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Statement of Environmental Effects - 41 Warriewood Rd, Warriewood

STATEMENT OF ENVIRONMENTAL EFFECTS
Assessment pursuant to Section 79C Environmental Planning & Assessment Act 1979

Proposed subdivision of Lot 32 DP 5464 - 41 Warriewood Rd, Warriewood
Integrated Development Application with Office of Water and Rural Fire Service

1. Executive Summary
Craig & Rhodes Pty Ltd has been engaged to prepare a Statement of Environmental Effects
for a proposed subdivision creating 32 Torrens lots including four Community Lots, together
with new roads and a drainage basin. The land is identified as Lot 32 Section C in DP 5464,
with the address of 41 Warriewood Rd, Warriewood.
The application proposes one (1) new road and the extension of Lorikeet Grove, facilitating
connections between Warriewood Road, Lorikeet Grove and the site. The proposal also
includes construction of a stormwater basin within the residue lot, and clearing and grading
the site to facilitate the development of the land as a residential subdivision.
In its strategic context the land is zoned R3 Medium Density Residential under Pittwater Local
Environmental Plan 2014. The proposed subdivision is permissible with consent and facilitates
the future development of the site in accordance with the Warriewood Valley Strategic Review
Report which sets a target yield range of 27 – 41 dwellings. The site is also identified as
Bushfire Prone Land and bound by a prescribed stream, therefore the proposal is submitted
as Integrated Development pursuant to S.91 of the Environmental Planning & Assessment Act
1979 requiring concurrence from Rural Fire Service and Office of Water.
The report is submitted in accordance with Schedule 1 of the Environmental Planning and
Assessment Regulation 2000, and is supported by separate assessments for Flood Impact
Bushfire Risk, Vegetation Management, Arboriculture, and Traffic.
It finds that the proposal is generally consistent with the relevant planning controls and
objectives. It also outlines precautionary steps to protect the environment and to mitigate
against any potential harm. Based on this assessment the proposal is considered to satisfy
the provisions of S.79C of the EP&A Act, 1979 whereby it may be supported for approval.

Location Map – Near Maps
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2. Existing Environment
2.1

Site Details

Land Description

Owner

Lot 32 Section C DP 5464

Jelena Mrkic

Source: SIX Maps 2016

2.2

Zoning

Pittwater Local Environmental Plan 2014: R3 – Medium Density Residential under

Extract from Pittwater LEP Land Zoning Map 012
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2.3

Site Description

The subject land is in the Warriewood Valley Release Area, located on Sydney’s Northern
Beaches Peninsula. The site comprises one lot with an area of 2.576 hectares in size. Access
to the site is via Warriewood Road to the North, with a total frontage of 80.465m. The southern
boundary of the site is bound by Narrabeen Creek.

Extract from Near Map 2016

Panorama of site from Warriewood Road
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2.4

Land Use

The current use is rural residential with a single dwelling of brick and tile construction, and
several detached sheds located within the upper half of the site towards Warriewood Road.
The lower half of the site is dormant, characterised by a stand of densely vegetated swamp
forest that is heavily affected by weeds. The majority of the site was previously used as market
gardens, which have been replaced by cleared paddocks for low intensive livestock grazing.
2.5

Surrounding development

Surrounding development is a mix of rural-residential and residential development land that
has been zoned for residential development in accordance with the Pittwater LEP. On the
northern opposite side of Warriewood Road is established residential housing including two
dwellings used as family day care centres. The southern neighbouring site is currently under
works as an approved residential subdivision. To the north are a row of rural-residential lots.
2.6

Flora and Fauna

The lower part of the site is mapped Terrestrial Biodiversity on the Pittwater LEP Biodiversity
Map. To address this, Eco Logical Australia Pty Ltd (ELA) was engaged to undertake a Flora
and Fauna Assessment of the site and proposed subdivision pursuant to the provisions of the
Threatened Species Conservation Act 1995. The assessment advises that:

2.7



the north-east portion of the study area has been cleared and contains canopy trees
bordering the study area and contains a highly disturbed ground layer.



