be moved to the kerbside on Lorikeet Grove for collection.
Based on the calculated waste generated by the operation of the RACF, the waste generated by the
development will be temporarily stored prior to collection by in accordance with the following:
Table 8 – Waste Generation Calculations

Source

Calculation

Waste Generated

Bins Required

General Waste
Beds/rooms

130 beds @ 40L/bed/week

5,200L/week

8x 660L bins/week

Dining rooms

(6x) 378m² @ 80L/100m²/day

2,117L/week

3x 660L bins/week

Kitchen

137m² @ 240L/100m²/day

2,302L/week

4x 660L bins/week

9,619L/week

15x 660L bins/week

Total
Recyclable/comingle waste
Beds/rooms

130 beds @ 20L/bed/week

2,600L/week

4x 660L bins/week

Dining rooms

(6x) 378m² @ 40L/100m²/day

1,059L/week

2x 660L bins/week

Kitchen

137m² @ 80L/100m²/day

768L/week

2x 660L bins/week

4,427L/week

8x 660L bins/week

Total
Contaminated/hazardous/ medical waste

Working in conjunction with management, a proportion of the general waste bins may be demarcated for
contaminated/medical/sharp waste (secure bins required).
Green waste
1x 660L bin
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7.

CONCLUSION

This SEE has been prepared to accompany a DA submitted to Council for a residential aged care facility
located at 23-27 Warriewood Road, Warriewood.
As demonstrated in this report and the specialist technical report and plans that accompany the DA, the
proposal is an appropriate use of the site and should be approved for the following reasons:


The proposal is consistent with the objects of the EP&A Act. The proposal encourages the economic and
orderly development of land.



The development complements the existing and planning urban structure and infrastructure network for
Warriewood Valley. The density and height of building proposed is reflective of recently approved
development within the vicinity of the site.



The minor numerical non-compliance with the height development standards is limited to a small portion
of the roof ridge and lift overrun, and a small length of the southern street wall. The height exceedance is
principally due to the topography of the site and the need for level flood plates, generally with long
corridors to maximise sightlines from nursing stations. The height exceedance will not cause any solar
access impacts to adjoining properties or impact the streetscape.



The development will contribute towards meeting demand for aged care facilities in the area, allowing
seniors in Pittwater LGA to remain within their community. This in turn provides many social advantages
for these prospective residents.



The proposal has been design to provide a high quality residential aesthetic for residents experiencing
their end of life stage. This is provided through the quality of design and level of internal amenity to both
the resident rooms and communal spaces.



The proposed facility has been designed to take advantage of the 50 metre biodiversity buffer for
Narrabeen Creek to the west. The natural features of the site, including the significant trees and
Narrabeen Creek, have been retained and enhanced through the holistic treatment of the landscape,
stormwater and heritage features of both the site and the proposed development.



The proposal will provide for an increased range of seniors housing opportunities in the surrounding
area. The proposal has been purpose designed and will provide a high quality of residential amenity and
modern standard of care.
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DISCLAIMER
This report is dated 22 July 2016 and incorporates
information and events up to that date only and
excludes any information arising, or event occurring,
after that date which may affect the validity of Urbis
Pty Ltd’s (Urbis) opinion in this report. Urbis
prepared this report on the instructions, and for the
benefit only, of Knowles Group (Instructing Party)
for the purpose of Statement of Environmental
Effects (Purpose) and not for any other purpose or
use. To the extent permitted by applicable law, Urbis
expressly disclaims all liability, whether direct or
indirect, to the Instructing Party which relies or
purports to rely on this report for any purpose other
than the Purpose, and to any other person which
relies or purports to rely on this report for any
purpose whatsoever (including the Purpose).
In preparing this report, Urbis was required to make
judgements which may be affected by unforeseen
future events, the likelihood and effects of which are
not capable of precise assessment.
All
surveys,
forecasts,
projections
and
recommendations contained in or associated with
this report are made in good faith and on the basis of
information supplied to Urbis at the date of this
report, and upon which Urbis relied. Achievement of
the projections and budgets set out in this report will
depend, among other things, on the actions of others
over which Urbis has no control.
In preparing this report, Urbis may rely on or refer to
documents in a language other than English, which
Urbis may arrange to be translated. Urbis is not
responsible for the accuracy or completeness of
such translations and disclaims any liability for any
statement or opinion made in this report being
inaccurate or incomplete arising from such
translations.
Whilst Urbis has made all reasonable inquiries it
believes necessary in preparing this report, it is not
responsible for determining the completeness or
accuracy of information provided to it. Urbis
(including its officers and personnel) is not liable for
any errors or omissions, including in information
provided by the Instructing Party or another person
or upon which Urbis relies, provided that such errors
or omissions are not made by Urbis recklessly or in
bad faith.
This report has been prepared with due care and
diligence by Urbis and the statements and opinions
given by Urbis in this report are given in good faith
and in the reasonable belief that they are correct and
not misleading, subject to the limitations above.
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