Low quality Coastal Flats Swamp Mahogany Forest (CFSMF) (OEH 2013) has been
mapped across the southern portion of the study area.



A significant impact is not likely to occur as a result of the proposed subdivision,
therefore a Species Impact Statement is not deemed necessary. Mitigation measures
are provided to reduce impacts to threatened species.
Topography and Soils

The topographic survey of the site shows the site rises gently from the its south-western rear
boundary to its north-eastern frontage to Warriewood Road, with an approximate gradient of
3.8%, with the dwelling located towards the Warriewood Road frontage. Refer to Craig &
Rhodes Detail Survey for further site details.

Extract of Craig & Rhodes Detail Survey of the Site, Reference 063-16G T01 [00]
October 2016 | 063-16
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The Detailed Geotechnical Assessment and Preliminary Acid Sulphate Soil Assessment of
the site both dated August 2016 and both by Geotechnique advises that:
 The site has potential for contamination due to past market garden activities on site,
the presence of site features and potential fill within the site;
 The site is suitable for residential development, subject to implementation of a suitable
detailed contamination assessment, plus remediation and validation as may be
required;
 Existing site fill material contains no actual or potential acid sulphate soils;
 Natural soil samples ranging in depth from 0.4m – 2.5m contained no actual or
potential acid sulphate soils, notwithstanding are considered acidic soils;
 To minimise risk of acidity generation, soils to be excavated / disturbed should be
treated with lime (Calcium Carbonate) prior to scraping, transport and placement.
2.8

Noise Environment

The site is located within an existing residential area undergoing expansion through residential
subdivision. Observations on site indicate it is not impacted by any significant sources of noise
such as heavy traffic. As such, the noise levels of the area are generally in keeping with a
residential environment.
2.9

Flooding and Storm Water

The site has a gentle fall from Warriewood Road to its rear boundary abutting Narrabeen
Creek, whereby runoff flows unabaited over the upper front portion of the site to the lower rear
portion of the site.
The lower part of the site is affected by the 100 year ARI flood level. The lower rear portion is
partially inundated, noting its swampland characteristics, with runoff slowly discharging to
Narrabeen Creek. The Flood Assessment by BMT WBM maps both pre and post development
flood levels over the site and identifies that the proposed subdivision footprint is above the
Probable Maximum Flood level.
2.10

Visual Amenity

The site is characterised by partly cleared gently undulating land, with the lower rear swamp
forest portion of the site contributing to the landscape character of the Narrabeen Creek
riparian zone. In context of the locality, local housing is characterised by detached 1 to 2
storey dwellings with landscaped gardens. Development neighbouring to the north looks over
the site to the riparian corridor.
2.11

Aboriginal Heritage

A search of the Office of the Environment and Heritage AHIMS Web Services (Aboriginal
Heritage Information Management System) has shown that:
0 Aboriginal sites are recorded in or near the above location
0 Aboriginal places have been declared in or near the above location

October 2016 | 063-16
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2.12

Non-Indigenous Heritage

The site is not located within the vicinity of a local Non-Indigenous Heritage item as mapped
in the Pittwater LEP.
2.13

Bushfire

The site has been identified as being located within a bushfire prone area, as mapped in the
Pittwater 2013 Bush Fire Prone Land Map. Based upon this the proposed subdivision is
Integrated Development pursuant to S.91 of the EP&A Act whereby Council requires
concurrence from the NSW Rural Fire Service in the form of a Bushfire Safety Authority
pursuant to S.100B of the Rural Fires Act 1997.
The Bushfire Risk Assessment report by Ecological Australia is submitted as part of the
Development Application. This finds that the land is capable of accommodating residential
subdivision, with future dwellings able to be located outside the Asset Protection Zone as
defined in the assessment.

Pittwater 2013 Bushfire Prone Land Map

October 2016 | 063-16
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3. Development Proposal
3.1

Summary of proposed subdivision and development




3.2

32 Torrens Title lots ranging from 270m² to 6,677m²
Community Title re-subdivision of Lot 232 into 4 Community lots
One (1) new road and the extension of Lorikeet Grove
Proposed works











Demolition of existing dwelling and outbuildings;
Construction of roads, kerb & gutter & paths;
Construction / installation of essential services;
Excavation cut / fill;
Stormwater network and drainage facilities;
WSUD (Water Sensitive Urban Design) stormwater basin within Community Lot 1;
Clearing of 363.6m2 of vegetation (partly within the riparian buffer) to accommodate
the proposed basin and subdivision;
compensatory revegetation over 364.7m2 adjoining the riparian buffer

Management of the WSUD basin in Community Lot 1 will be the responsibility of Community
Lots 2 – 4.
Due to the topography of the site, site filling and regrading is proposed in the location shown
on Craig & Rhodes Concept Engineering Plans. Details of the subdivision and landscaping
are shown in Civil Plans for road construction and drainage.

4. Statutory Considerations of the Development
4.1

Background

The following assessment of the proposed development is undertaken in accordance with the
heads of consideration in Section 79C of the Environmental Planning & Assessment Act 1979
(“the Act”) that states:
Section 79C Evaluation – Matters for consideration – general
In determining a development application, a consent authority is to take into consideration
such of the following matters as are of relevance to the development the subject of the
development application:
a)

b)
c)
d)
e)

the provisions of:

i)
ii)

any environmental planning instrument, and

iii)
iv)

any development control plan, and

any draft environmental planning instrument that is or has been placed on public exhibition
and details of which have been notified to the consent authority, and

the regulations (to the extent that they prescribe matters for the purposes of this paragraph),
that apply to the land to which the development application relates,
the likely impacts of that development, including environmental impacts on both the natural and built
environments, and social and economic impacts in the locality,
the suitability of the site for the development,
any submissions made in accordance with this Act or the regulations,
the public interest.

October 2016 | 063-16
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Both statutory and non-statutory plans including all relevant Environmental Planning
Instruments (EPIs) have been addressed in relation to the proposed development. Applicable
statutory controls considered during the preparation of the application are set out below:
 Any relevant State Environmental Planning Policies, including SEPP 55 – Remediation
of Land;
 Pittwater Local Environmental Plan (LEP) 2014;
 Pittwater 21 Development Control Plan (DCP) 2014
 Warriewood Valley Strategic Review Report
The land is zoned R3 Medium Density Residential under Pittwater LEP 2014, with the LEP
confirming that subdivision is permissible with development consent.
4.2

SEPP No.55 – Remediation of Land

Clause 7 of SEPP No.55 requires contamination and remediation to be considered when
determining a Development Application. The Detailed Geotechnical Assessment dated August
2016 by Geotest Services advises that:
 The site has potential for contamination due to past market garden activities on site,
the presence of site features and potential fill within the site;
 The site is suitable for residential development, subject to implementation of a suitable
detailed contamination assessment, plus remediation and validation as may be
required.
Subject to remediation being carried out in accordance with the recommendations of the
Geotechnical Assessment, the proposed subdivision may proceed in a manner that delivers
land suitable for future residential housing and occupancy.
4.3

Pittwater Local Environmental Plan 2014

4.3.1





Objectives of R3 – Medium Density Residential Zone
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 uses.

Comment – The proposed subdivision will accommodate the development of future housing,
with a range in lot areas and widths serving to provide for a range of house sizes.
4.3.2

Warriewood Valley Release Area

Objectives - Clause 6.1(1) Warriewood Valley Release Area of the LEP requires
consideration of the following matters:
(a) Permit development in accordance with the Warriewood Valley Strategic Review Report
(b) Ensure development does not adversely impact on waterways and creek line corridors,
protects existing native riparian vegetation and rehabilitate creek line corridors
(c) Facilitate mitigation of odours from Warriewood Sewage Treatment Plant on occupants
within a buffer area
October 2016 | 063-16
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Comment – The Warriewood Valley Strategic Review Report identifies the site by mapping
as “1i” with a density target of 32 dwellings/ha. Based on site having a developable area
(above the probable maximum flood level) of approximately 1ha, the proposed subdivision is
consistent with this density target. It is noted that an existing east-west sewer easement
through the site acts as a constraint to achieving a higher lot yield, on which basis the proposed
yield of 32 lots (including four Community lots) is deemed as the optimal yield for future
housing development.
Dwelling target - Clause 6.1(3) of the LEP applies dwelling targets whereby the site identified
as Buffer area “1i” has a target range of not more than 39 dwellings and not less than 27
dwellings.
Comment - In response to the dwelling target range, the proposed subdivision of 32 Torrens
lots including four Community lots fits within this target.
Biodiversity matters - Clause 6.1(4) of the LEP requires the proposal to demonstrate that no
significant adverse impacts will result to:
(a) Opportunities for rehabilitation of the creek line and riparian corridor;
(b) Water quality and flows within the creek corridor;
(c) Stability of the creek bed and its shores / banks.
Comment – The proposed subdivision is complemented by a stormwater bio-retention basin
which will treat stormwater runoff from the subdivision prior to discharge into Narrabeen Creek.
The basin will serve to enhance water quality in the creek as well as regulate the rate of
discharge so as to minimise impacts on peak flow rates and level. Management of the basin
will be the shared responsibility of the Community Lot owners 1 – 4.
The proposed subdivision works and future development are also well setback from the
creekline so that the creek bed and its banks will not be affected, while existing vegetation
within the riparian corridor will be mostly retained. Trees required for removal are supported
by the Arboriculture and Flora & Fauna Assessments by Ecological.
4.3.3

Clause 7.1 – Acid sulphate soils

In accordance with the provisions of Cl.7.1(3) the proposed cut and fill works to facilitate the
subdivision requires development consent, with consideration required of acid sulphate soils.
Comment – The Geotechnical Assessment makes recommendations for carrying out cut and
fill on the site including application of lime (calcium carbonate) to neutralise potential acidity.
4.3.4

Clause 7.2 – Earthworks

In accordance with Cl.7.2(3) consideration is required of earthworks on:
(a) drainage patterns and soil stability in the locality;
(b) likely future use / redevelopment of the land;
(c)
quality of soil for fill or to be excavated;
(d) amenity of neighbouring property;
(e) the source of fill and destination of excavated material;
(f)
likelihood of disturbing relics;
(g) proximity to waterways and environmentally sensitive areas;
(h) measures to minimise impacts of the development;
(i)
proximity to any identified heritage items.
October 2016 | 063-16
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Comment – The proposal includes a stormwater bio-retention designed to minimise impacts
on Narrabeen Creek and its riparian zone, which the basin will discharge into. Earthworks are
required on the site to achieve an orderly well engineered subdivision in support of future
housing, with a consistent fall to effectively manage stormwater.
Cut and fill is limited to be compatible with the southern neighbouring residential subdivision
as approved, and provide unconstrained access/egress with Warriewood Road. In terms of
potential heritage impacts, the AHIMS search identifies no items recorded or registered in the
locality, noting the disturbed form of the site from its former market gardens and grazing use.
4.3.5

Clause 7.3 Flood planning

Clause 7.3 of the LEP requires consideration of impacts caused by development at or below
the flood planning level. Matters for details consideration are set out in the Development
Control Plan which are summarised as follows:


No adverse flood impact on surrounding properties or on flooding processes for any
event up to the Probable Maximum Flood (PMF) event;



No net decrease in the floodplain volume of a floodway or flood storage area within
the property for any flood event up to the 1% AEP event; and



The development cannot create any additional flood prone lots (i.e. all lots need to be
above the flood planning event + 0.5m freeboard allowance). The flood planning
event to be considered is the 1% AEP event + 2100 sea level rise (0.9m) + 30%
increase in rainfall intensity event.

Comment – The proposed subdivision does not propose any significant earthworks within the
area mapped as flood prone, over the lower part of the site. The location of the proposed bioretention basin within the 100 year flood planning level is unlikely to adversely affect flood
behaviour noting it will regulate stormwater discharge rates into Narrabeen Creek, and has its
bund height elevated above the flood level to prevent inundation.
With regards to the lots proposed on the southern lower side of the Lorikeet Drive extension,
the Flood Assessment finds that:


There are minimal off-site flood impacts at the 1% AEP event and negligible impact on
surrounding properties at the 1% AEP+CC and PMF events;



No additional flood prone lots are created within the proposed subdivision with the
exception of three lots along the northern fringe of the floodplain that each have
developable land located well above the FPL for the site; and



The vast majority of the lots and all of the likely building locations are flood-free at the
PMF event.

Based on the findings of the Flood Assessment then, the proposed subdivision is supported
from a flood planning perspective.

October 2016 | 063-16
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4.3.6

Clause 7.6 Biodiversity

Clause 7.6(3) of the LEP applies to the lower portion of the site mapped as Terrestrial
Biodiversity, and requires consideration of any significant impact on the ecological significance
of the land, with appropriate mitigation measures to be identified.
Comment – The proposed subdivision does not require any significant clearing of the lower
rear vegetated area identified as containing a threatened tree species (coastal swamp
mahogany forest). The Flora and Fauna Assessment and Arboriculture Assessment by
Ecological Australia advises that this is of relatively low quality, on which basis the proposal is
assessed as not having a significant impact. Within the Biodiversity area the Arborculture
Assessment makes recommendations that a total of 35 trees/groups of trees were identified
as suitable for retention. Under the proposal, these subject trees can be successfully retained.

4.3.7

Clause 7.10 Essential services

Clause 7.10 requires demonstration that the subject land and proposed subdivision are
serviced by reticulated water and sewage, electricity, stormwater drainage and vehicular
access.
Comment – The site is located on the edge of an established residential area that benefits
from all essential services.
With regards to Council services, stormwater drainage from the subdivision is proposed via a
bio-retention basin discharging to Narrabeen Creek at the rear, whilst vehicular access is
proposed with construction of a new access road from Warriewood Road.
For water and sewer, a separate application shall be made to Sydney Water for connection
arrangements to service the site. Similarly for electricity, a separate application shall be made
to Essential Energy (or other local service provider) to service the proposed subdivision,
connecting with the existing power mains.
4.4

Pittwater 21 Development Control Plan 2014

Part C6.8 Residential Development Subdivision Principles


Sectors, buffer areas and development sites with an effective lot width less than 60
metres should ideally pursue opportunities for site amalgamation to facilitate orderly
planning and development outcomes and the efficient use of land.

Comment – N/A


The subdivision layout including the lot size must respond to the physical characteristics
particular to each sector, such as slope and existing significant vegetation, and site
constraints including bushfire risk.

Comment – The proposed design limits cut and fill to obtain a fall consistent with the
existing. Vegetation at the rear will be mostly retained, with associated bushfire risk
contained outside the boundaries of the proposed residential lots.

October 2016 | 063-16
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The subdivision layout is to incorporate adequate pedestrian, cycle and vehicle links to
the road network, public transport nodes, pedestrian/cyclist network and public open
space areas.

Comment – The proposal incorporates footpaths along the road reserve plus a shared
pedestrian / cycleway adjacent to the rear boundary. The proposed access road will link
Warriewood Road to the extension of Lorikeet Grove, providing legible access through the
site.


Roads should adjoin creekline corridors and open space areas to facilitate surveillance,
provide access to and prevent isolation and degradation of these spaces.

Comment – The proposed extension of Lorikeet Grove is consistent with this principle, and
the road alignment shown in the Indicative Layout Plan for the locality.


Where it is not possible to locate a road along creekline corridors and open space
areas, Residential Flat Buildings or Multi Dwelling Housing products designed to
facilitate casual surveillance should adjoin these areas.

Comment – N/A


A single access point to each sector, buffer area or development site serviced by a
roundabout, if necessary, or other onstreet traffic management facilities is to be
provided, with vehicular access to individual lots within the subdivision being from
internal roads within that subdivision.

Comment – Proposed Road No.1 provides the single point of access to the site via
Warriewood Road. Apart from the four proposed lots fronting Warriewood Road, all lots will
be accessed by internal roads.


The number of driveway entrances from any sector, buffer area or development site
onto major roads in Warriewood Valley including Garden Street, Macpherson Street,
Forest Road, Orchard Street and Warriewood Valley including Garden Street,
Macpherson Street, Forest Road, Orchard Street and Warriewood Road is to be
minimised. Opportunities for shared driveways maximise the on-street parking provision
and create a more attractive streetscape.

Comment – N/A


Lots must have the appropriate area, dimensions and shape to accommodate the
housing product proposed as well as canopy trees and other vegetation, an private
outdoor open space, rainwater tanks, vehicular access and onsite parking.

Comment – Each lot is compliant in area and generally have a rectangular form to
accommodate future dwellings, with access, landscaping and private open space. Lots
affected by the sewer easement are suitably configured to accommodate a future dwelling.


Lots are to be orientated to optimise solar access for dwellings and areas of private
open space. Wides or deepest lots are to be oriented with north to the front, with the
narrowest orientated with north to the rear.

Comment – Longer narrower lots are positioned on the northern side of Road No.1 for
optimal solar access to private open space. Future housing on each lot will all have an
offset northern aspect providing solar access to living areas.
October 2016 | 063-16
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Larger lots should be located on corners.

Comment – The smallest lot size is 270m2 with corner lots having a larger area of at least
303m2.
Use of battleaxe shaped lots should be minimised.
Comment – No battleaxe lots are proposed.


A ‘break’ is to be provided between every three (3) attached/abutting dwelling of the
same lot width.

Comment – N/A, subdivision creating vacant lots only is proposed.


Continuous runs of garages fronting laneways are to be avoided (i.e. break up through
pairing, setback variation etc.)

Comment – N/A, subdivision creating vacant lots only is proposed.


Street network
The design of the internal street network should:
o establish a traditional grid street network pattern to facilitate walking and cycling and
enable direct local vehicle trips;
o encourage a low speed traffic environment;
o optimise solar access opportunities for dwellings;
o respond to the natural site topography to minimise cut and fill;
o seek to retain significant trees or areas of bushland; and
o provide frontage to and maximise surveillance of open space areas and riparian
corridors.

Comment – The subdivision design adopts a traditional grid form allowing clear unconstrained
access from front to rear. Road No.1 is relatively short at approximately 130m which supports
low speed traffic. Cut and fill is limited in order to achieve a constant grade from front to rear,
following the natural fall. The rear swamp forest portion will be substantially retained with lots
fronting Lorikeet Grove oriented for surveillance of this.
Lot Diversity Requirements
A range of residential lot types (varying in area, frontage, depth and access) should be
provided to ensure a mix of housing types and dwelling sizes.
Comment – The proposal provides a range of lot sizes with varying widths to accommodate
a range of future housing in terms of design and size,. By virtue of this the proposed
subdivision should ensure the future development of a mix of housing types and sizes, with a
varied streetscape.

Indicative Layout Plan (ILP)
The site is affected by the following ILP, which provides an ‘Indicative Lorikeet Grove
alignment’. Being an indicative plan, this suggests that flexibility to the road alignment may
be accepted where justified. Refer to ILP extract below.
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Arrows point to ILP road alignment (light blue) and proposed Road No.1 alignment (dark blue)

In the case of the proposal, the alignment of Road No.1 as a departure to the ILP is justified
on the following grounds:
Extent of variation – The ILP locates the access road on the north-western side boundary with
the northern neighbouring lot, whereas the proposal shifts this to the middle of the subject lot.
This shift represents a minor variation in the overall ILP, remaining approximately mid-point
between the Brands Lane intersection with Warriewood Road to the north-west, and the ILP
extension of Hill Street at its intersection with Warriewood Road.
Sight distance – The proposed Road No.1 adjoins the existing driveway alignment into the
subject site. The Austroads Guide to Road Design Part 4a – Signalised and Signalised
Intersection (2009) specifies a Safe Intersection Sight Distance (SISD). As advised by the
Traffic Assessment report by TTM, around 75 metres sight distance is currently available for
west bound vehicles approaching the ‘Access Street’ from Warriewood Road. This is more
than the 67 metre sight distance above and is considered to be acceptable.
Services – An existing open stormwater channel aligns along the north-western side boundary,
which would require relocating and reconstructing to facilitate the ILP road. The proposal in
comparison will enable this to be retained.
Neighbouring lot yield – The ILP indicates that the indicative road alignment on the boundary
between the subject site and neighbouring land will result in half the road within the
neighbouring land. As a result the half road will impact on potential lot yield and lot areas for
future subdivision of the neighbouring site “1g”. Therefore by locating proposed Road No.1
entirely within the site this benefits site “1g” to optimise its potential lot yield and/or lot areas.
Connectivity - Road No.1 like the ILP road provides through access between Lorikeet Grove
and Warriewood Road for vehicles, pedestrians and cyclists.
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Part C6.9 Residential Land Subdivision Approval Requirements
Pathway 1: DA for subdivision applies to subdivision creating vacant lots with the following
controls:
DCP Control
Minimum lot size:
Minimum frontage:

225m2
9m

Proposal (minimum)
270m2
9m

Complies?
Yes
Yes

Part C6.10 Additional Specifications for development of Buffer Area 1a to 1m
DCP Control

Proposal

Extent Lorikeet Drive

Extension designed

Yes

Max 2 new connecting roads

1 new road from Warriewood Rd

Yes

Minimise driveways to
Warriewood Rd

4 lots front Warriewood Rd, being
consistent with existing pattern

Yes

Pedestrian & cycles paths

consistent with Indicative Layout Plan

Yes

October 2016 | 063-16
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5. The Likely Impacts of the Development
5.1

Context, Setting & Amenity

The site is located in the Warriewood Valley Release Area. The site is located on the edge of
an area of development transitioning from rural residential to residential, in accordance with
the Warriewood Valley Planning Framework 2010. The current pattern of development in the
locality comprises of detached single story dwellings.
The proposed subdivision and associated works are considered compatible in form and
density in context of its future surrounds, and will fit into its built setting without dominating the
streetscape.
The volume of traffic generate by the proposal is not considered to have a significant adverse
impact on residential amenity, local roads and road safety.
5.2

Access, Parking & Traffic

One new road and the extension of Lorikeet Grove is proposed as a part of this development.
All local streets within the proposed development are 16m wide local streets to facilitate a
7.5m wide pavement plus 4.25m reserve, in accordance with the Warriewood Valley Roads
Masterplan May 2016.
Adequate street parking will be available to each lot at the kerb alignment as per usual
residential practice.
The road network is consistent with the intention of the Indicative Layout Plan (ILP), whereby
the proposed roads will improve vehicle and pedestrian connectivity through the precinct. The
roads are capable of accepting the additional vehicle movements generated by the
development and the subdivision.
5.3

Site Drainage & Stormwater Management

All drainage generated by the development will be piped by road or inter-allotment drainage
in accordance with Council’s engineering specifications. The stormwater system will be
designed to cater for all storm events up to the 1:100 year ARI event as required, with a weir
raised above the flood level to prevent flood inundation of the basin.
5.4

Contamination & Salinity

Geotechnique were commissioned to undertake a Contamination and Salinity Assessment of
the site.
The report made recommendations into the treatment of contamination on the site and subject
to the recommendations of the report being implemented, there is no constraint on the site
due to contamination and therefore the site is suitable for residential development.
5.5

Aboriginal Heritage

Disturbance of the site through its long term occupancy as market gardens and grazing land
makes it unlikely to impact on any Aboriginal objects. Further to this the AHIMS search
advises of no archaeological material being recorded on the site. Based on this the proposed
subdivision works may proceed with caution.
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If unforeseen Aboriginal objects are uncovered during construction, work should cease, and
an archaeologist, OEH, and Deerubbin Local Aboriginal Land Council (DLALC) should be
informed. If human remains are found, work should cease, the site should be secured and the
NSW Police and OEH should be notified. It is an offence under the NPW Act 1974 (as
amended 2011) to disturb or destroy an Aboriginal object without an Aboriginal Heritage
Impact Permit (AHIP).
5.6

Flora & Fauna

The lower part of the site is identified as Terrestrial Biodiversity by the LEP. The Flora and
Fauna Assessment prepared by Ecological advises that:

5.7



the north-east portion of the study area has been cleared and contains canopy trees
bordering the study area and contains a highly disturbed ground layer.



Low quality Coastal Flats Swamp Mahogany Forest (CFSMF) (OEH 2013) has been
mapped across the southern portion of the study area.



A significant impact is not likely to occur as a result of the proposed subdivision, and
as such, a Species Impact Statement or Referral to the Commonwealth are not
recommended.



Mitigation measures are provided to reduce impacts to threatened species, with buffer
area for removal compensated with buffer replacement planting.



Replanting and maintenance are to be guided by a Vegetation Management Plan, to
be prepared prior to commencement of works.
Topography

Cut and fill will be limited to provide a gentle even slope from Warriewood Road to the
proposed extension of Lorikeet Grove. The finished landform will be consistent with the
neighbouring subdivision to the south, enabling future housing development in an orderly
manner. Refer to Craig & Rhodes Bulk Earthworks Plan.
5.8

Landscape & Scenic Quality

The proposed subdivision will facilitate future development of the site for residential purposes,
which will not adversely impact upon the landscape or scenic quality of the locality, noting it
nestles into Warriewood Valley. The developable portion of the site is predominantly cleared,
with the proposed subdivision adopting a pattern generally consistent with Council’s Indicative
Layout Plan. The rear bushland corridor will be substantially retained as a backdrop to future
housing on the site.
5.9

Soil & Water Management

Soil and water management plans have been prepared for the road and drainage works. The
proposed stormwater basin will control both flow rate and discharge quality as part of the
Narrabeen Creek catchment.
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5.10

Social and Economic Impact

The social and economic impacts of the proposed development relate to the future occupation
and development of residential land. In this regard the proposal is part of a strategic land
release area under the Warriewood Valley Strategy, being associated with provision of
community infrastructure. The site is also in close proximity to the growing Mona Vale
business district where local employment opportunities may grow.
Employment is addressed during dwelling construction and the proposal will continue to
contribute to the growth of housing which is in demand in the Northern Beaches.

6. Suitability of the Site for the Development
The suitability of the site for the proposed development has been addressed in the above
sections of this report. There are no prohibitive constraints posed by adjacent development
or from within the site; there are adequate transport facilities in the area; utilities and services
are available and adequate for the site.
There are no hazardous land uses or activities nearby, and noise levels from future residential
occupancy will have minimal effect on the surrounds. Access arrangements will be onto
existing roads and the new lots and their development are likely to complement the locality.

7. Any Relevant Submissions
No issues are known to have been raised by the community.

8. The Public Interest
The proposal is considered to be compatible with the character of the locality and represents
an appropriate form and density of housing given its residential zoning and proximity to the
existing infrastructure and services. No adverse impacts are considered to result to its
surrounds. This is reflected in the proposal being consistent with the controls and objectives
of the Pittwater LEP and DCP, on which basis it is considered within the public interest.

9. Conclusion
It is recommended that the proposed subdivision for 32 Torrens lots including four Community
lots, drainage basin, roads and associated works for Lot 32, DP 5464 // 41 Warriewood Road,
Warriewood be supported on the following grounds:
a)

The proposal is considered acceptable in terms of Section 79C of the
Environmental Planning and Assessment Act 1979;
The proposal is permissible under and consistent with the relevant provisions of
the Pittwater LEP & DCP;

b)

The proposal is not considered to result in any significant adverse impacts in the
locality; and

c)

The proposed development provides new housing opportunities where such
development is suited, whilst complimenting the existing settlement pattern, and
enhancing the local economy.

If this submission raises any further enquiries please do not hesitate to contact our office.
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